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

ITEM: 21.1
(ID # 15282)

MEETING DATE:
Tuesday, August 17, 2021

FROM: TLMA-PLANNING:

SUBJECT: TRANSPORTATION AND LAND MANAGEMENT AGENCY/PLANNING: Public
Hearing on Conditional Use Permit No. 190034, Ordinance No. 664.83, and Development
Agreement No. 1900022 - CEQA EXEMPT - Applicant: EEL - Riverside County, LLC - Fourth
Supervisorial District - Thousand Palms Zoning District - Western Coachella Valley Area Plan:
Community Development: Light Industrial (CD:LI) (0.25 - 0.60 FAR) - Location: North of Adelaid
St, East of Front St, and South of Northshore St - 0.64 Acres - Zoning: Industrial Park (I-P) -
REQUEST: Conditional Use Permit No. 190034 is a proposal to redevelop a portion of an existing
7,734 square foot building to be used as a cannabis retail storefront with office space for the
cannabis business which will occupy 1,792 square feet of the entire building. Development
Agreement No. 1900022 & Ordinance No. 664.83 has a term of 10 years and grants the applicant
vesting rights to develop the Project in accordance with the terms of Development Agreement No.
1900022 and Conditional Use Permit No. 190034 and will provide community benefits to the
Thousand Palms Area. - APN: 650-360-021. District 4. [Applicant Funds 100%]

RECOMMENDEDMOTION: That the Board of Supervisors:
1. FIND that the project is 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) based on the findings and conclusions in the staff report;

ACTION:Policy

021

MINUTES OF THE BOARD OF SUPERVISORS

On motion of Supervisor Perez, seconded by Supervisor Hewitt and duly carried by
unanimous vote, IT WAS ORDERED that the above matter is approved as recommended
and that Ordinance 664.83 is approved as introduced with waiver of the reading.

Ayes:
Nays:
Absent:
Date:
xc:

Jeffries, Spiegel, Washington, Perez and Hewitt
None
None
August 17, 2021
Planning, COB

Kecia Harper-Ihem

~I~rk~
~ eputy
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

RECOMMENDED MOTION: That the Board of Supervisors:

2. APPROVE Conditional Use Permit No. 190034, subject to the attached Advisory Notification
Document, Conditions of Approval, based upon the findings and conclusions provided in
the staff report; and subject to adoption of Ordinance No. 664.83; and

3. INTRODUCE, READ TITLE, WAIVE FURTHER READING OF, and ADOPT on successive
weeks ORDINANCE NO. 664.83 an Ordinance of the County of Riverside approving
Development Agreement No. 1900022, based upon the findings in the staff report.

COST

NET COUNTY COST

Budget Adjustment: N/ASOURCE OF FUNDS: 100%ApplicantFunded
For Fiscal Year: N/A

C.E.O. RECOMMENDATION: Approve

BACKGROUND:
Summary

On October 23, 2018, 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, microbusinesses, 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. 190034 and
Development Agreement No. 1900022were submitted on October 15, 2019.
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Project Details

Conditional Use Permit No. 190034 is a proposal for renovation of an existing 7,734 square foot
building as a Cannabis Storefront Retailer in the Thousand Palms area. The proposal for a retail
cannabis business with office space related to cannabis business and shall only occupy 1,792
square feet of the entire building, the remaining portion of the building is not a part of the project
and shall have a separate tenant. The existing building will be redeveloped and shall include
interior tenant improvements to the building and the addition of signage to the exterior of the
building.

The proposed Cannabis Retail Store would operate between the hours of 6 AM to 11 PM but
would only be open to the public between the hours of 11 AM to 10 PM daily in compliance with
the County of Riverside Ordinance No. 348 Section 19.505.K. In addition, the cannabis retail
business shall have mobile deliveries which shall operate between the allowed hours of 11 AM to
10 PM. The parking ratio of 1 space/200 square feet of gross floor area equals 9 parking spaces
as a requirement for the proposed Cannabis Retail Facility. The proposed number of spaces
provided meets the 9 parking space requirement as the parcel for the proposed project is located
on current accommodates sixteen (16) parking spaces. As such, there is no need for additional
parking spaces and the existing parking striping shall remain the same. One (1) ADA parking
space is included in the 16 provided spaces, meeting the requirement of 1 ADA accessible space
set forth in Section 18.12.C of Ordinance No. 348.

General Plan Consistency

The project site has a General Plan Foundation Component of Community Development (CD) and
a Land Use Designation of Light Industrial (LI). 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 RCIP Vision, such as mobility, open
space, and air quality goals.

The Light Industrial (LI) land use designation provides for a wide variety of industrial and related
uses, including assembly and light manufacturing, repair and other service facilities, warehousing,
distribution centers, and supporting retail uses. The project is consistent with the Community
Development General Plan Foundation Component and Light Industrial Land Use Designation as
it would provide community services and job opportunities within the surrounding community.

Zoning Consistency

The project site is zoned Industrial Park (I-P). Pursuant to Ordinance No. 348, Section 19.518,
Cannabis Retailers are allowed in the I-P zone with an approved conditional use permit. The
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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 I-P zone and those set forth in Section
19.519 of Ordinance No. 348, including design, height, setbacks, and parking requirements.

Continued Item

Planning staff requested for this project to be continued during the Planning Commission hearing
on March 24, 2021 as the 4th District Supervisorial Office asked for the project applicants to make
a presentation to the Thousand Palms Community Council. The applicants held a special meeting
with the Thousand Palms Community Council on April 8, 2021 and presented the project to those
in attendance. Any changes shall be included in a memo to the Planning Commission to be
attached to this staff report.

Development Agreement

The applicant has proposed entering into the attached Development Agreement No. 1900022
(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.

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

DevelopmentAgreement No. 1900022 requires the applicant to make the following payments:

2) A baseline Public Benefits payment of $28,672.00, which will be increased 2% per year.
The baseline payment amount shall be allocated 45% to the Code Enforcement
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.
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3) An annual Additional Public Benefit payment of $75,000.00, with an annual increase of 3%
for Development Agreement No. 1900022. This payment shall be held by TLMA in an
account specifically for the Thousand Palms area, to be allocated by the Board of
Supervisors to projects and services that benefit the community.

Per state law, a development agreement is a legislative act that must be approved by ordinance.
Proposed Ordinance No. 664.83, an Ordinance of the County of Riverside Approving
Development Agreement No. 1900022, incorporates by reference DA No. 1900022 consistent
with Government Code section 65867.5.

Development Agreement No. 1900022 and Conditional Use Permit No. 190034 were submitted to
the County of Riverside on October 15, 2019.

On April 21, 2021, the Planning Commission voted 5-0 in favor of recommending approval to the
Board of Supervisors.

Impact on Residents and Businesses
The impacts of this project have been evaluated through the environmental review and public
hearing process by the Planning Department and at the Planning Commission Hearing.

SUPPLEMENTAL:
Additional Fiscal Information
All fees are paid by the applicant; there is no General Fund obligation.

ATTACHMENTS:

B. ORDINANCE NO. 664.83

A. PLANNING COMMISSION MINUTES. MEMO. AND STAFF REPORT (WITH
AND/COA/EXHIBITS)

C. DEVELOPMENT AGREEMENT NO. 1900022

D. NOTICE OF EXEMPTION

8/10/2021 8/4/2021
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RIVERSIDE COUNTY

PLANNING DEPARTMENT

~(O)~")fCharissaLeach, P.E.
Interim TLMA Director

NOTICE OF EXEMPTION
TO: 0 Office of Planning and Research (OPR)

P.O. Box 3044
Sacramento, CA 95812-3044

~ County of Riverside County Clerk

FROM: Riverside County Planning Departmento 4080 Lemon Street, 12th Floor o 38686 EI Cerrito Road

P. O. Box 1409 Palm Desert, CA 92201

Riverside, CA 92502-1409

Project Title/Case No.: Conditional Use Permit No. 190034 (CUP190034)/Development Agreement No. 1900022 (DA1900022)

Project Location: The project is located north of Adelaid St. east of Front St. and south of Northshore St. The project is located in the
Western Coachella Valley Area Plan and is located in the Thousand Palms District.

Project Description: Conditional Use Permit No. 190034 (CUP190034) proposes to use an existing building as a storefront for a
cannabis retailer with office space related to cannabis business. which shall only occupy 1.792 sguare feet of the entire building that is
7.734 sguare feet. In addition. the cannabis retailer will provide mobile deliverv services which shall operate between the allowed hours
of 11 AM to 10 PM. Development Agreement No. 1900022 (DA1900022) will impose a lifespan of 10 years on the proposed cannabis
project. will grant the applicant vesting rights to develop the Project in accordance with the terms of CUP190034 and this development
agreement. and provides community benefits to the Thousand Palms Area.

Name of Public Agency Approving Project: !.:!R~iv~e:!.-'rs~id~e<..:C~o~u:!!.n.!l.tyL!_P~la!!.!n!.!!ni!!.!ng~D:s;e~pa2!rt'-!.!m!!.!e~n~t~ _

Project Applicant & Address: EEL - Riverside County. LLC. c/o Elliot Lewis. 1900 Main Street #500. Irvine. CA 92614

Exempt Status: (Check one)o Ministerial (Sec. 21080(b)(1); 15268)o Declared Emergency (Sec. 21080(b)(3); 15269(a))o Emergency Project (Sec. 21080(b)(4); 15269 (b)(c))

~ Categorical Exemption (Sec. 15301. Sec. 15061(b)(3))o Statutory Exemption ( )o Other: _



NOTICE OF EXEMPTION
Page 2

Reasons why project is exempt: This project is exempt from the California Environmental Quality Act (CEQA) review pursuant to
State CEQA Guidelines Section 15301 (Existing Facilities). This exemption specifically provides that "the key consideration is whether
the project involves negligible or no expansion of use" and examples include the interior or exterior alterations involving such things as
interior partitions. plumbing. and electrical conveyances. The proposal for CUP190034 shall include renovation of an existing 7.734
square foot building used for commercial purposes to be used as a Cannabis retail storefront. the proposed use shall only occupy 1.792
square feet of the existing building. with the remaining area not included as part of the proposed project and to be partitioned off and
separated from the actual project space. Under this categorical exemption. the interior and exterior alterations including the interior
partitions and exterior signage are included.

None of the exceptions pursuant to State CEQA Guidelines section 15300.2 would occur. The Project would not have a significant effect
on the environment due to unusual circumstances; would not result in a cumulative impact; would not impact any historic resources; and
is not located on a hazardous site or location. The proposed cannabis related use does not present any unusual circumstances since it
would present similar environmental impacts compared to any other retail use that would be permitted to occupy the project site. Since
all impacts of the proposed use would be similar to other uses that would occupy the space. all potential cumulative impacts of this use
were also previously addressed in the prior approvals. No historic resources are known to exist on the site that could be impacted since
the site is recently developed. The site is not known to be located on a hazardous site based on available data. Additionally. since the
State has created various rules and regulations as they relate to cannabis waste. particularly for cannabis cultivators. there are no impacts
related to cannabis as a hazardous waste as it relates to the commercial selling of cannabis (the State actually treats canna bis as an
organic waste, versus a hazardous waste). Accordingly, there are no exceptions to the above categorical exemptions that would prevent
them from applying.

This proposed project is also exempt from California Environmental Quality Act (CEQA) review pursuant to Article 5 - Preliminary Review
of Projects and Conduct of Initial Study, Section 15061 (b)(3), which provides: Once a lead agency has determined that an activity is a
project subject to CEQA, a lead agency shall determine whether the project is exempt from CEQA. The Project is deemed to be a
"project" pursuant to CEQA. The Project is a retail business (cannabis retail) and includes the renovation of an existing 7,734 square
foot structure. No cultivation, testing, microbusiness, distribution, or manufacturing is involved with the Project or project site. The Project
is EXEMPT under State CEQA Guidelines Section 15061 because Section (b) (3) provides: The activity is covered by the general rule
that CEQA applies only to projects, which have the potential for causing a significant effect on the environment. Where it can be seen
with certainty that there is no possibility that the activity in question may have a significant effect on the environment. the activity is not
subject to CEQA. The proposed Project will continue to utilize the site as a commercial land use and will not result in any additional
impacts related to traffic, air quality, or public safety, beyond what already occurs at the existing commercial retail establishment. As the
land is already developed, there are no potential impacts related to aesthetics. biological and cultural resources. hydrology, or other
similar potential impacts. Lastly, as the State has created various rules and regulations as they relate to cannabis waste, particularly for
cannabis cultivators, there are no impacts related to cannabis as a hazardous waste as it relates to the commercial selling of cannabis
(the State actually treats cannabis as an organic waste, versus a hazardous waste). Therefore, the project meets the requirements for
CEQA exemption per Section 15061(b)(3) as there is no potential that the Project as proposed would have a significant physical impact
on the environment.

CountyContactPerson PhoneNumber

Signature Title Date

Date Received for Filing and Posting at OPR:

Please charge deposit fee case#: ZEA No. CEQ200053 ZCFG No. XXXX - County Clerk Posting Fee
FOR COUNTY CLERK'S USE ONLY
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PLANNING COMMISSION
MINUTE ORDER
APRIL 21, 2021

I. AGENDA ITEM 3.1
CONDITIONAL USE PERMIT NO. 190034 and DEVELOPMENT AGREEMENT NO. 1900022 - 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) -Applicant: EEL - Riverside County,
LLC - Fourth Supervisorial District - Thousand Palms Zoning District - Western Coachella Valley Area Plan:
Community Development: Light Industrial (CD-Ll) (0.25 - 0.60 FAR) - Location: Northerly of Adelaid Street,
easterly of Front Street, and southerly of Northshore Street - 0.64 Acres - Zoning: Industrial Park (I-P).

II. PROJECT DESCRIPTION:
Development Agreement No. 1900022would impose a lifespan on the proposed cannabis project and provide
community benefit to the Thousand Palms District. Conditional Use Permit No. 190034 proposes to use an
existing 7,734 sq. ft. building as a storefront for a retail cannabis business with office space related to cannabis
business and shall only occupy 1,792 sq. ft. of the entire building. APN: 650-360-021. Continued from March
24,2021.

III. MEETING SUMMARY:
The following staff presented the subject proposal:
Project Planner: Gabriel Villalobos at (951) 955-6184 or email at gvillalo@rivco.org.

Spoke in favor:
Damian Martin, Applicant's Representative, 757-652-0460

No one spoke in opposition or in a neutral position.

IV. CONTROVERSIAL ISSUES:
None.

V. PLANNING COMMISSION ACTION:
Public Comments: Closed
Motion by Commissioner Shaffer, 2nd by Commissioner Thornhill
Bya 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. 1900022; and,

APPROVE Conditional Use Permit No. 190034, subject to the conditionals of approval.

CD The entirediscussionof this agenda itemcan be found on CD. For a copyof the CD, pleasecontact the TLMACommission
Secretary,ElizabethSarabia,at (951) 955-7436or email at esarabia@rivco.org.



RIVERSIDE COUNTY

PLANNING DEPARTMENT
John Hildebrand
Planning Director

Memorandum

DATE: March 24, 2021

TO: Riverside County Planning Commission

FROM: Gabriel Villalobos, Project Planner

RE: Item 4.6 - Conditional Use Permit No. 190034, Development Agreement No. 1900022

Planning staff is requesting that agenda item #4.6 be continued to April 21,2021 to give the applicant time
for additional community outreach.

Riverside Office' 4080 Lemon Street, 12th Floor
P.O. Box 1409, Riverside, California 92502-1409

(951) 955-3200 . Fax (951) 955-1811

Desert Office' 77588 EI Duna Court, Suite H
Palm Desert, California 92211

(760) 863-8277 . Fax (760) 863-7040

"Planning Our Future " Preserving Our Past"



COUNTY OF RIVERSIDE
PLANNING DEPARTMENT
STAFF REPORT 3.. 1

Agenda Item No.

Planning Commission Hearing: April 21, 2021

IPROPOSED PROJECT

Case Number(s): CUP190034 & DA1900022 Applicant(s):

CEQA Exempt
Section 15301 &
Section 15061(b)(3)

EEL - Riverside County, LLC

Area Pian: Western Coachella Valley
Representative(s) :

Zoning Area/District: Thousand Palms District
Elliot lewis

Supervisorial Di&trict: Fourth Dlstrlct I ~ ;1/'A,~
Project Planner: Gabriel Villalobos -M-~~
~=.:::.::....::~:..:.;.:.;::;.;..:_----=:..:::::=..:...:.::..:.._::....::.::==~------ Ie Hildebrand
Project APN(s): 650-360-021 /PI n9 Director _
Continued From:

-l
March 24, 2021

.1~P_RO_J_E_C_T_D_E_S_C_RI_P~TI_O_N_A_N_D_L_O_C_A_TI_O_N~ ~ ~c==J
Conditional Use Permit No. 190034 (CUP190034) proposes to use an existing building as a storefront for
a cannabis retailer with offlce space related to cannabis business, which shall only occupy 1,792 square
feet of the entire building that is 7,734 square feet. In addition, the cannabis retailerwill provide mobile
delivery services which shall operate between the allowed hours of 11 AM to 10 PM.

Development Agreement No. 1900022 (DA1900022) will impose a lifespan of 10 years on the proposed
cannabis project, will grant the applicant vesting rights to develop the Project in accordance with the terms
of CUP190034 and this development agreement, and provides community benefits to the Thousand
Palms Area.

The project is located north of Adelaid St, east of Front St, and south of Northshore St.

The above is hereinafter referred to as the "Project" or "project".

iPROJECT RECOMMENDATION

STAFF RECOMMENDATIONS:

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

FIND that the project is EXEMPT from the California Environmental Quality Act (CEQA), pursuant to State
CEOA Guidelines Section 15301 (Existing Facilities) and Section 15061(b)(3) (Common Sense
Exemption), based on the findings and conclusions in the staff report; and,

TENTATIVELY APPROVE Development Agreement No. 1900022, based upon the findings in this staff
report, pending final adoption of the Development Agreement ordinance by the Board of Supervisors; and,



Conditional Use Permit No. 190034, Development Agreement No. 1900022
Planning Commission Staff Report: April 21, 2021
Page 2 of 15

APPROVE Conditional Use Permit No. 190034, subject to the attached 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 by the Board of Supervisors.

IPROJECT DATA

L dU dZan sean onmg:

Existing General Plan Foundation Component: Community Development
Existing General Plan Land Use Designation: Light Industrial (LI)

Surrounding General Plan Land Uses
North: Ught Industrial (LI)
East: Light Industrial (LI)

South: Light Industrial (LI)
West: Light Industrial (LI)

Existing Zoning Classification: Industrial Park (I-P)
Surrounding Zoning Classifications. .- .. !

North: Industrial Park (I-P)
East: Industrial Park (I-P)

South: Industrial Park (I-P)
West: Industrial Park (I-P)

Existing Use: Commercial
Surrounding Uses I

North: Commercial
South: Vacant
East: Commercial
West: Vacant

P . ct D tallrOJe e IS:

I Item Value Min.IMsx. Development Standard
Project Site (Acres): 0.64 acres NJA

Existing Building Area (SOFT): 7,734 sq. ft. NJA
Tenant Building Area (SOFT): 1,792 sq. ft. NJA

Floor Area Ratio: 0.12 FAR 0.20 - 0.35 FAR
Building Height (FT): 19'-6" 50' max height



Conditional Use Permit No. 190034,Development Agreement No. 1900022
Planning Commission Staff Report: April 21, 2021
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P rk'a InQ:

Type of Use Building Parking Ratio Spaces Spaces
.iArea (In SF) Required Provided

Cannabis Retailer 1,792 1 space/200 sq.ft. of gross floor area 9 16
TOTAL: 1.792 9 16 .!

Located Within:
City's Sphere of Influence: Yes - Cathedral City

Community Service Area ("CSA"): Yes - eSA #152
Special Flood Hazard Zone: No

Agricultural Preserve: No
Liquefaction Area: Yes _:Moderate
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: No

Airport Influence Area ("AlA"): No

IPROJECT LOCATION MAP
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[PROJECT BACKGROUND AND ANALYSIS

Background:

On October 23,2016, the Board of Supervisors adopted Ordinance No. 348.4698, which established the
permitting process and regulations for commercial cannabis activities.

Applicants requesting to establish commercial cannabis retail, microbusinesses, 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 Pennit 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 CUP190034 and DA1900022 was submitted on October 15, 2019.

Project Details

The proposal is for the renovation of an existing 7,734 square foot building as a Cannabis Storefront
Retailer in the Thousand Palms area. The proposal for a retail cannabis business with office space related
to cannabis business and shall only occupy 1,792 square feet of the entire building, the remaining portion
of the building is not a part of the project and shall have a separate tenant. The existing building will be
redeveloped and shall include interior tenant improvements to the building and the addition of signage to
the exterior of the building.

The proposed Cannabis Retail Store would operate between the hours of 6 AM to 11 PM but would only
be open to the public between the hours of 11 AM to 10 PM daily in compliance with the County of
Riverside Ordinance No. 348 Section 19.505.1. In addition, the cannabis retail business shall have mobile
deliveries which shall operate between the allowed hours of 11 AM to 10 PM. The parking ratio of 1
space/200 square feet of gross floor area equals 9 parking spaces as a requirement for the proposed
Cannabis Retail Facility. The proposed number of spaces provided meets the 9 parking space
requirement as the parcel the proposed project is located on current accommodates sixteen (16) parking
spaces. As such, there is no need for additional parkin'g spaces and the existing parking striping shall
remain the same. One (1) ADA parking space is included in the 16 provided spaces, meeting the
requirement of 1 ADA accessible space set forth in Section 18.12.C of Ordinance No. 348.

General Plan Consistency

The project site has a General Plan Foundation Component of Community Development (CD) and a Land
Use DeSignation of Light Industrial (U). 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 RCIP Vision, such as mobility, open space, and air quality goals.
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The Light Industrial (LI) land use designation provides for a wide variety 01 industrial and related uses,
including assembly and light manufacturing, repair and other service facilities, warehousing, distribution
centers, and supporting retail uses. The project is consistent with the Community Development General
Plan Foundation Component and Light Industrial Land Use Designation as it would provide community
services and job opportunities within the surrounding community.

Zoning Consistency

The project site is zoned Industrial Park (I-P). Pursuant to Ordinance No. 348, Section 19.518, Cannabis
Retailers are allowed in the I-P 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 I-P zone and those set forth in Section 19.519 of Ordinance No. 348, including design, height,
setbacks, and parking requirements.

Continued Item

Planning staff requested for this project to be continued during the Planning Commission hearing on
March 24, 2021 as the 4th District Supervisorial Office asked for the project applicants to make a
presentation to the Thousand Palms Community Council. The applicants held a special meeting with the
Thousand Palms Community Council on April 8, 2021 and presented the project to those in attendance.
Any changes shall be included in a memo to the Planning Commission to be attached to this staff report.

The applications for Development Agreement No. 1900022 and Conditional Use Permit No. 190034
were submitted to the County of Riverside on October 15, 2019.

IENVIRONMENTAL REVIEW AND ENVIRONMENTAL FINDINGS

This project is exempt from the California Environmental Quality Act (CEQA) review pursuant to State
CEQA Guidelines Section 15301 (Existing Facilities). This exemption specifically provides that "the key
consideration is whether the project involves negligible or no expansion of use" and examples include
the interior or exterior alterations involving such things as interior partitions, plumbing, and electrical '
conveyances. The proposal for CUP190034 shall include renovation of an existing 7,734 square foot
building used for commercial purposes to be used as a Cannabis retail storefront, the proposed use
shall only occupy 1,792 square feet of the existing building, with the remaining area not included as part
of the proposed project and to be partitioned off and separated from the actual project space. Under
this categorical exemption, the interior and exterior alterations including the interior partitions and
exterior signage are included.

None of the exceptions pursuant to State CEQA Guidelines section 15300.2 would occur. The Project
would not have a significant effect on the environment due to unusual circumstances; would not result in
a cumulative impact; would not Impact any historic resources; and is not located on a hazardous site or
location. The proposed cannabis related use does not present any unusual circumstances since it would
present similar environmental impacts compared to any other retail use that would be permitted to occupy
the project site. Since all impacts of the proposed use would be similar to other uses that would occupy
the space, all potential cumulative impacts of this use were also previously addressed in the prior
approvals. No historic resources are known to exist on the site that could be impacted since the site is
recently developed. The site is not known to be located on a hazardous site based on available data.
Additionally, since the State has created various rules and regulations as they relate to cannabis waste,
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particularly for cannabis cultivators, there are no impacts related to cannabis as a hazardous waste as it
relates to the commercial selling of cannabis (the State actually treats cannabis as an organic waste,
versus a hazardous waste). Accordingly, there are no exceptions to the above categorical exemptions
that would prevent them from applying.

This proposed project is also exempt from Califomia Environmental Quality Act (CEQA) review pursuant
to Article 5 - Preliminary Review of Projects and Conduct of Initial Study, Section 15061 (bX3), which
provides: Once a lead agency has determined that an activity is a project subject to CEQA, a lead agency
shall determine whether the project is exempt from CEOA. The Project is deemed to be a "project"
pursuant to CEQA. The Project is a retail business (cannabis retail) and includes the renovation of an
existing 7,734 square foot structure. No cultivation, testing, microbusiness, distribution, or manufacturing
is involved with the Project or project site. The Project is EXEMPT under State CEOA Guidelines Section
15061 because Section (b) (3) provides: The activity is covered by the general rule that CEOA applies
only to projects, which have the potential for causing a significant effect on the environment. Where it can
be seen with certainty that there Is no possibility that the activity in question may have a Significant effect
on the environment, the activity is not subject to CEQA. The proposed Project will continue to utilize the
site as a commercial land use and will not result in any additional impacts related to traffic, air quality, or
public safety, beyond what already occurs at the existing commercial retail establishment. As the land is
already developed, there are no potential impacts related to aesthetics, biological and cultural resources,
hydrology, or other similar potential impacts. Lastly, as the State has created various rules and regulations
as they relate to cannabis waste, particularly for cannabis cultivators, there are no impacts related to
cannabis as a hazardous waste as it relates to the commercial selling of cannabis (the State actually
treats cannabis as an organic waste, versus a hazardous waste). Therefore, the project meets the
requirements for CEOA exemption per Section 15061(b}(3) as there is no potential that the Project as
proposed would have a significant physical impact on the environment.

IFINDINGSAND CONCLUSIONS

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

Land Use Findings:

1. The project site has a General Plan Land Use DeSignation of Light Industrial (U).The proposed project
is consistent with the land use deSignation as the project meets the Light Industrial floor area ratio
(FAR) requirement of 0.25 to 0.60 FAR. The project will redevelop an existing 7,734 square foot
building on a 0.64 acre or 27,878 square foot parcel, which equals a FAR of approximately 0.27. In
addition, the Light Industrial land use designation provides for the emphasis on commercial/industrial
general uses including supporting retail uses such as a cannabis retailer. The proposed project is
consistent with this land use deSignation because the project will provide local and regional retail and
services. Additionally, 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 RCIP Vision, such as mobility, open space, and air quality goals.

The project is consistent with the Community Development General Plan Foundation Component and
Light Industrial Land Use Designation as the project would provide community services and job
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opportunities within the surrounding community, fulfilling the goals of the Vision Statement of the
General Plan, particularly by helping expand emerging markets and associated employment, which
includes the cannabis industry. This economic diversity also helps the County reach its stated
economic development principles as discussed in the General Plan, by furthering local job
opportunities; providing a unique mix of uses and a continued and expanded market for retail products;
and stimulating growth of small businesses

2. The project site has a Zoning Classificatipn of Industrial Park (I-P), which is consistent with the
Riverside County General Plan, including the applicable Foundation Component and Land Use
Designation identified above. The proposed use of a storefront cannabis retail facility is allowed within
the I-P zone per Section 19.518.A.2 of Ordinance No. 348.

3. The proposed use, a Cannabis Retailer, is consistent with Ordinance No. 348 (Land Use) and is
allowed within the Industrial Park (I-P) Zoning Classification, subject to Conditional Use Permit
approval.

4. The uses surrounding the project site are primarily composed of industrial/commercial uses with some
vacant parcels to the west and south. In addition, the parcels surrounding the project site are zoned
Industrial Park (I-P). As such, the project use is compatible with the surrounding uses as it meets the
minimum development standards as defined through Ordinance No. 348.

Conditional Use Permit Findings:

1. The proposed use will not be detrimental to the health, safety, or general welfare of the community
since the project has been reviewed by County departments specifically for these concerns and has
received departmental approvals and has been designed and conditioned to protect the health, safety,
and general welfare of the community. Based on the findings included in this staff report and with
compliance with the conditions set forth in the 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.

2. 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 located on a
parcel that supports the proposed development while being consistent with both the General Plan and
zoning ordinance. The site is located adjacent to other properties which are designated Light Industrial
(L1) to the north, south, east and west which allows for a wide variety of industrial and related uses,
including supporting retail uses. The proposed use, a cannabis retailer, would provide community
benefits and retail services for the surrounding community. 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.

3. 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 parcel 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. Under the current CUP application, this requirement does not
apply as there are no additional structures being proposed, as such no condition is required.
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Permit Requirements for All Commercial Cannabis Activities:

1. Section 19.505 of Ordinance No. 348 sets forth requirements that all Commercial Cannabis Activities,
including commercial cannabis retailers, 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 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. Specitically, Planning. 6, Planning. 9, Planning 14 and 15 of the Advisory Notification
Document address odors, hours of operation and security, and other requirements of Section 19.505.

2. While security has been raised as a concern relating to cannabis-related activities, a standard
condition of approval or requirement of the Advisory Notification Document (Planning. 14 and 15)
requires sufficient security measures to deter and prevent the unauthorized entrance into areas
containing Cannabis or Cannabis Products, to deter and prevent theft of Cannabis or Cannabis
Produces, and to ensure emergency access in accordance with applicable Fire Code standards.
These requirements include the following:

a) A plan to prevent individuals from loitering on the lot if they are not engaging in activity
expressly related to the Commercial Cannabis Activity.

b) 24-hour emergency contact information for the owner or an on-site employee which shall be
provided to the County.

c) A professionally installed, maintained, and monitored alarm system.

d) Except for Live Cannabis Plants being cultivated at a cultivation facility and limited amounts
of Cannabis for display purposes, all Cannabis and Cannabis Products shall be stored in a
secured and locked structure and in a secured and locked safe room, safe, or vault, and in a
manner as to prevent diversion, theft, and loss.

e) 24 hour security surveillance cameras to monitor all entrances and exits to a Commercial
Cannabis Activity, all interior spaces within the Commercial Cannabis Activity that are open
and accessible to the public, and all interior spaces where Cannabis, cash or currency is being
stored for any period of time on a regular basis. The permittee for a Commercial Cannabis
Activity shall be responsible for ensuring that the security surveillance camera's footage is
accessible. Video recordings shall 'be maintained for a minimum of 90 days and shall be made
available to the County upon request.

f) Sensors shall be installed to detect entry and exit from all secure areas.

g) Panic buttons shall be installed in all Commercial Cannabis Activities.

h) Any bars installed on the windows or the doors of a Commercial Cannabis Activity shall be
installed only on the interior of the building.

i) Security personnel must be licensed by the State of California Bureau of Security and
Investigative Services.
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j) A Commercial Cannabis Activity shall have the capability to remain secure during a power
outage and all access doors shall not be solely controlled by an electronic access panel to
ensure locks are not released during a power outage.

k) A Commercial Cannabis shall cooperate with the County and, upon reasonable notice to the
Commercial Cannabis Activity, allow the County to inspect or audif the effectiveness of the
security plan for the Commercial Cannabis Activity.

I) The permittee for a Commercial Cannabis Activity shall notify the Riverside County Sherriff's
Department immediately after discovering any of the following:

a. Significant discrepancies identified during inventory.

b. Diversion, theft, loss, or any criminal activity involving the Commercial Cannabis
Activity or any agent or employee of the Commercial Cannabis Activity.

c. The loss or unauthorized alteration of records related to Cannabis, registering
qualifying patients, primary caregivers, or employees or agents of the Commercial
Cannabis Activity.

d. Any other breach of security.

m) Firearms shall not be permitted at a Commercial Cannabis Activity by an owner, manager,
employee, volunteer or vendor other than those individuals authorized as a State Licensed
Security personnel.

n) Cannabis or Cannabis Products shall not be stored outside at any time.

With implementation of these required measures, security concerns relating to the Commercial
Cannabis Activity have been fully addressed.

Cannabis Retailer Minimum Standards:

General Location

1. Cannabis Retailers shall not be located within 1,000 feet from any Child Day Care Center, K-12 school,
public park, or Youth Center. Distance shall be measured from the nearest poim 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 location
requirement may be modified with the approval of a variance pursuant to Section 18.27of Ordinance
No. 348. In no case shall the distance be less than allowed by State law. The project is not located
within 1,000 feet from any Child Day Care Center, K-12 school, public park, or Youth Center. No
variance has been approved allowing a shorter distance b,utnot Jess than allowed by State Jaw. 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. Cannabis Retailers shall not be located within 1,000 feet of any other Cannabis Retailer. This is met
because a radius map buffering 1,000 feet from the subject site was prepared by Riverside County
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Geographic Information Systems and as of the writing of this staff report, no other Cannabis Retailer
has been identified within the buffer area. .

3. Cannabis Retailers shall not be located within 500 feet of a smoke shop or similar facility. 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 500 feet of the site.

4. Cannabis Retailers shall not be located on a lot containing a residential dwelling unit. The project is
not located on a lot 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.

Setbacks

5. All Cannabis Retailers 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 40 feet. The project is located within the Industrial Park (I-P) zone
which states a minimum 25 foot setback shall be required on any street, in addition to, 10 feet for the
two side yards combined, a minimum setback of 15 feet for the rear yard and a minimum 50 foot
setback on any boundary adjacent to a residentially or commercially zoned parcel. This project meets
the requirements as the existing building is setback 25 feet from the nearest street, has a minimum
side yard setback of 15 feet, and a rear yard setback of 35 feet. In addition, the project is not located
adjacent to any residentially or commercially zoned parcels.

6. Setbacks may be modified with an approved setback adjustment in accordance with Section 18.33 of
this ordinance. In no case, shall a setback be less than setbacks required by the State of California
Bureau of Cannabis Control, California Building Code or Ordinance No. 457. No modifications are
required for this project, as such, this requirement is not applicable.

Mobile Deliveries

7. Cannabis Retailers with an approved conditional use permit may provide deliveries of Cannabis
Products consistent with State law. The proposed project shall include deliveries and shall operate
between the allowed hours of 11 AM to 10 PM.

Retail Operational Requirements

1. 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 control/ed. An electronic or mechanical entry system
shall be utilized to limit access and entry to the retail location. As provided py 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. (Advisory Notification
Document Planning-All. 1 - Cannabis Retail Operations - 1)
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B. Cannabis Retailers may include the sale of Medical Cannabis, requiring an M-Ucense 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 .. (Advisory
Notification Document Planning-All. 7 - Cannabis Retail Operations - 2)

C. Cannabis Retailers may include the sale ofAdult 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. (Advisory Notification Document Planning-All. 8 - Cannabis
Retail Operations - 3)

D. A Cannabis Retailers may include the sale ofboth Medical and Adult use Cannabis requiring both
an A-License and an M-Ucense from the State. All Cannabis Retailers selling 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 Identification to very consumers are
of appropriate age. The project has been conditioned to meet this standard. (Advisory Notification
Document Planning-All. 9 - Cannabis Retail Operations - 4)

E. 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. (Advisory Notification Document Planning-All. 10 - Cannabis Retail Operations - 5)

F. 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, all retail, reception, employee offices, and
inventory areas shall have electronic or mechanical secured access. The project has been
conditioned to meet this standard. (Advisory Notification Document Planning-All. 11 - Cannabis
Retail Operations - 6) .

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. (Advisory Notification Document 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. (Advisory Notification Document
Planning-All. 13 - Cannabis Retail Operations - 8)
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I. 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. (Advisory Notification
Document 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. (Advisory Notification Document 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 that 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. (Advisory Notification Document 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. (Advisory Notification Document
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. (Advisory
Notification Document 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 vehicle.
The project has been conditioned to meet this standard. (Advisory Notification Document Planning
All. 6 - Cannabis Retail Operations - 14)

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. (Advisory
Notification Document Planning. 2 - General - B. State License Required)

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
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not distributed out of State. This is met because the project has been conditioned to meet this
requirement. (Advisory Notification Document Planning.16 - General- O. Permit and License Posting,
and Planning.11 - 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.

Industrial Park (I·Pl Zone Development Standards Findings:

1. The development standards of the I-P Zoning Classification are as follows:

a. The minimum lot size shall be 20,000 square feet with a minimum average lot width of 100
feet. The project meets this requirement as the lot size listed is 27,878 square feet with a lot
width of 128 feet.

b. The maximum height of all structures, including buildings, shall be 35 feet at the yard setback
line. Any portion of a structure that exceeds 35 feet in height shall be set back from each yard
setback line not less than two feet for each one foot in height that is in excess of 35 feet. All
buildings and structures shall not exceed 50 feet in height, unless a height up to 75 feet for
buildings, or 105 feet for other structures is specifically permitted under the provisions of
Section 18.34. of Ordinance No. 348. The project meets this requirement as the height of the
existing building is listed at 24 feet, as such, no additional setbacks are required as the building
is below the height requirement.

c. A minimum 15 percent of the site shaff be landscaped and automatic irrigation shall be
installed. The project meets this requirement as the total area of landscape is listed as 5,328
square feet of a 27,878 square foot parcel which equals a 19 percent landscape coverage for
the project site.

d. A minimum 25 foot setback shall be required on any street. A minimum ten-foot strip adjacent
to the street line shall be appropriately landscaped and maintained, except for designated
pedestrian and vehicular accessways. The remainder of the setback may be used for off-street
automobile parking, driveways or landscaping. The project meets this requirement as the
minimum setback from the nearest street is listed as 25 feet. In addition, the lot line at the
street is also landscaped with a minimum width of 10 feet.

e. The minimum side yard setback shall equal not less than ten feet for the two side lot areas
combined. The project meets this requirement as the minimum side yard setback is listed as
15 feet on the eastern portion of the lot.

f. The minimum rear yard setback shall be 15 feet. The project meets this requirement as the
rear yard setback is listed as 35 feet.

g. A minimum 50 foot setback shall be required on any boundary where the industrial property
abuts a residential or commercially zoned property. A minimum of 20 feet of the setback shall
be landscaped, unless a tree screen is approved, in which case the setback area may be used
for automobile parking, driveways, or landscaping. Block walls or other fencing may be
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required. The project meets this requirement as the project site is not located adjacent to any
residentially or commercially zoned properties as all adjacent properties are zoned Industrial
Park (I-P).

h. Parking, loading, trash, and services areas shall be screened by structures or landscaping.
They shall be located in such a manner as to minimize noise or odor nuisance. Block walls or
other fencing may be required. The project meets this requirement as the trash bins are located
within an enclosure on the project site and are located away from the entrance of any building
in the area.

i. Outside storage shall be screened with structures or landscaping. Landscaping shall be placed
in a manner adjacent to the exterior boundaries of the area so that materials stored are
screened from view. If a non-screened exhibit of products is proposed, it shall be part of the
industrial park plot plan and shall be set back at least ten feet from the street line. This
requirement does not apply for the project as there is no outside storage proposed for the
project.

j. Automobile parking shall be provided as required by Section 18.12 of Ordinance No. 348. This
project meets this requirement as the project adheres to the parking requirement of 1 space
per 200 square feet of gross floor area for Cannabis Retailers. The proposed project square
footage is listed as 1,792 square feet which equals a parking requirement of 9 spaces. The
project includes a total of 16 spaces with one of those spaces ADA accessible.

k. All new utilities shall be underground. This requirement is not applicable as the project site is
already developed and no new utilities are proposed.

I. All roof mounted mechanical equipment shall be screened from the ground elevation view to a
minimum sight distance of 1;320 feet. The project meets this requirement as the building is
already existing and has a parapet that screens any roof mounted equipment currently on top
of the building.

m. All signs shall be in conformance with Article XIX of Ordinance No. 348. The project meets this
requirement as the proposed building signage does not exceed ten percent of the surface area
of the wall it shall be painted on and is not illuminated in any way.

n. All lighting, including spotlights, floodlights, electrical reflectors and other means of illumination
for signs, structures, landscaping, parking, loading, unloading and similar areas shall be
focused, directed, and arranged to prevent glare or direct illumination on streets or adjoining
property. The project meets this requirement as all lighting shall be shielded and directed down
into the project site to not spill light into surrounding properties.

Other Findings:

1. The project site is not located within a Conservation Area of the Coachella Valley Multiple Species
Habitat Conservation Plan.

2. The project site is located within the Cathedral City Sphere of Influence. This project was provided to
Cathedral City for review and comment. No comments were received either in favor or opposition of
the project.
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3. The project site is not located within an Airport Influence Area ("AlA") boundary and is therefore not
subject to the Airport Land Use Commission ("ALUC") review.

4. The project is exempt from CEOA and therefore is not subject to AB 52 tribal consultation.

5. 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.

6. The project site is not located within the Fee Assessment Area of the Stephen's Kangaroo Rat Habitat
Conservation Plan ("SKRHCP").

Fire Findings:

The project site is not located within a Cal Fire State Responsibility Area ("SRA") or a Local Responsibility
Area rLRA") and is also not located within a high or moderate hazard severity zone.

Development Agreement:

I
The applicant has proposed entering into the attached draft Development Agreement No. 1900022 (DA)
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 health, 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 I-P
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 on March 14th. Additionally, public hearing
notices were mailed to property owners within 600 feet of the project site. As of the writing of this report,
Planning Staff has not received any written communications or phone calls indicating support or opposition
to the proposed project.



RIVERSIDE COUNTY PLANNING DEPARTMENT
CUP190034 DA1900022
EXISTING GENERAL PLAN

Supervisor: Perez
District 4

Zoning Dlst: Thousand Palms

DJIK2.AIIIIa: OIlOctober 1, 2003, the County of IUftraideadoptai a IleWOefteral
. PlAnpmv!dI.nc.MW land !,1IIe ~ for uniftlCOtpora1edRheDIde Cowrty
~ 1bt: aew General Plulmay cmrtaJn.41trerecttype efland uae ban .. pravkted
to.underai£mcamJn&- 'or turtber 1nfcaDatkm,p1c..ue c:cmtad: the Jl:t'r'awIdeCWzrtr
f'knaIDa~ afIlttt 10.RtrcrHkat (9'1)9$$03200 (WatuD. CGuatyt or lD
him.Dac:rt Id .760)863-8277 (Eutcm.C9rmtJ) arWcb.:itc http'/tptonnin.mlm'Am

Date Drawn: 02105/2021
Exhibit 5

Author: Vinnie Nguyen

o 250 500 1,000- ----Feet



RIVERSIDE COtJNTY PLANNING DEPARTMENT
CUP190034'OA1900022

EXISTING ZONING
Supervisor: Perez
District 4

Date Drawn: 0210512021
Exhibit 2

Zoning Dist: Thousand Palms Author: Vinnie Nguyen/:\
N 500 1,000o 250

.~ On0ct0beJ'7,200),the ~ ofRmn!d.e: adopted. oew aeoen1
Plan ptCVId1q MWland. WIe dealpatiaMb ~ed RiYera1deCounIjy
~ 1'b.e!W!W O~ PIm m.), oantain dl!Serent type or land u.e than " pn:wided
for UDderexlatIng atJftI:nc. For furUII!r ~ pI8ue CMttad: !be IHftr'IldeCounty
PlaJUlJn«Deparunentoftice:Iin RlW:tatde at: ~SlrJ~:UOO (WeatftnCoWu:y1 OJ'1I1
Palm DClIIertat (76Qt863-8277 (Butem CcnmI;)1orW~ hTtp'llnbmnIDg.rs!lml! Ptt

- -- - Feet

------------------ -- - - - - - - - - - - -



RIVERSIDE COUNTY PLANNING DEPARTMENT
CUP190034 DA1900022

VICINITY/POLICY AREAS
Date Drawn: 02105/2021

..

Zoning Dist: Thousand Palms Author: Vinnie Nguyen

~ Ol'loc.t.,..»OS.,tt.OIuoIVIllIeootnIde~."ewO-'
...,..·,......,.,._ ... UM~IW"~fItoontJ4cc:.nt"
,.....tL'7he.....a.-J,........,.~...,I'l'IIt~<JtwIIII_a.. .........
twullOltr~-"t&-,.,.t.mt.oimn'lMtilt"',._(INIIIlcttt..__....~
........ ~.III_IIIIttftoIoJt""'IIt""l~rw-tRm~ ••
PIIIIlo..rt.f1t0186l-&2'T1_,,",~ et'Wt~M!""A'mn' .. rrHuwea

t\
N

o 400 800 1,600- -- - Feet



NEW CONDITIONAL USEPERMIT FOR:
EEL- RIVERSIDECOUNTY, LLCdba
CONNECTED CANNABIS CO.
(CANNABIS STOREFRONT RETAILER)
72064 ADELAID STREET
THOUSAND PALMS, CA 92276

GRAPHIA

K.ItA-".....;"'-.. ''''
l~ ... tll_

ClOT:

EB..1MIIS1!JIcoum. uc. ...
CXIIIIfCTED IMIWIIScn
EWOTI1WIS
tJaO..... S1IEn.15CIt
.-r.CA9al'

h~
§ !llli II

__=1

VICINITYMAP

Ai

IIlWCONOIIIOIIM. _

EEL- RIVERSIDE COUNTY, LLCdba
CONNECTED CANNABIS CO.
(CANNABIS STOREFRONT RETAILER'
__ SIMlT

TIIOUSNIDHIlMI,CAt2ZIIi



•• 11I!iIr.!It .... -- .. _-
~ u.t.GI'CII.DIItIII....,

=-=:.::.=--............. _7" VAlJI:U_ \b==-.=:.~..::.o:-, -a "!il';'= J. .:. ------ --- ---at.:=-==-:=- -":. - --...._- ._ - , ...- .r - r - .. .-- o~- 0--
5E:=- ~""-':-~.E I -~.=-.:= ~.--.,...__ -- ........--.- -==:.. .. .--.....~-.......~_-_-:-~i

~

,-------- i:a-_.==--===0:::::=:-':=::. ._- CA,....,an.CA.... __ I..... -
'» I P'col I r~NtW COHDITIOI'W. USI: PERMIT FOR: I '1IUIIUg I EEL· RIVERSIDE COUNTY, LLCdba Ip~1 <:>.... II _r •••••

·1
.._aIIIIm"w:._ '.ltl'll I,~ ,.ni~;)I CONNECTED CANNABIS CO. W1~ca. i .01 >. .

III .....- I 'ItIIl!ij' j i0 (CANNABIS STOREFRONT RETAILER) ----.- ..._co- I ;., .... III .." 72064 ADELAID STAtEr - ==r'-- 'JI" ~ X-- lHOUSAND PAlMS. CA 92275 Jf,I '. s »



lEOtV

,-- -----
• I';'"..;. ..
.: '. ~

WIHdV'lI!l



rrzv "..

SllON AlIlJn:J3S
..,..... I w.... I .,,"" ... J
I~~~dIO:~~~dWI

lNnOJ ~NI)llJ'lfdJ!!S.

.. 3[,

,,.,.,.,,,..,.
I!"IJ-.' ........

n:m"lClN'fl
:IS .... '41 :9MlNQI

z.oaHIIl"G5!t:NdY

..--...._ ..--
-----.-~-,~,.~

Wl.lUilo :w.o..•.-..._-If I H d ... W !i)



_ NVld ~OOl:1- D3rO~dt

-----_ ...._---.-----~-

_'lQ!lalM1

.,.,aan. __ -...o.. tD__ IUI.Ql'IDDDD • .uIIUII*ItDlIM'~ __ ~

"IIIL"'''_'ODSI.......... ,.._~· .. ~ ....... ~ __
1'JOII3IlIK :~_

-...rw..~-arg;)g ..... a...I1_'"
.......,....,"lD!MDllllJaII'.4IIU1IIGd1O_:IIJO..-aollLMotD.....,... ........ CWIt'.n ...... Gl... D8nIIIIUn%I.... ...,._

l(o_ilMDQlnMI_.K .. JQ,IQU..,*-~..,.waunD
~~.mI II

~._'_--_ ....
1l1~ .. '=~::l·ln=========~-~........~~-~~-~~·~--~

ClOG~· ... 1tIIotICI1W1IOoIiI"""NlUlDlGl.u... ........ ,
................ JI'TMII~_.a'.)OnDITW1IOOQ1ICIMJ.IiI

....."W'I....... I:

_",. ..
D1IW''''IIIWiMi.'''1(U.1NlIO''Urnf)1NII'''W1'tolllll'''~DlI'( •
:DIn'IIIoIIiU!QIMi·.-.;.uW.. ..".....TMII~ ..mwollHl'Ol

om ._
.......-.w ..,..~G.L .... _...a..uaM.....

• ~~.xl CIlIlIi1N"~UiEIC)lI DiINIG'I DINIIII

.011 •• 11 •••• '.
• • • • :I • ~ I " " ••

'It I Hd 'It II 9
ON3931110NA3)1



t _ NVld ijOO1:l -l.J3fOijd

._..
1:II1INJllOOftlW,I __ ~IQI. ... .-uIlimTfIMIMWl\'....,.....1i)Mftaw,
~j~;!'''_''~'''jN~iII'TIIItIIJ~''Wl'I'"fI"qJJH

~~'1IiIt1M~
~tD_"""'IGI.C:U 'IIm£IIIo1W'_:lG!rIMWItI.IIW):tWJW~

___ ,iiI.r

,,",,"-~)'~I
A1'~' __ '~_

VIHdYli9
aN3~31110NA3)1





KEYNOTES

-m
"""=~-:-----,,.i.;;-::-:-=~t!-:'C"T0~:-;:;7=""''''--'l:'7YC=;;;::-~3c:''''':''Cv::vr"'''I::;:::-:-:;~'7---:r- -- - ~~ -

i
...==!t~~~~~~~~~~~~~~~_~_1

3ElEVATION: SOUTH - • r ~ •-f" ..
!

ELEVATION: EAST ; 2

EXTERIOR COLORS

GR.APHIA
... ( ! • ~••• '"
-, I ~• , .. 'I

_.... ·-...'#fM..,......"I»
y .... \\: .. ,U*\-.1I

j.j'~n'"1I'l"1~-.."",......

PRD.ET: ,.,_.

I

~
~.
IP
IilnI Ii II

-~.----_"'1_-____ "M_rr_... M~

ELEVATION: WEST -"
,.,



-_..
'IJ1W

... , ..... , .... ,
, .. Ii I ) , , , ..~t f

VIHd ... ~!)

t

.......

::::""
(j) '-:'..~...,..-.-.;a ....... _ '.').' '''_~.

~-......'""'~

..

z

---

E

lSA1'Vl'V'J]
--~••



-------------------------------------------------------------.-----~

I s ;,:j :l ::I :;I s e ::I ;,:j ::J :::I ;,:j ;,:j :! s ~----------r-~:--~:--~--J:--~---~---~--~---&---~--~--J-__& ~__J ~ ~;c__ ~._~

I •..:. •..:. .N l~

,::l '" ., .... .... .., '",N ,N ,N ,N ,N ,"
:;I co ~ .. .. .. '"... ... ... ... '"

,:;I .. ,::l....
'" ., ...,.... ,N .N

'" '" ..,
.N ," ,"

13311.15

« B Hilt • 9Lll6 v,) 'SWlVdONvsnOHl - i III! j .. 'tILl.. I..... J3~lIlS 0lV13OVl190U IIIx j(jiiUI, -- i_t'l.. I I "*1')"'. (M31IV13M!NOM.::I3MO!SSI8VNNVJ) ,
IhII 2

_.JJhd....,..-! III .. H If, lIilc UIii f
_ ....

-OJ SISVNNVJ03D3NNOJ I'CD_- I,.I "Iee Iflill I I ",7TI'WInD-..·W ~I I '-. ,,' IIIe .U I JhJUlh eqp on 'AlNnOJ 301Slf3AnI-133
:1I(}.lJJWlI3d3Sn lVNOWONOlM3N

~

s s '" '". , ,- .N

+~
...,

.'!: ,::I.-
"1 .. '" '".- .r ,- .-
"1 .".! '" .~,- ,-

.~'" It! .~,- ,-
~... +< ....,".! ,':1 '" .'!,-

" .. " .'!,-' ,- ,-

:,;, .'! ,':!. ,::I

,".! .":: ,:'! ..,
r

t:;» +~ " +~
..., ~., ,".! .t;. .'!. c,- S.., "1 ...t;3.
...

,- ,- ~



I
I

I
t

GSO·

6~Q-
3tH)-
021

.'"
1111
UO) \

LOCATIONAL MAP

014

---------------r--- - ---

\ rI 650-

--~~-----------~-~-;----------~

NEW CONDITIONAL USEPERMIT FOR:
EEl- RIVERSIDECOUNTY, LLCdba
CONNECTED CANNABIS CO.
(CANNABIS STOREFRONT RETAILER)
72064 ADELAID STREET
THOUSAND PALMS, CA 92276

J6t\-
,~I

PROJECTSITE
6:Sf;·
HI

-..,...._ .
.~----------------

n .l'

ti5Cl,.

a.lEWTt

EfL- RlVEASIOECOUNrY, ue,..
CONNECTED CAHNAIIS CO.
WIOTUWIS
1JOOMAIN STU!T, f!OO
_trA!I2614

EMAI.; e~ • .".iI.CIIIft
PHONE: S&2-a7D-37IO

APN: 650-360-021-3
ACRES: 0.64
LOT AREA: 27,878 SF
BUILDING AREA: 7,734 SF
STOREFRONT RETAILER:
1,792SF
ZONING: I-P
LAND USE: LI
LANDSCAPE AREA: 5,328 SF

t::

"

1: ~

651)- RUWNQ NOlmt

,,,,~

t ,p

\.
"\
\
\

004

1DC!<>ATtW ... " OIt~JI .wnt Ito
lI!WCOlh'C"~,1

f'U,I 2\8-9!;n
~1'll'G~,Ut\'I
Qiollht)A(;om THESE DRAWINGS ARE INSTRUMENTS OF SERVJ<:EAlliD AIlE THE PROPERTY OF SEAN FRmAS. AROIITECT. AU. DESIGN INFORMATION

CONTAINED IN THESE DRAWINGS ARE FOR USE ONLYON THIS SPEOFIED PROJECT AND SHAll NOT BE USED OTHERWISE WITHOUT THE
EXPRESSEDWRITTfN PERMISSION BYSEAN FREITAS. AROIITECT.

ARCHITECT'SAPPROVAL:

THIS PRWECTIS NOT APPROYEO FOR
CONSTRUCTION UNLESSTHEDRAWINGS ARE

STAMPED ANP WET SIGNED BYTHE ARCHITECTAND
THE BUIlDING AUTHORnv HAYING JURISDICTION.

1



DEVELOPMENT AGREEMENT NO. 1900022

This Development Agreement (hereinafter "Agreement") is entered into effective on

the date it is 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"):

A. EEL - Riverside County, LLC, a California limited liability company

(hereinafter "EEL - Riverside County");

B. Franklin W. Gibson & Sandra J. Gibson, ulDrr dated 10/28/93;

C. Elliot Lewis, an individual, as Managing Member of EEL - Riverside

County;

C. Michael Elmore, an individual, as Member of EEL - Riverside County;

D. Aaron Herzberg, an individual, as Member of EEL - Riverside County;

E. Franklin W. Gibson, as Trustee UIDIT dated 10/28/93; and

F. Sandra J. Gibson, as Trustee ulDrr dated 10/28/93.

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
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and Requirements"), pursuantto Section 65865 of the 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

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, Sections 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,
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WHEREAS, OWNER proposes to develop the Property to be used for the

Commercial Cannabis Activity described in Exhibit "E" ( hereinafter the "Development

Plan"); and,

WHEREAS, Riverside County Ordinance 348.4898 (hereinafter "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 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 of Riverside does not disproportionately bear the burden

of Commercial Cannabis Activities throughout Riverside County, to ensure the County of

Riverside 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

Riverside 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 andwill in the future incur substantial costs inorder
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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:

1. 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 $16.00 multiplied by the entire

Cannabis Area, as shown on Exhibit "G", and which is payable to COUNTY annually

pursuant to Subsections 4.2.1 and 4.2.2 ofthisAgreement 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
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COUNTY to conduct Commercial Cannabis Activities.

1.1.5 "COUNTY" means the County ofRiverside, apolitical subdivision of the

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"

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

(b) Zoning Amendments;

including, but not limited to:

(a) Conditional use permits, and site plans;

(c) General Plan Amendments

(d) Tentative and final subdivision and parcel maps;

(e) Grading and building permits;

(f) Any permits or entitlements necessary from the COUNTY;
5



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

owner;

(h) Specific plans and specific plan amendments; and,

(i) 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 ofland, 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 effective and 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.
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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 ofland

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:

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

(b) Taxes and assessments;

(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; or

(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:

(a). A person with an aggregate ownership interest of20 percent

or more in the Commercial Cannabis Activity for which a license or permit

7



is being sought, unless the interest is solely a security, lien, or encumbrance.

(b). The chief executive officer of a nonprofit or other entity for

the Commercial Cannabis Activity.

(c). A member of the board of directors of a nonprofit for the

Commercial Cannabis Activity.

(d). 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.

1.1.17 "Property" means the real property described Ion 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.
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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
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2. GENERAL PROVISIONS.

2.1 Bindin Effect of A eement. 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 often 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 of Riverside ordinances.

2.4 Transfer.

2.4.1 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:

(a) 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.

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

days thereafter, OWNER shall notify COUNTY, in writing, of such transfer and

shall provide COUNTY with an executed agreement by the transferee, in a form
10



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.

2.4.2 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:

(a) 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.

(c) 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.

2.5 Amendment or Cancellation of Agreement. This Agreement may be amended or
11



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 COUNfY 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.

(b) Entry of a finaljudgment by a court of competent jurisdiction setting

aside, voiding or annulling the adoption of the ordinance approving thisAgreement. For

purposes of clarity this termination section excludes entry of a final judgment by a

court of competent jurisdiction setting aside, voiding or annulling the adoption of

Board of Supervisors' Policy No. B-9.

(c) 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 oftermination; and (ii) shall acknowledge that the

Conditional Use Permit (CUP No. 190034) shall be nun 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

termination, and shall cause such instrument to be an amendment to this
12



Agreement to be processed in accordance with COUNTY's Procedures and

Requirements for the Consideration of Development Agreements set forth in

Resolution No. 2020-142.

(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. 190034.

(f) 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

U.S.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.

2.7 Notices.
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(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:

(i) 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:

If to 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
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and

Assistant TLMA Director - Planning and Land Use

Transportation and Land Management Agency

Riverside County Administrative Center,

4080 Lemon Street, 12thFloor

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:

EEL - Riverside County, LLC

ATTN: Elliot Lewis, Managing Member

6700 Pacific Coast Hwy, Ste. 201

Long Beach, CA 90803

Franklin W. Gibson & Sandra J. Gibson, UIDIT dated 10/28/93

16991 Bolero Lane

Huntington Beach, CA 92649

With copies to:
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Damian A. Martin, Esq.

6700 Pacific Coast Hwy, Ste. 201

Long Beach, CA 90803

(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 inaccordance

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 Re@lations. Except as otherwise provided under

the terms of this Agreement including the Reservations of Authority, the rules, regulations and
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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

Supreme Court held in Pardee Construction Co. v. City of Camarillo (1984) 37 Ca1.3d 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

appropriate within the exercise of its subjective business judgment.

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

3.4 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
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change and COUNTY 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,

(c) 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

purposes within the Property as a whole; or,

(e) 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 monitoring compliance with any

Development Approvals granted or issued.
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(b) Procedural regulations relating to hearing bodies, petitions,

applications, notices, findings, records, hearings, reports, recommendations,

appeals and any other matter of procedure.

(c) 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 Riverside 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

to the density or intensity of development set forth in the Development Plan.

(e) Regulations that may be in conflict with the Development Plan but

which are reasonably necessary to protect the public health and safety. To the extent

possible, any such regulations shall be applied and construed so as to provide OWNER

with the rights and assurances provided under this Agreement.

(f) Regulations that 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 that are in conflict with the Development Plan provided

OWNER has given written consent to the application of such regulations to
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development of the Property.

3.5.2 Subsequent 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

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 Governing.Commercial

Cannabis Activities. The operation of Commercial Cannabis Activities is a highly regulated
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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 !equired by this Agreement to construct any public

works facilities that 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.

3.7 Provision of Real Pro~ 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

adequate security for costs COUNTY may reasonably incur, COUNTY shall negotiate the

reasonable efforts to acquire the real property interests necessary for the construction of such

public improvements, and if so instructed by OWNER and upon OWNER'S provision of

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
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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

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 TractMap Extension. Notwithstanding the provisions of Section

66452.6( a)(I) of the Government Code, regarding extensionsof time fur approvedtentative maps subject

to a developmentagreement,no tentative subdivision map or tentative parcel map, heretofore or

hereafter approved inconnection with development of the 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 oftheProperty, 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
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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 inthis Agreement,

and the provisions in this Agreement shall be controlling over any conflicting provision of law

or ordinance concerning vesting maps.

3.11 Reguest for Proposal Responses. Unless superseded by the terms of this

Agreement, development of the Property shall be consistent with the Request for Proposal

Responses submitted to COUNTY and associated with CAN XXX, incorporated herein by this

reference.

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

by providing more fully for the satisfaction of public interests.

4.2.1 Annual Public Benefit Base Payments. Prior to the issuance of the certificate

4.2 Public Benefits for Commercial Cannabis Activities.

of occupancy 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 (hereinafter "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 Subseguent Annual Base Payments. The annual Base Payment shall be
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subject to annual increases in an amount of 2%. Prior to the first July 1st following the

initial Base Payment and each July 1st thereafter during the term of the Agreement,

OWNER shall pay to COUNTY an amount equal to the Base Payment plus the 2% annual

increase.

4.3 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 or concurrently with the issuance of the certificate

of occupancy for any part of the Commercial Cannabis Activity, OWNER shall pay to

COUNTY fifty percent (50%) of the total additional public benefit amount set forth in

Exhibit "H" of this Agreement (hereinafter the "Additional Public Benefit") and the

remaining fifty percent (50%) of the Additional Public Benefit within six months of

issuance of the certificate of occupancy; 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 Subseguent Annual Additional Public Benefits. The Additional Public

Benefit provided in Exhibit "R" shall be subject to annual increases in an amount of 3%.

Prior to the first July 1st following the initial Additional Public Benefit payment and each

July 1st thereafter during the term of the Agreement, OWNER shall pay to COUNTY an

amount equal to the Additional Public Benefit plus the 3% annual increase.

4.4 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. \
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4.5 Assessments. Nothing herein shall be construed to relieve the Property from

assessments levied against it by COUNTY pursuant to any statutory procedure for the assessment

of property to pay for infrastructure andlor services which benefit the Property.

4.6 New Taxes. Any subsequently enacted Riverside County taxes, including but not

limited to any taxes on Commercial Cannabis Activities, shall apply to the Project. In the event

that Riverside 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 Riverside 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 that is applicable to the Property is subject to Article XIllD of the California Constitution

and OWNER does not return its ballot, OWNER agrees, on behalf of itself and its successors that

5. FINANCING OF PUBLIC IMPROVEMENTS. If deemed appropriate, COUNTY and

the County may count OWNER's ballot as affirmatively voting in favor of such assessment, fee,

or charge.

OWNER will cooperate in the formation of any special assessment district, community facilities

district or alternate financing mechanism to pay for the construction andlor maintenance and

operation of public infrastructure facilities required as part ofthe Development Plan. OWNER also

agrees that it will not initiate and/or cooperate in the formation of any such special assessment
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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 district or other financing entity, the following provisions shall be applicable:

(a) 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 of this Agreement and COUNTY may, in its sole

discretion, initiate proceedings pursuant to Section 8A 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 its 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 ofthe Agreement.

Inorder to facilitate this review, OWNER shall submit anannual 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 inOrdinance 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
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"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 anytime. TheTLMA 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. 190034 and this

6.4. Records Inspection. Upon written request by the COUNTY, OWNER shall

Agreement.

provide records to the COUNTY demonstrating compliance with this Agreement, CUP No. 190034

and consistency with the Request for Proposal Responses associated with CAN XXX including, but

not limited to, ownership of Property, local hiring and local ownership programs. 6.5

Procedure.

(a) 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
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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

his or her recommended 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) If the 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, COUNTY determines to

proceed with modification or termiriation 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

modify the Agreement; and,

(c) 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
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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 of

Supervirsorsmay terminate this Agreement or modify this Agreement and impose such

conditions as are reasonably necessary to protect the interests of the COUNTY. Thedecision 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 A eement Com liance. 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 or not the Certificate is relied upon by

transferees or OWNER, COUNTY shall not be bound by a Certificate if a default existed at

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.
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7.1 Intent. Ifall 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 otherjurisdiction.

7.2 Incornoration, 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 anyportion of the 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.

Ingeneral, 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) For any breach of this Agreement or for any cause of action which arises out

of this Agreement; or

(b) For the taking, impairment or restriction of any right or interest conveyed or

provided under or pursuant to this Agreement; or

(c) Arising out of or connected with any dispute, controversy or issue regarding

the application, validity, interpretation or effect of the provisions of this Agreement.
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Notwithstanding anything in this Article 8tothecontrary, 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.

8.2 Specific Performance. The parties acknowledge that money damages andremedies

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

specific performance and judicial review as provided for in this Article 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
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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 HAVB MATERIALLY AFFECTED HIS OR HER

SETTLEMENT WITH THE DEBTOR OR RELEASED PARTY.

OWNER InitialsOWNER Initials OWNER Initials

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

provisions contained inSection 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

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, O\VNER 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
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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 oflaw. OWNER

has reviewed the General Plan and concurs with COUNTY's determination. The parties

acknowledge that:

(a) 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
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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 ofajudicial 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 discretion

participate in the defense of any such claim, action or proceeding.

9.3 Indemnity. In addition to the provisions of Section 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 nature, relating to or in any way connected with or arising from the activities

contemplated hereunder, 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,
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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.

9.4 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 or 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

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
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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.

(c) 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.

(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
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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 Agreement. 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

11.2 Entire Agreement. This Agreement sets forth and Contains the entire understanding

Board of Supervisors within the period required by Section 65868.5 of the Government Code.

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

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
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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, as 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 Obligations. If this Agreement is signed by more than one

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

the default 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
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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 awaiver 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, or strikes or 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 events 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

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
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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 oflaw 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.

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.
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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 (iii) 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 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 Riverside County and such service shall constitute valid service upon OWNER.

OWNER 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. OWNER 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.I.A.S.

No. 6638).
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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 inany 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.

INWITNESS 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: __
Karen Spiegel
Chair, Board of Supervisors

ATIEST:

KECIA HARPER
Clerk of the Board
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By: _
Deputy
(SEAL)
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OWNER:

Dated: _ By: _

Title: _

Dated:'- _ By: _

Title: _

(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. 1900022

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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EXHffiIT"B"

Development Agreement No. 1900022

MAP OF PROPERTY AND ITS LOCATION

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

and its location)
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EXHIBIT "C"

Development Agreement No. 1900022

EXISTING DEVELOPMENT APPROVALS

/

(This exhibit will list all existing Development Approvals of the subject property)

SPECIFIC PLAN

ZONING

LAND DMSIONS

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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EXHffiIT "E"

Development Agreement No. 1900022

COMMERCIAL CANNABIS ACTNITY SITE PLAN & DESCRIPTION

As shown on the attached site plan, CUP No. 190034 permits a storefront retail cannabis

business to operate from an existing 1,792 square foot building located on a 0.64 acre lot.

Sl
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EXHIBIT "F"

Development Agreement No. 1900022

APPLICABLE PUBLIC BASE BENEFITS PAYMENTS

The Cannabis Retailer operating at the Property pursuant to CUP No. 190034 includes an

existing 1,792 square foot building as shown on Exhibit "G". In accordance with Board

Policy B-9, the base public benefit is $16.00 per square foot. Therefore, the public base

benefit payment will be $28.672.00 and will increase annually at a rate of2%.
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8 No. 1900022, a copy of which is on file with the Clerk of the Board of Supervisors and incorporated herein

9 by reference, is hereby approved.

11 Development Agreement on behalf of the County of Riverside within ten (10) days after the Effective Date

12 of this ordinance, provided that all owners listed in Development Agreement No. 1900022 have executed

13 said Development Agreement within thirty (30) days after adoption of this ordinance.

15 adoption.

16

17

18
ATTEST:

19 CLERK OF THE BOARD:

20

21
By:

Deputy

22

23
(SEAL)

1

2

3

4

5

6

7

10

14

24

25

26

27

28

ORDINANCE NO. 664.83

AN ORDINANCE OF THE COUNTY OF RIVERSIDE

APPROVING DEVELOPMENT AGREEMENT NO. 1900022

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

Section 1. Pursuant to Government Code Section 65867.5, Development Agreement

Section 2. The Chair of the Board of Supervisors is hereby authorized to execute said

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

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

By:, -=:=---:- _

Chair

APPROVED AS TO FORM
August _5._, 2021

By:~ ~
Aaron c:-cfettiS
Supervising Deputy County Counsel



EXHIBIT "0"

Development Agreement No. 1900022

CANNABIS AREA CALCULATION EXHffiIT

The Cannabis Area calculation includes the existing 1,792 square foot building that will be

used for the Cannabis Retailer operations as shown in this Exhibit "0".

;
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EXHIBIT "0"

Development Agreement No. 1900022

CANNABIS AREA CALCULATION EXHIBIT

The Cannabis Area calculation includes the existing 1,792 square foot building that will be

used for the Cannabis Retailer operations as shown in this Exhibit "0".
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EXHIBIT "0"

Development Agreement No. 1900022

CANNABIS AREA CALCULATION EXHIBIT

The Cannabis Area calculation includes the existing 1,792 square foot building that will be

used for the Cannabis Retailer operations as shown in this Exhibit "0".
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EXHffiIT ''H''

Development Agreement No. 1900022

COMMERCIAL CANNABIS ACTMTY PUBLIC BENEFIT

The additional annual public benefit provided by the OWNER shall be $75,000.00 with an

annual increase of3%. 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, consistent with CAN xxx, OWNER will participate in

community events, career opportunity events, as well as educational and wellness seminars

within the surrounding community.
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COUNTY OF RIVERSIDE
TRANSPORTATION AND LAND MANAGEMENT AGENCY

JuanC.Perez
Agency Director

02/19/21, 11:20 am CUP190034

ADVISORY NOTIFICATION DOCUMENT

The following notifications are included as part of the recommendation of approval for CUP190034. 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 Plan (CUPI90034) 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 accordancewith approval of that entitlement and are in addition to the applied conditions of
approval.

AdviSOryNotification. 2 AND - Project Description & Operational Limits

Conditional UsePermit No. 190034 (CUP190034)proposes to usean existing building asa storefront for a
retail commercial cannabis businesswith office space related to cannabis business,which shall only
occupy 1,792 square feet of the entire building that is 7,734 square feet. In addition, the cannabis retail
businessshall have mobile deliveries which shall operate between the allowed hours of 11 AM to 10 PM.

Development Agreement No. 1900022 (DA1900022)will impose a lifespan of 10 years on the proposed
cannabis project, will grant the applicant vesting rights to develop the Project In accordance with the
terms of CUP190034and this development agreement, and provides community benefrts to the Thousand
PalmsArea.

The project is located north of Adelald St, east of Front St, and south of Northshore St.

Advisory Notification. 3 AND - Exhibits

The development of the premises shall conform substantially with that asshown on the following
APPROVEDEXHIBIT(S)

Exhibit A (Site Pian), dated 9/1/2020.
Exhibit B (Elevations), dated 9/1/2020.
Exhibit C(Floor Plans),dated 9/1/2020.
Other Exhibit(s)
Security Plan, dated 9/1/2020.
SignagePlan, dated 9/1/2020.

Advisory Notification. 4 AND - Federal, State & Local Regulation Compliance
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02/19/21, 11:20 am CUP190034

ADVISORY NOTIFICATION DOCUMENT

Advisory Notification

Advisory Notification. 4 AND - Federal, State & LocalRegulation Compliance (cont.)

1. Compliance with applicable Federal Regulations, including, but not limited to:
• National Pollutant DischargeElimination System (NPDES)
• CleanWater 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 issuedby the applicable Regional

Water Quality Control Board (RWQCB.)
• Government CodeSection 66020 (90 Daysto Protest)
• Government CodeSection 66499.37 (Hold Harmless)
• State Subdivision Map Act
• Native American Cultural Resources,and Human Remains(Inadvertent Find)
• School District Impact Compliance

3. Compliance with applicable County Regulations, including, but not limited to:
• Ord. No. 348 (LandUsePlanning and Zoning Regulations)
• Ord. No. 413 (RegulatingVehicle Parking)
• Ord. No. 421 (ExcavationCovering & SWimmingPool Safety)
• Ord. No. 457 (Building Requirements)
• Ord. No. 458 (Regulating Flood HazardAreas & Implementing National Flood Insurance Program)
• Ord. No. 460 (Division of Land)
• Ord. No. 461 (Road Improvement Standards)
• Ord. No. 484 (Control of Blowing Sand)
• Ord. No. 625 (Right to Farm)
• Ord. No. 716 (Abandoned, Neglected or Cruelly Treated Animals)
• Ord. No. 771 (Controlling Potentially Dangerous& DangerousAnimals)
•. Ord. No. 878 (RegardingNoisy Animals)
• Ord. No. 655 (Regulating Light Pollution)
• Ord. No. 671 (Consolidated Fees)
• Ord. No. 679 (Directional Signsfor Subdivisions)
• Ord. No. 742 (Fugitive Dust/PMI0 Emissionsin CoachellaValley)
• Ord. No. 787 (Fire Code)
• Ord. No. 847 (Regulating Noise)
• Ord. No. 857 (BusinessLicensing)
• Ord. No. 859 (Water Efficient LandscapeRequirements)
• Ord. No. 915 (RegulatingOutdoor Lighting)
• Ord. No. 916 (Cottage FoodOperations)
• Ord. No. 925 (Prohibiting Marijuana Cultivating)
• Ord. No. 927 (RegulatingShort Term Rentals)
• Ord. No. 928 (Clarifying County Prohibition on Mobile Marijuana Dispensariesand Deliveries)

4. Mitigation FeeOrdinances
• Ord. No. 659 Development Impact Fees(DIF)
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Advisory Notification. 4 AND - Federal, State & Local Regulation Compliance [cont.]

• Ord. No. 673 CoachellaValley Transportation Uniform Mitigation Fee(CVTUMF)
• Ord. No. 875 CoachellaValley Multiple SpeciesHabitat Conservation Plan (CVMSHCP)

Fire

Fire. 1 AND - Federal, State & LocalRegulation Compliance

1. Construction Permits Fire Department Review: Submittal of construction plans to the Office of the Fire
Marshal for development, construction, installation and operational use permitting will be required. Final
fire and life safety conditions will be addressedwhen the Office of the FireMarshal reviews these plans.
Theseconditions will be basedon occupancy, use,California Building Code(CBq, California FireCode,and
related codes, which are in effect at the time of building plan submittal.

2. Knox Boxand Gate Access:Buildingsshall be provided with a Knox Box.The KnoxBox shall be installed
in an accessible location approved by the Office of the Fire Marshal. Ref.CFC506.1

3. Addressing: All commercial buildings shall display street numbers in a prominent location on the
addressside and additional locations as required. Ref.CFC505.1 and County of Riverside Office ofthe Fire
Marshal Standard #07-01

General

General. 1 General- BusinessLicensing

Everyperson conducting a businesswithin the unincorporated area of RiversideCounty, as defined in
RiversideCounty Ordinance No. 857, shall obtain a business license. For more information regarding
business registration, contact the BusinessRegistration and LicenseProgramOffice of the Building and
Safety Department.

General. 2 General - Causesfor 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- CeasedOperations

In the event the use hereby permitted ceasesoperation for a period of one (1) year or more, this
Conditional UsePermit and accompanying Development Agreement approval shall become null and void.
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General. 4 General- Hold Harmless [cont.]

General. 4 General - Hold Harmless

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

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

(b) any claim, action or proceeding against the COUNTYto attack, set aside,void or annul any other
decision made by the COUNTYconcerning the project, including, but not limited to, decisions made in
responseto California Public RecordsAct requests; and

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

The COUNTYshall promptly notify the applicant/permittee of any LITIGATIONand shall cooperate fully in
the defense. If the COUNTYfails to promptly notify the applicant/permittee of any such LITIGATIONor
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 servicesexpensesthe COUNTYincurs in connection with any such
LITIGATION,whether it incurs suchexpensesdirectly, whether it is ordered by a court to pay such
expenses,or whether it incurs such expensesby providing legal servicesthrough its Office of County
Counsel.

Payment for COUNTY'scosts related to the LITIGATIONshall be made on a deposit basis.Within thirty (30)
daysof receipt of notice from COUNTYthat LITIGATIONhas been initiated against the Project,
applicant/permittee shall initially deposit with the COUNTY'sPlanningDepartment thetotal amount of
Twenty Thousand Dollars ($20,000). Applicant/permittee shall deposit with COUNTYsuch additional
amounts asCOUNTYreasonably and in good faith determines, from time to time, are necessaryto cover
costsand expenses incurred by the COUNTY,including but not limited to, the Office of County Counsel,
RiversideCounty Planning Department and the RiversideCounty Clerk of the Board associatedwith the
LITIGATION.To the extent such costs are not recoverable under the California Public RecordsAct from the
records requestor, applicant/permittee agreesthat deposits under this section may also be usedto cover
staff time incurred by the COUNTYto compile, review, and redact records in response to a PublicRecords
Act request made by a petitioner in any legal challenge to the Project when the petitioner is using the
PublicRecordsAct request asa meansof obtaining the administrative record for LITIGATIONpurposes.
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
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General. 5 General- Human Remains (cont.)

comply with State Health and Safety CodeSection 7050.5.

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 asmay be in effect at the time of submittal, as required by Ordinance No.
671. Eachsubmittal 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 successorin 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 archaeologlst=", the Native American
tribal representative (or other appropriate ethnic/cultural group representative), and the County
Archaeologist to discussthe significance of the find. At the meeting with the aforementioned parties, a
decision is to be made, with the concurrence of the County Archaeologist, asto the appropriate treatment
(documentation, recovery, avoidance, etc) for the cultural resource. Resourceevaluations 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 assessthe significance of the cultural resource, attend the meeting described
above, and continue monitoring of all future site grading activities as necessary.

Planning

Planning. 1 General - A. Application Requirements

At the time of filing the application for a Commercial CannabiSActivity on a form provided by the Planning
Department, the applicant shall also provide the applicable fee for processingthe land use permit
application. All entitlement fees shall be paid in full, prior to operating the cannabis business.

Planning. 2 General - B. State Ucense Required
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Planning

Planning. 2 General - B. State LicenseRequired (cont.)

Obtain and maintain during the life of the Commercial CannabisActivity the applicable California license
issuedpursuantto California Businessand ProfessionsCodeSections 19300.7 or 26050(a) asmay be
amended from time to time.

Planning. 3 General- C.Suspension, Revocation, or Termination of State License

Suspensionof a license issuedby the State of California, or by any State licensing authority, shall
immediately suspend the ability of a Commercial CannabisActivity to operate within the County until the
State, or its respective State licensing authority, reinstates or reissuesthe State license. Revocation or
termination of a license by the State of California, or by any State licensing authority, will also be grounds
to revoke or terminate any conditional use permit granted to a Commercial CannabisActivity pursuant to
this Article.

Planning. 4 General - D. Health and Safety

Commercial CannabisActivities shall at all times be operated in such a way as to ensure the health, safety,
and welfare of the public. Commercial CannabisActivities shall not create a public nuisance or adversely
affect the health or safety of the nearby residents, businessesor employees working at the Commercial
CannabisActivity by creating dust, glare, heat, noise, noxious gasses,odor, smoke, traffic, vibration,
unsafe conditions or other impacts, or be hazardous due to the useor storage of materials, processes,
products, and runoff of water, pesticides or wastes.

Planning. 5 General - E.Development Agreement

No approval required by this ordinance shall be given for any permit for a Commercial CannabisActivity
unlessthe Boardof Supervisors prior to or concurrently with approves a development agreement,
pursuant to Section 18.26b of this ordinance, setting forth the terms and conditions under which the
Commercial CannabisActivity will operate in addition to the requirements of this ordinance, all other local
ordinances and regulations, state law and such other terms and conditions that will protect and promote
the public health, safety and welfare. No useor operation under any permit for a Commercial Cannabis
Activity shall be allowed to begin until the development agreement is effective.

Planning. 6 General- F.Nuisance Odors

All Commercial CannabisActivities shall be sited and operated in a manner that prevents Cannabis
nuisanceodors from being detected offsite. All Commercial CannabisActivities shall provide a sufficient
odor absorbing ventilation and exhaust system so that odor generated inside the Commercial Cannabis
Activity that is distinctive to its operation is not detected outside of the operation's facility, anywhere on
adjacent lots or public rights-ot-way, on or about the exterior or interior common areawalkways,
hallways, breezeways,foyers, lobby areas,or any other areas available for use by common tenants or the
visiting public, or within any other unit located inside the same building as the Commercial Cannabis
Activity. In order to control nuisancessuch as odors, humidity and mold, Commercial CannabisActivities
shall install and maintain at the minimum, the following equipment, or any other equipment that can be
proven to be an equally or more effective method or technology to control these nuisances:
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Planning

Planning. 6 General- F. Nuisance Odors (cont.)

1.An exhaust air filtration system with odor control that prevents internal odors from being emitted
externally;

2. An air system that creates negative air pressure between the Commercial CannabisActivities' interior
and exterior, so that the odors generated by the Commercial CannabisActivity are not detectable on the
outside of the Commercial CannabisActivity.

Planning. 7 General- G. Commercial CannabisActivitv Operator Qualifications

1.All operators and all employees of a Commercial CannabisActivity must be 21 years of age or older.

2. Operators shall be subject to background checks.

3. Permits for Commercial CannabisActivities shall not be granted for operators with felony convictions,
asspecified in subdivision (c) of Section 667.5 of the PenalCodeand subdivision (c) of Section 1192.7 of
the PenalCode.

4. Applicants providing false or misleading information in the permitting processwill result in rejection of
the application or nullification or revocation of any permit granted pursuant to this Article.

Planning. 8 General - H. Relocation of a Permitted Commercial CannabisActivity

In the event the permittee or successorin interest vacatesand relocates the Commercial Cannabis
Activity to a new location, a new conditional use permit will need to be granted by the County in
accordancewith this ordinance prior to commencing operations at the new location.

Planning. 9 General - I. Hours of Operation

A Commercial CannabisActivity operating asa CannabisRetailer may be open to the public seven days a
week only between the hours of 6:00 A.M. and 10:00 P.M.All other Commercial CannabisActivities may
operate only during the hours specified in the conditional use permit granted by the County.

Planning. 10 General - J. Inspections

A Commercial CannabisActivity shall be subject to inspections by appropriate local and State agencies,
including, but not limited to, the RiversideCounty Departments of CodeEnforcement, Planning, Fire,
Public Health, Environmental Health, the Agricultural Commissioner's Office and the Sheriff's Department.

Planning. 11 General - K. Monitoring Program

Permittees of a Commercial CannabisActivity shall participate in the County's monitoring program to
verify permit requirements such as, but not limited to, security measures,water use and State
track-and-trace requirements.

Planning. 12 General - L.Restriction on Alcohol and Tobacco Salesor Consumption
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Planning. 12 General - L.Restriction on Alcohol and Tobacco Salesor Consumption
(cont.)

Commercial CannabisActivities shall not allow the sale, dispensing, or consumption of alcoholic beverages
or tobacco on the site of the Commercial CannabisActivity.

Planning. 13 General - M. Restriction on Consumption

Cannabisshall not be consumed or usedon the lot of any Commercial CannabisActivity.

Planning. 14 General- N. Security - Part 1

A Commercial CannabisActivity shall implement sufficient security measures to deter and prevent the
unauthorized entrance into areas containing Cannabisor CannabisProducts, to deter and prevent the
theft of Cannabisor CannabisProducts at the Commercial CannabisActivity and to ensure emergency
accessin accordancewith applicable Fire Codestandards. Guard dogs shall not be used at the Commercial
CannabisActivity as a security measure. Security measuresshall include, but not be limited to, the
following:

1.A plan to prevent individuals from loitering on the lot if they are not engaging in activity expressly
related to the Commercial CannabisActivity.

2. 24 hour emergency contact information for the owner or an on-site employee which shall be provided
to the County.

3.A professionally installed, maintained, and monitored alarm system.

4. Exceptfor LiveCannabisPlants being cultivated at a cultivation facility and limited amounts of Cannabis
for display purposes,all Cannabisand CannabisProductsshall be stored in a secured and locked structure
and in a secured and locked safe room, safe, or vault, and in a manner asto prevent diversion, theft, and
loss.

5. 24 hour security surveillance cameras to monitor all entrances and exits to a Commercial Cannabis
Activity, all interior spaceswithin the Commercial CannabisActivity that are open and accessibleto the
public, and all interior spaceswhere Cannabis,cashor currency is being stored for any period of time on a
regular basis.The permittee for a Commercial CannabisActivity shall be responsible for ensuring that the
security surveillance camera's footage is accessible.Video recordings shall be maintained for a minimum
of 90 days,and shall be made available to the County upon request.

Planning. 15, General- N. Security - Part 2

6. Sensorsshall be installed to detect entry and exit from all secure areas.

7. Panicbuttons shall be installed in all Commercial CannabisActivities.

8. Any bars installed on the windows or the doors of a Commercial CannabisActivity shall be installed only
on the interior of the building.

,
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Planning. 15 General - N. Security - Part 2 (cont.)

9. Security personnel must be licensed by the State of California Bureau of Security and Investigative
Services.

10. A Commercial CannabisActivity shall have the capability to remain secure during a power outage and
all accessdoors shall not be solely controlled by an electronic accesspanel to ensure locks are not
released during a power outage.

11. A Commercial CannabisActivity shall cooperate with the County and, upon reasonable notice to the
Commercial CannabisActivity, allow the County to inspect or audit the effectiveness of the security plan
for the Commercial CannabisActivity.

12. The permittee for a Commercial CannabisActivity shall notify the RiversideCounty Sheriffs
Department immediately after discovering any of the following:

a. Significant discrepancies identified during inventory.

b. Dlversion, theft, loss,or any criminal activity involving the Commercial CannabisActivity or any agent or
employee of the Commercial CannabisActivity.

c. The lossor unauthorized alteration of records related to CannabiS,registering qualifying patients,
primary caregivers, or employees or agents of the Commercial CannabisActivity.

d. Any other breach of security.

13. Firearms shall not be permitted at a Commercial CannabisActivity by an owner, manager, employee,
volunteer or vendor other than those individuals authorized asa State LicensedSecurity Personnel.

14. Cannabisor CannabisProducts shall not be stored outside at any time.

Planning. 16 General - O. Permit and LicensePosting

The permittee shall post or cause to be posted at the Commercial CannabisActivity all required County
and State permits and licensesto operate. Suchposting shall be in a central location, visible to the
patrons, and in all vehicles that deliver or transport cannabis.

Planning. 17 General - P.Signage

Signagefor a Commercial CannabisActivity shall comply with the following:

1. In addition to the requirements set forth in this section and California Businessand ProfessionsCode
section 26152 asmay be amended, business identification signagefor a Commercial CannabisActivity
shall comply with Section 19.4 of this ordinance.

2. No Commercial CannabisActivity shall advertise by having a person or device holding a sign or an air
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Planning. 17 General- P.Signage (cont.)

dancer sign advertising the activity to passersby,whether such person, device or air dancer is on the lot of
the Commercial CannabisActivity or elsewhere including, but not limited to, the public right-of-way.

3. No Commercial CannabisActivity shall publish or distribute advertising or marketing that is attractive to
children.

4. No Commercial Cannabisshall advertise or market Cannabisor CannabisProducts on motor vehicles.

5. Except for advertising signs inside a licensed Premisesand provided that such advertising signsdo not
advertise or market Cannabisor CannabisProducts in a manner intended to encourage persons under 21
years of age to consumeCannabisor CannabisProducts, no Commercial CannabisActivity shall advertise
or market Cannabisor CannabisProducts on an advertising signwithin 1,000 feet of a Child DayCare
Center, a K-12school, a public park or a Youth Center.

6. No signs placed on the lot of a Commercial CannabisActivity shall obstruct any entrance or exit to the
building or any window.

7. Eachentrance to a Commercial CannabisActivity shall be visibly posted with a clear and legible notice
indicating that smoking, ingesting, or otherwise consuming Cannabison the lot of the Commercial
CannabisActivity is prohibited.

8. Signage shall not be directly illuminated, internally or externally.

9. No banners, flags, billboards, or other prohibited signsmay be used at any time.

Planning. 18 General- Q. Records

1. Eachowner and permittee of a Commercial CannabisActivity shall maintain clear and adequate records
and documentation demonstrating that all Cannabisor CannabisProducts have been obtained from and
are provided to other permitted and licensedCannabisoperations. The County shall have the right to
examine, monitor, and audit such records and documentation, which shall be made available to the
County upon written request.

2. Eachowner and permittee of a Commercial CannabisActivity shall maintain a current register of the
names and contact information, including name, address, and telephone number, of anyone owning or
holding an ownership interest in the Commercial CannabisActivity, and of all the officers, managers,
employees, agents and volunteers currently employed or otherwise engagedby the Commercial Cannabis
Activity. The County shall have the right to examine, monitor, and audit such records and documentation,
which shall be made available to the County upon request.

3. All Commercial CannabisActivities shall maintain an inventory control and reporting system that
accurately documents the present location, amounts, and descriptions of all Cannabisand Cannabis
Products for all stagesof the growing and production or manufacturing, laboratory testing and
distribution processesuntil purchase by or distribution to a qualified patient, primary caregiver for
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Planning. 18 General· Q. Records (cont.)

medical purpose or an adult 21 years of ageor older who qualifies to purchaseadult-use Cannabis.

Planning. 19 General - R.Water

All Commercial CannabisActivities shall obtain a 'Will Serve' letter from the applicable water purveyor,
indicating agreement to supply water for the Commercial CannabisActivity. The letter shall include the
activity proposed and any improvements required for service. ForCommercial CannabisActivities where
water service is not available, conditions from the Department of Environmental Health for a permitted
onsite, in-ground well will be required for the conditional use permit. Irrigation and domestic water
supplies shall not include water transported by vehicle from off-site sources.

Planning. 20 General - S.Waste Water

All Commercial CannabisActivities shall obtain a 'Will Serve' letter from the applicable sanitary sewer
purveyor, indicating agreement to supply sewer for the Commercial CannabisActivity. The letter shall
include the activity proposed and any improvements required for service. For Commercial Cannabis
Activities where sewer service is not available, conditions from the Department of Environmental Health
will be required for the conditional use permit. Where sanitary sewer is not available, the applicant shall
obtain clearance from the appropriate regional water quality control board.

Planning. 21 General- T. Parking

Parkingshall be provided in accordancewith Section 18.12 of this ordinance.

Planning. 22 General- U. Visibility

In no caseshall LiveCannabis Plants be visible from a public or private road, sidewalk, park or common
public viewing area.

Planning. 23 General - V. Hazardous Materials

All Commercial CannabisActivities that utilize hazardous materials shall comply with applicable hazardous
waste generator, RiversideCounty Ordinance No. 615, and hazardousmaterials handling, Riverside
County Ordinance No. 651, requirements and maintain any applicable permits for these programs from
the RiversideCounty Fire Department, the RiversideCounty Department of Environmental Health, the
RiversideCounty Department of Waste Resourcesand the Agricultural Commissioner.

Planning. 24 General· W. Compliance with Localand State Laws and Regulations

1. All Commercial CannabisActivities shall comply with all applicable local and State laws, ordinances and
regulations related to, but not limited to, the following: the California Environmental Quality Act,
California Building Code,California FireCode, RiversideCounty Ordinance No. 787, RiversideCounty
Ordinance No. 457, RiversideCounty Ordinance No. 657, RiversideCounty Ordinance No. 745, Airport
LandUseCompatibility Plans,weights and measures regulations, track and trace requirements, pesticide
use,water quality, storm water discharge and the grading of land.
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Planning. 24 General- W. Compliance with Local and State Lawsand Regulations (cont.)

2. All buildings and structures, including greenhouse, hoop structures, or other similar structures shall
comply with all applicable Building, Fire,and Safety laws and regulations. All buildings and structures shall
be reviewed by the RiversideCounty Building and Safety Department in accordancewith the California
Building Codeand RiversideCounty Ordinance No. 457 and by the RiversideCounty Fire Department in
accordancewith RiversideCounty Ordinance No. 787 and the California FireCode.

Planning. 25 General - X. Material Alterations to Premises

No physical change,alteration, or modification shall be made to a Premiseswithout first obtaining the
appropriate approvals from the County, including but not limited a substantial conformance or revised
permit and all other necessarypermits. Alterations or modifications requiring approval Include, without
limitation: (i) the removal, creation, or relocation of a common entryway, doorway, passage,or a means
of public entry or exit, when such common entryway, doorway, or passagealters or changes
limited-access areaswithin the Premises;(ii) the removal, creation, addition, or relocation of a Cultivation
Area; (iii) or the addition or alteration of a water supply. The requirement of this Section is in addition to
compliance with any other applicable State or local law or regulation pertaining to approval of building
modifications, zoning, and land use requirements. In the event that the proposed modification requires a
new or modified conditional use permit such permit must be obtained prior to issuanceof building
permits.

Planning. 26 General- Y. Multiple Commercial CannabisActivities

Multiple Commercial CannabisActivities may be allowed on the same lot provided the proposed activities
are allowed in the zone classification and meet all requirements in this Article and State Law.

Planning-All

Planning-All. 1 CannabisRetail Operations - 1

Entrancesinto the retail location of the CannabisRetailer 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 accessand entry to the retail location.

Planning-All. 2 Cannabis Retail Operations - 10

CannabisRetailers shall not distribute any Cannabis or CannabisProduct unlesssuch products are labeled
and in a tamper-evident packagein compliance with the California Businessand ProfessionsCodeand any
additional rules promulgated by a licensing authority.

Planning-All. 3 Cannabis Retail Operations - 11

CannabisRetailersshall not provide free samples of any type, including CannabisProducts, to any person
and shall not allow any person to provide free samples on the CannabisRetailer's lot.

Planning-All. 4 CannabisRetail Operations - 12
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Planning-All. 4 Cannabis Retail Operations - 12 (cont.)

Deliveriesshall be conducted in accordancewith California Businessand ProfessionsCode Section 26090
or asmay be amended and all state regulations pertaining to delivery of CannabisProducts.

Planning-All. 5 Cannabis Retail Operations -13

Cannabisor CannabisProducts shall not be sold or delivered by any means or method to any person
within a motor vehicle.

Planning-All. 6 Cannabis Retail Operations - 14

CannabisRetailers shall not include a drive-in, drive-through or walk up window where retail salesof
Cannabisor CannabisProducts are sold to persons or persons within or about a motor vehicle.

Planning-All. 7 Cannabis Retail Operations - 2

CannabisRetailersmay include the sale of Medical Cannabis, requiring an M-Licensefrom the State.
CannabisRetailersselling only Medical Cannabisshall verify consumers who enter the Premisesare at
least 18years of ageand that they hold a valid Physician'sRecommendation.

Planning-All. 8 Cannabis Retail Operations - 3

CannabisRetailersmay include the sale of Adult UseCannabis,requiring an A-license from the State.
CannabisRetailersselling only Adult UseCannabisshall verify that consumers who enter the Premisesare
at least 21 years of age.

Planning-All. 9 Cannabis Retail Operations - 4

A CannabisRetailers may include the sale of both Medical and Adult useCannabisrequiring both an
A-Licenseand an M-License from the State. All CannabisRetailers selling both Medical and Adult Use
Cannabisshall verify that consumers who enter the premises are at least 18 years of age and that they
hold a valid Physician'sRecommendation or are at least 21 years of age.

Planning-All. 10 Cannabis Retail Operations - 5

Displayareas shall include the smallest amount of Cannabisand cannabis Products reasonably anticipated
to meet salesduring operating hours.

Planning-All. 11 Cannabis Retail Operations - 6

Cannabisand CannabisProducts not in the display area shall be maintained in a locked secure area.

Planning-All. 12 Cannabis Retail Operations - 7

Not more than 10%of the CannabisRetailer 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.
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Planning-All. 13 CannabisRetail Operations - 8 (cont.)

Planning-Ali. 13 Cannabis Retail Operations - 8

Restroom facilities shall be locked and under the control of the CannabisRetailer.

Planning-Ail. 14 CannabisRetail Operations - 9

CannabisRetailersshall ensure that all Cannabisand CannabisProducts held for saleby 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.

Waste Resources

Waste Resources. 1 Waste - General

Hazardousmaterials are not accepted at RiverSideCounty landfills. In compliance with federal, state, and
local regulations and ordinances, any hazardouswaste generated in association with the project shall be
disposedof at a permitted HazardousWaste disposal facility. Hazardouswaste materials include, but are
not limited to, paint, batteries, oil, asbestos,and solvents. For further information regarding the
determination, transport, and disposal of hazardouswaste, pleasecontact the RiversideCounty
Department of Environmental Health, Environmental Protection and Oversight Division.
AB341 focuseson increased commercial waste recycling asa method to reduce greenhouse gas(GHG)
emissions.The regulation requires businessesand organizations that generate four or more cubic yards of
waste per week and multifamily units of 5 or more, to recycle. A businessshall take at least one of the
following actions in order to reuse, recycle, compost, or otherwise divert commercial solid waste from
disposal:
• Sourceseparate recyclable and/or compostable material from solid waste and donate or self-haul the
material to recycling facilities.
• Subscribeto a recycling servicewith their waste hauler.
• Provide recycling service to their tenants (if commercial or multi-family complex).
• Demonstrate compliance with the requirements of California Codeof RegulationsTitle 14.
Formore information, pleasevisit:
www.rivcowm.org/opencms/recycling/recycling_and_compost_business.html#mandatory
Considerxeriscaping and using drought tolerant/low maintenance vegetation in all landscapedareasof
the project.
The useof mulch and/or compost in the development and maintenance of landscapedareaswithin the
project boundaries is recommended.
Recyclegreen waste through either onsite composting of grass, i.e., leaving the grassclippings on the
lawn, or sending separated green waste to a composting facility.
AB 1826 requires businessesand multifamily complexes to arrange for organic waste recycling services.
Thosesubject to AB 1826 shall take at least one of the following actions in order to divert organic waste
from disposal:
-Sourceseparate organic material from all other recyclables and donate or self-haul to a permitted
organic waste processing facility.
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02/19/21, 11:20 am CUP190034

ADVISORY NOTIFICATION DOCUMENT

Waste Resources

Waste Resources. 1 Waste - General (cont.)

-Enter into a contract or work agreement with gardening or landscaping service provider or refuse hauler
to ensure the waste generated from those servicesmeet the requirements of AS 1826.

Page 15 of 15



02/19/21
11:25

Plan: CUP190034

Riverside County PLUS
CONDITIONS OF APPROVAL

Page 1

Parcel: 650360021

80. Prior To Building Permit Issuance

E Health

080 - E Health. 1 E Health Clearance Not Satisfied

Prior to issuance of the building permit, clearance must be obtained from the Department of
Environmental Health.

080 - E Health. 2 Sewer Will Serve Not Satisfied

A "Will Serve" letter is required from the sewer agency serving the project.

080 - E Health. 3 Water Will Serve Not Satisfied

A "Will-Serve" letter is required from the appropriate water agency.

Transportation

080 - Transportation. 1 TUMF Not Satisfied

Prior to the issuance of a building permit, the project proponent shall pay the Transportation Uniform
Mitigation Fee (TUMF) in accordance with the fee schedule in effect at the time of issuance. pursuant
to Ordinance No. 673.

Waste Resources
080 - Waste Resources. 1 Waste Recycling Plan Not Satisfied

Prior to issuance of a building permit, a Waste Recycling Plan (WRP) shall be submitted to the
Riverside County Department of Waste Resources for approval. At a minimum, the WRP must
identify the materials (i.e., concrete, asphalt, wood, etc.) that will be generated by construction and
development, the projected amounts, the measures/methods that will be taken to recycle, reuse,
and/or reduce the amount of materials, the facilities and/or haulers that will be utilized. and the
targeted recycling or reduction rate. During project construction, the project site shall have, at a
minimum. two (2) bins: one for waste disposal and the other for the recycling of Construction and
Demolition (C&D) materials. Additional bins are encouraged to be used for further source separation
of C&D recyclable materials. Accurate record keeping (receipts) for recycling of C&D recyclable
materials and solid waste disposal must be kept. Arrangements can be made through the franchise
hauler.

90. Prior to Building Final Inspection
E Health
090 - E Health. 1 Hazmat Clearance Not Satisfied

Obtain clearance from the Hazardous Materials Management Division. Oontactlndto office at
760-863-8976

Waste Resources
090 - Waste Resources. 1 Waste - Mandatory Commercial and Organics Recycling Corr Not Satisfied

Prior to final inspection, the applicant shall complete a Mandatory Commercial Recycling and
Organics Recycling Compliance form (Form D). Form D requires applicants to identify programs or
plans that address commercial and organics recycling, in compliance with State legislation/regulation.
Once completed, Form D shall be submitted to the Recycling Section of the Department of Waste
Resources for approval. For more information go to:



02/19/21
11:25

Plan: CUP190034

Riverside County PLUS
CONDITIONS OF APPROVAL

Page 2

Parcel: 650360021

90. Prior to Building Final Inspection
Waste Resources
090 - Waste Resources. 1 Waste - Mandatory Commercial and Organics Recycling Corr Not Satisfied

www.rcwaste.org/business/planning/applications. To obtain Form D, please contact the Recycling
Section at 951-486-3200, or email to: Waste-CompostingRecycling@rivco.org.

090 - Waste Resources. 2 Waste Reporting Form and Receipts Not Satisfied
Prior to final building inspection, evidence (l.e., waste reporting form along with receipts or other types
of verification) to demonstrate project compliance with the approved Waste Recycling Plan (WRP)
shall be presented by the project proponent to the Planning Division of the Riverside County
Department of Waste Resources. Receipts must clearly identify the amount of waste disposed and
Construction and Demolition (C&D) materials recycled.



RI.VERSIDE COUNTY

CharissaLeach, P.E.
Assistllllt TLMA Director

APPLICATION FOR LAND USE AND DEVELOPMENT
CHECK ONE AS APPROPRIATE:

o PLOTPLAN
Ij] CONDITIONAL USE PERMIT

o PUBLIC USE PERMIT 0 VARIANCEo TEMPORARY USE PERMIT

o REVISED PERMIT Original Case No. _

INCOMPLETE APPLICA TlONS WILL NOT BE ACCEPTED.

APPLICATION INFORMATION

Applicant Name: EEL - Riverside County, LLC

Contact Person: EDict Lewis, Managing Member E-Mail: elewisbroker@gmail.com

Mailing Address: _1_90_0_M_al_n_Str_e_et,--'#_50_0 ~__;_------------------
Street

Irvine, CA 92614
City

Daytime Phone No: (~) _3_70-3_78_0 _

State ZIP

Fax No: ~~)---------
Engineer/Representative Name: _G;.;_ra.:::_p:..;.hia:....:Ar_c_h_ite_ctur_e_& __Eng-=-ine_e_rlng-=- _

Contact Person: Sean Freitas, President & CEO E-Mail: deslgn@graphia.com

Mailing Address: 100 Gateway Drive, Suite 120
Street

Lincoln, CA 95648
City

Daytime Phone No: (~) _209_-9_89O _

State ZIP

Fax No: (,-__ ,

Property Owner Name: Franklin W. Gibson & Sandra J. Gibson, Co-Trustees U/Dff dated 10/28/93

Contact Person: Sandra J, Gibson, Co-Trustee E-Mail: Jeaniegibson715@gmail.com

Mailing Address: _1_69_9_1B_o_le_ro_L_an_e ~__;_------_:__-----------
street

Huntington Beach, CA 92649
City State ZIP

Daytime Phone No: (714 _34_5_-1_72_6______ Fax No: ('-__
RiversideOffice. 4080LemonStreet,12thRoor DesertOffice' 77-5888DunaCourt,SuiteH
P,O.Box1409,Riverside,California92502-1409 PalmDesert,California92211

(951)955-3200'Fax (951)955-1811 (760)863-8277'Fax (760)863-7555

Form 295-1010 (08/03/18)
·Planning Our Future ... Preserving Our Pasr



o Ch.eck this box if additional persons or entities have an ownership interest in the subject property(ies)
In addition to that indicated above; and attach a separate sheet that references the use pennlt type and
number and list those names, mailing addresses, phone and fax numbers, and email addresses; and
provide signatures of those persons or entities having an interest in the real property{les) involved in this
application.

AUTHORITY FOR THIS APPLICATION IS HEREBY GIVEN:

I certify that I amlwe are the record owner(s) or authorized agent, and that the information filed is true
and correct to the best of my knowledge, and In accordance with Govt. Code Section 65105,
acknowledge that in the perfonnance of their fundions, planning agency personnel may enter upon any
land and make examinations and surveys, provided that the entries, examinations. and surveys do not
interfere with the use of the land by those persons lawfully entitled to the possession thereof.

(If an authorizedagent Signs.the agentmust submits letter signed by the ~(s) indicatingauthority to Bignon the ow,.-{s),s
behalf, and If this application Is submitted electronically, the "wet-signed" signatures must be submitted to the Planning
Department after submittal but beforethe use permit Is ready for public_ring.)
Franklin W. Gibson. Co-Trustee

PRINTED NAME OFPROPERTY OWNER(S)

PRINTED NAME OFPROPERTY OWNER(S)

Sandra J. Gibson, Co-Trustee

The Planning Department will primarily direct communications regarding this application to th.e person
..-,_ identified above as the Applicant. The Applicant m~y be the property owner, representative, or other

aSSignedagent.

AUTHORIZA TION FOR CONCURRENT FEE TRANSFER

The applicant authorizes the Planning Department and TLMA to expedite the refund and billing process
by transfening monies among concurrent applications to cover processing costs as necessary. Fees
collected in excess of the actual cost of providing specific services will be refunded. If additional funds
are needed to complete the proceSSing of this application, the applicant will be billed, and processing of
the application will cease until the outstanding balance is paid and sufficient funds are available to
continue the processing of the application. The applicant understands the deposit fee process as
described above, and that there will be NO refund of fees which have been expended as part of the
application review or other related activities or services, even if the application is withdrawn or the
application is Ultimately denied.

PROPERTY INFORMATION:

Assessor's Parcel Number(s): _6_5_0_-_3_6_0_-0_2_1 _
Approximate Gross Acreage: _0_._6_4 _
General location (nearby or cross streets): North of Adelaid Street ,South of

Northshore Street, East of Front Street West of Northshore Street

Form 295-1010 (08/03118)

Page 2 of6



APPLICATION FOR LAND USE AND DEVELOPMENT

PROJECT PROPOSAL:

Describe the proposed project.
The Applicant will renovate 1.792 squBre feet of 72064 Adelaid Street. Thousand Palms. CA 92276. to establish a cannabis storefront retailer WIth delivery pursuant to

cannabis RFP Response CAN190034.

Identify the applicable Ordinance No. 348 Section and Subsection reference(s) describing the proposed
land use(s): Cannabis storefront retailer with delivery

Number of existing lots: _1 __

EXISTINGBuildings/Structures: Yes L~ No l J
No.* Square Height Stories Use/Function To be Removed Bldg.

Feet PennitNo.
1 7,734 24' 1 Industrial office 1warehouse 0 BNR020061
2 0
3 0
4 0
5 0
6 0
7 0
8 0
9 0
10 0
Place check m the app/tcable row, if buildmg or structure IS proposed to be removed .

.PROPOSEDBuildingS/Structures: Yes I J No llll!l
No.* Square Height Stories Use/FunctionFeet
1
2
3
4
5
6
7
8
9

I 10

PROPOSEDOutdoor Uses/Areas: Yes lJ No ~
No.* Square Use/FunctionFeet
1
2
3
4
5

Form 295-1010 (08/03/18)
Page 3 of6



APPLICATION FOR LAND USE AND DEVELOPMENT

6
7
8
9
10 . .. "* Match to Buildmgs/Structures/Outdoor Uses/Areas identified on Exhibit ~ .

o Check this box if additional bUildings/structures exist or are proposed, and attach additional page(s)
to identify them.)

Related cases filed in conjunction with this application:

Cannabis RFP Response CAN190034 and an Application for Development Agreement

Are there previous development applications filed on the subject property: Yes ~ No 0
If yes, provide Application No(s). PP17612 (Plot Pian); PP17822 (Minor Plot Pian); FP02055 (HistOrical Planning Case)

(e.g. Tentative Parcel Map, Zone Change, etc.)

Initial Study (EA) No. (if known) _E_A_3_85_4_5 _ EIR No. (if applicable): _

Have any special studies or reports, such as a traffic study, biological report, archaeological report,
geological or geotechnical reports, been prepared for the subject property? Yes D No III
If yes, indicate the type of report(s) and provide a signed copy(ies):

Is the project located within 1,000 feet of a military installation, beneath a lOW-levelflight path or within
special use airspace as defined in Section 21098 of the Public Resources Code, and within an urbanized
area as defined by Government Code Section 65944? Yes 0 No iJ
Is this an application for a development permit? Yes ~ No D
If the project located within either the Santa Ana River/San Jacinto Valley watershed, the Santa
Margarita River watershed, or the Whitewater River watershed, check the appropriate checkbox below.

/( not known, please refer to Riverside County's Map Mv County website to determine if
the property is located within any of these watersheds (search for the subject property's
Assessor's Parcel Number, then select the "Geographic" Map Layer - then select the
Watershed" sub-layer)

If any of the checkboxes are checked, click on the adjacent hyperlink to open the applicable Checklist
Form. Complete the form and attach a copy as part of this application submittal package.

D Santa Ana River/San jacinto Valley

D Santa Margarita River

III Whitewater River

Form 295-1010 (08/03/18)
Page 4 of6



APPLICATION F9§ HNO USEANp pEyeLOPMENT

If the applicable Checklist has concluded that the application requires a preliminary project-specific
W~r Quality Management Plan (WQMP), such a plan shall be prepared and included with the submittal
of this application.

HAZARDOUS WASTE AND SUBSTANCES STATEMENT

The development project and any alternatives proposed In this application are contained on the lists
compiled pursuant to Section 65962.5 of the Government Code. Accordingly, the project applicant Is
required to submit a signed statement that contains the following Infonnation:

Name of Applicant:

Address:

Phone number:

Addreaa of site (straet name and number if available, and ZIP Code):

Local Agency: County of Riverside

Assessor's Book Page, and Parcel Number:

Specify any list pursuant to Section 65962.5 of the Govemment Code: None
Regulatory Identification number:

Date of list:

Applicant N/A Date

HAZARDOUS MATERIALS DISCLOSURE STATEMENT

Government Code Section 65850.2 requires the owner or authorized agent for any development project
to disclose whether.

1. Compliance will be needed with the applicable requirements of Section 25505 and Article 2
(commencing with Section 25531) of Chapter B.95 of Division 20 of the Health and Safety Code
or the requirements for a permit for construction or modification from the air pollution control
district or air quali!l man_!Sement district exercising jurisdiction in the area govemed by the
County. Yes D No ~

2. The proposed project will have more than a threshold quantity of a regulated substance in a
process or will contain a source or modified source of hazardous air emiss"ions. Yes 0 No Ii)

I(we) certify that my (our) answers are true and correct.

Owner/Authorized Agent (1

Owner/AuthOrized Agent (~~~~-£Jj~~trd.~-===- __
/

Date 10/9/2019

Date 10/9/2019

Form29~1010(08103118)
Page 5 of6



APPLICATION FOR LAND USE AND DEVELOPMENT

This completed application form, together with all of the listed requirements provided on the
Land Use and Development Application Filing Instructions Handout, are required in order to file
an application with the County of Riverside Planning Department.

Y:\Current Planning\LMS Replacement\Condensed P.O. Application Forms\Land Use and Development Condensed
application.docx
Created:04/29/2015 Revised:08/0312018

Form295-1010(08/03118)
Page 6 of 6



APPLICATION FOR LAND USE AND DEVELOPMENT

This completed application form, together with all of the listed requirements provided on the
Land Use and Development Application Filing Instructions Handout, are required in order to file
an application with the County of Riverside Planning Department.

Y:\Current Planning\LMS Replacement\Condensed P.O. Application Forms\Land Use and Development Condensed
application.docx
Created:04/29/2015 Revised:08/0312018

Form295-1010(08/03/18)
Page6 of6



NOTICE OF PUBLIC HEARING

A PUBLIC HEARING has been scheduled, pursuant to Riverside County Land Use Ordinance No. 348, before
the RIVERSIDE COUNTY PLANNING COMMISSION to consider a proposed project in the vicinity of your
property, as described below:

CONDITIONAL USE PERMIT NO. 190034 and DEVELOPMENT AGREEMENT NO. 1900022 - 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) - Applicant: EEL - Riverside County, LLC -
Fourth Supervisorial District - Thousand Palms Zoning District - Western Coachella Valley Area Plan: Community
Development: Light Industrial (CD-Ll) (0.25 - 0.60 FAR) - Location: Northerly of Adelaid Street, easterly of Front
Street, and southerly of Northshore Street - 0.64 Acres - Zoning: Industrial Park (I-P) - REQUEST: Development
Agreement No. 1900022 would impose a lifespan on the proposed cannabis project and provide community
benefit to the Thousand Palms District. Conditional Use Permit No. 190034 proposes to use an existing 7,734 sq.
ft. building as a storefront for a retail cannabis business with office space related to cannabis business and shall
only occupy 1,792 sq. ft. of the entire building. APN: 650-360-021.

9:00 a.m. or as soon as possible thereafter.
MARCH 24, 2021
RIVERSIDE COUNTY ADMINISTRATIVE CENTER
BOARD CHAMBERS, 1ST FLOOR
4080 LEMON STREET, RIVERSIDE, CA 92501

Pursuant to Executive Order N-25-20, this meeting will be conducted by teleconference and at the place of hearing,
as listed above. Public access to the meeting location will be allowed but limited to comply with the Executive
Order. Information on how to participate in the hearing will be available on the Planning Department website at:
https:llplanning.rctlma.org/. For further information regarding this project please contact the Project Planner
Gabriel Villalobos at (951) 955-6184 or email at gvillalo@rivco.org, or go to the County Planning Department's
Planning Commission agenda web page at http://planning.rctlma.org/PublicHearings.aspx.

TIME OF HEARING:
DATE OF HEARING:
PLACE OF HEARING:

The Riverside County Planning Department has determined that the above-described application is exempt from
the provisions of the California Environmental Quality Act (CEQA). The Planning Commission will consider the
proposed application at the public hearing. The case file for the proposed project is available for review via email
by contacting the project planner. Please contact the project planner regarding additional viewing methods.

Any person wishing to comment on the proposed project may submit their comments in writing by mail or email,
or by phone between the date of this notice and the public hearing; or, you may appear and be heard at the time
and place noted above. You may participate remotely by registering with the Planning Department. All comments
received prior to the public hearing will be submitted to the Planning Commission for conSideration, in addition to
any oral testimony, before making a decision on the proposed project. All correspondence received before and
during the meeting will be distributed to the Planning Commission and retained for the official record.

If this project is challenged in court, the issues may be limited to those raised at the public hearing, described in
this notice, or in written correspondence delivered to the Planning Commission at, or prior to, the public hearing.
Be advised that as a result of public hearings and comment, the Planning Commission may amend, in whole or in
part, the proposed project. Accordingly, the designations, development standards, design or improvements, or
any properties or lands within the boundaries of the proposed project, may be changed in a way other than
specifically proposed.

Please send all written correspondence to:
RIVERSIDE COUNTY PLANNING DEPARTMENT
Attn: Gabriel Villalobos
P.O. Box 1409, Riverside, CA 92502-1409



PROPERTY OWNERS CERTIFICATION FORM

I, VINN~~IE=....:N~G:...:UYE~=N~__ ~ certify that on._ _.::_Fe=b=ru=a=IY~O=8:..1..'=2=02=1

The attached property owners list was prepared by Riverside County GIS

APN (s) or case numbers CUP190034 / DA1900022 for

Company or Individual's Name --'R::..:.=C;.:I~T_-_G=IS~ _

Distance buffered ..::::6..::::0~0_' _

Pursuant to application requirements furnished by the Riverside County Planning Department.

Said list is a complete and true compilation of the owners of the subject property and all other

property owners within 600 feet of the property involved, or if that area yields less than 25

different owners, all property owners within a notification area expanded to yield a minimum of

25 different owners, to a maximum notification area of 2,400 feet from the project boundaries,

based upon the latest equalized assessment rolls. If the project is a subdivision with identified

off-site access/improvements, said list includes a complete and true compilation of the names and

mailing addresses of the owners of all property that is adjacent to the proposed off-site

improvement/alignment.

I further certify that the information filed is true and correct to the best of my knowledge. I

understand that incorrect or incomplete information may be grounds for rejection or denial of the

application.

TITLE: =G=IS:::....:....:An=al:"Ly=sto.___ _

ADDRESS: ~4~O~80~L=e=m~o~n~S~tr=e=e~t~9_TH_F~I=o~o~r __

Riverside Ca. 92502

TELEPHONE NUMBER (8 a.m. - 5 p.m.): __ --:.l..::{9::..::5::..::1',.L)..::.,9.::..55:::...--=8c.::.1.::.,58=---- _
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650080016
FRANK HARRISON
83295 N SHORE DR
INDIO CA 92203

650080058
FORSCHE PROP
POBOX 1144
LA QUINTA CA 92253

670240017
RIO DEL SOL @ VARNER
622 N PALM CANYON DR
PALM SPRINGS CA 92262

650350013
ADM PROP
28 HAMMOND STE F
IRVINE CA 92618

650360021
FRANKLIN W. GIBSON
17602 SAMPSON LN STE B
HUNTINGTON BEACH CA 92647

650360018
NATALINE FRANCIS PISCITELLI
39301 BADGER ST STE 300
PALM DESERT CA 92211

650360022
OSTROINV
132711TH ST#6
SANTA MONICA CA 90401

650080059
AMERICAN MOBILE CORP
72050A CORPORATE WAY

. THOUSAND PALMS CA 92276

650080089
INTERSEC DEV
77900 AVENUE OF THE STARS
PALM DESERT CA 92211

650360012
DOUG DENBOER
637 BIG CANYON DR W
PALM SPRINGS CA 92264

650360013
FOX LILLIAN ANN LIVING TRUST DTD 04/18/1997
78301 TRUE COUNTRY CT
BERMUDA DUNES CA 92203

650360015
BISON INV
17602 SAMPSON LN
HUNTINGTON BEACH CA 92647

650350036
RANCHO NINE HOLDINGS
POBOX 13164
PALM DESERT CA 92255

650080041
MATTHEW V. JOHNSON
PO BOX 754
RANCHO MIRAGE CA 92270



650350006
N617KM
26021 ATLANTIC OCEAN
LAKE FOREST CA 92630

650080030
THOMAS L. BLACK
POBOX729
RANCHO SANTA FE CA 92067

650350002
JRP REALTY CA
3064;3 FRONT ST
THOUSAND PALMS CA 92276

650350025
THOUSAND PALMS BUSINESS PARK OWNERS
POBOX 13164
PALM DESERT CA 92255

650360014
CORDOVAINVPARTNERS
3055 WILSHIRE BLVD STE 1010
LOS ANGELES CA 90010

650080031
MARY ESCAMILLA
PO BOX 265
THOUSAND PALMS CA 92276

650080088
RL ASSET HOLDINGS
POBOX 1047
THOUSAND PALMS CA 92276

650350003
BERNARD WHITE & SONS
71905 HWY 111 STE E
RANCHO MIRAGE CA 92270

650350004
AIRGAS WEST INC
3737 WORSHAM AVE
LONG BEACH CA 90808

650360003
R L ASSET HOLDINGS
POBOX 1047
THOUSAND PALMS CA 92276

650360019
TIMOTHY WESLEY LEWIS
57632 SUNNYSLOPE DR
YUCCA VALLEY CA 92284

650360016
ADJPROP
73186 CYPRESS DR
RANCHO MIRAGE CA 92270

650080017
GERRY REALTY
78955 MARTINIQUE DR
BERMUDA DUNES CA 92203

- 650080039
A & M STONE & CABINET
72060 CORPORATE WAY
THOUSAND PALMS CA 92276



650080042
ERIK S. MOLLER
78455 AVENUE 41
INDIO CA 92201

650350005
DOUGLAS G. DENBOER
637 BIG CANYON DR W
PALM SPRINGS CA 92264

650350034
THOUSAND PALMS BUSINESS PARK OWNERS
38856 LOBELIA CIR
PALM DESERT CA 92211

650360001
HODGE CAPITAL CO
645 E BLITHEDALE AVE
MILL VALLEY CA 94941

650360020
J C EHRLICH CO INC
1125 BERKSHIRE BLV NO 150
READING PA 19610



Applicant/Owner:
EEL- Riverside County, LLC
c/o Elliot Lewis
1900 Main Street, #500
Irvine, CA92614

Non-County Agencies:

Applicant/Owner:
EEL- Riverside County, LlC
c/o Elliot Lewis
1900 Main Street, #500
Irvine, CA92614

Richard Drury
Komalpreet Toor
Lozeau Drury, LLP
1939 Harrison S
Oakland C'A 9 treer, SUite 150

, 1"\ 4612

Engineer/Rep:
Graphia architecture & Engineering
c/o Sean Freitas
100 Gateway Drive, Suite 120
lincoln, CA95648

KirklandWest
Habitat DefenseCouncil
PO Box7821
Laguna Niguel, Ca,92607-7821

Engineer/Rep:
Graphia architecture & Engineering
c/o Sean Freitas
100 Gateway Drive, Suite 120
lincoln, CA95648

Owner:
Franklin W. Gibson & Sandra J. Gibson
16991 Bolero Lane
Huntington Beach, CA92649

Owner:
Franklin W. Gibson & Sandra J. Gibson
16991 Bolero lane
Huntington Beach, CA92649



RIVERSIDE COUNTY

PLANNING PEPARTMENT
CharissaLeach, P.E.

Interim TLMA Director

NOTICE OF EXEMPTION
TO: 0 Office of Planning and Research (OPR)

P.O. Box 3044
Sacramento, CA 95812-3044

~ County of Riverside County Clerk

FROM: Riverside County Planning Departmento 4080 Lemon Street, 12th Floor

P. O. Box 1409

o 38686 EI Cerrito Road

Palm Desert, CA 92201

Riverside, CA 92502-1409

Project Title/CaM No.: Conditional Use Permit No. 190034 (CUP190034J1Development Agreement No. 1900022 (DA1900022)
Project Location: The project Is located north of Adelald 51. east of Front 51. and south of Northshore 5t. The project is located In the

Westem Coachella Valley Area Plan and is located in the Thousand Palms District.
Project Description: Conditional Use Permit No. 190034 (CUP190034) proposes to use an existing building as a storefront for a
cannabis retailer with office space related to cannabis business. which shall only occupy 1.792 sguare feet of the entire building that is
7.734 square feet. In addition, the cannabis retailer will provide mobile deliverv services which shall operate between the allowed hours
of 11 AM to 10 PM. Development Agreement No. 1900022 (DA190oo22) will impose a lifespan of 10 years on the proposed cannabis
project. will grant the applicant vesting rights to develop the Project in accordance with the terms of CUP190034 and this development
agreement. and provides community benefits to the Thousand Palms Area.

Name of Public Agency Approving Project: .,_,R"_,iv-",el'Sl=·de=-,C"",o""uC!.!ntvu...:.P_"la"",n!!.!n""in,_",g"""D""e:.t<p=art'-!!me",,,.:!n-'.:t_
Project Applicant & Address: EEL - Riverside County, LLC. c/o Elliot Lewis, 1900 Main Street #500, Irvine, CA 92614
Exempt Status: (Check one)o Ministerial (Sec. 21080(b)(1); 15268)o Declarad Emergency (Sec. 21080(b)(3); 15269(a))o Emergency Project (Sec. 21080(b)(4); 15269 (b)(c))

~ Categorical Exemption (Sec. 15301. Sec. 15061(bU3))o Statutory Exemption )o Other: _



NOTICE OF EXEMPTION
Page 2

Reasons why project is exempt: This project is exempt from the California Environmental Quality Act (CEQA) review pursuant to
State CEQA Guidelines Section 15301 (Existing Facilities). This exemption specifically provides that "the kev consideration is whether
the project involves negfigible or no expansion of use" and examples include the interiOr or exterior alterations Involving such things as
interior partitions. plumbing. and electrical conveyances. The proposal for CUP190034 shall include renovation of an existing 7.734
square foot building used for commercial purposes to be used as a-Cannabis retail storefront. the proposed use shall only occupy 1,792
square feet of the existing building. with the remaining area not included as part of the proposed project and to be partitioned off and
separated from the actual project space. Under this categorical exemption. the interior and exterior alterations including the interior
partitions and exterior signage are included.

None of the exceptions pursuant to State CEQA Guidelines section 15300.2 would occur. The Project would not have a significant effect
on the environment due to unusual circumstances; would not result in a cumulative impact: would not impact aM historic resources;.and
is not located on a hazardous site or location. The proposed cannabis related use does not present any unusual circumstances since it
would present similar environmental impacts compared to any other retail use that would be permitted to occupY the project site. Since
all impacts of the proposed use would be similar to other uses that would occupy the space, all potential cumulative impacts of this use
were also previously addressed In the prior approvals. No historic resources are known to exist on the site that could be impacted since
the site is recently developed. The site is not known to be located on a hazardous site based on available data. Additionally. since the
State has created various rules and !1!9ulations as they relate to cannabis waste, particularly for cannabis cultivators, there are no impacts
related to cannabis as a hazardous waste as It relates to the commercial selling of cannabis (the State actually treats cannabis as an
organic waste, versus a hazardous waste). Accordingly. there are no exceptions to the above categOrical exemptions that would prevent
them from applving.

This proposed project is also exempt from California Environmental Quality Act (CEQA) review pursuant to Article 5 - Preliminary Review
of Projects and Conduct of Initial Study; Section 15061 (b)(31,which provides: Once a lead agency has determined that an activity is a
project subiect to CEQA, a lead agency shall determine whether the proiect is exempt from CEQA, The Project is deemed to be a
·pro.ject" _pursuantto CEQA. The Project is a retail business (cannabis retan) and Includes the renovation of an existing 7,734 square
foot structure. No cultivation, testing, microbusiness, distribution, or manufacturing is h1volvedwith the Project or project site. The Project
is EXEMPT under State CEOA Guidelines Section 15061 because Section (b) (3) provides: The activity is covered by the general rule
that CEQA applies only to projects, which have the potential for causing a significant effect on the environment. Where it can be seen
with certainty that there is no possibility that the activity in guestion may have a significant effect on the environment the activity is not
subject to CEQA. The proposed Project will continue to utilize the site as a commercial land use and will not result in any additional
impacts related to traffic. air quality, or public safety. beyond what already occurs at the existing commercial retail establishment. As the
land is already developed, there are no potential impacts related to aesthetics, biolodical and cultural resources. hydrology, or other
similar potential impacts. Lastly, as the State has created various rules and regulations as they relate to cannabis waste. particularly for
cannabis CUltivators,there are no impacts related to cannabis as a hazardous waste as it relates to the commercial selling of cannabis
(the State actually treats cannabis as an organic waste, versus a hazardous waste). Therefore. the project meets the requirements for
CEQA exemption per Section 15061(b)(3) as there Is no ootential that the Project as proposed would have a significant physical impact
on the environment.

County ConIBct Person Phone Number

Signature Tille Date

Date Received for Filing and Posting at OPR: _

Please charge deposit fee case#: ZEA No. CEQ200053 ZCFG No. XXXX - County Clerk Posting Fee
FOR COUNTY CLERK'S USE ONLY



8 No. 1900022, a copy of which is on file with the Clerk of the Board of Supervisors and incorporated herein

9 by reference, is hereby approved.

11 Development Agreement on behalf of the County of Riverside within ten (10) days after the Effective Date

12 of this ordinance, provided that all owners listed in Development Agreement No. 1900022 have executed

13 said Development Agreement within thirty (30) days after adoption of this ordinance.

1

2

3

4

5

6

7

10

14

ORDINANCE NO. 664.83

AN ORDINANCE OF THE COUNTY OF RIVERSIDE

APPROVING DEVELOPMENT AGREEMENT NO. 1900022

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

Section 1. Pursuant to Government Code Section 65867.5, Development Agreement

Section 2. The Chair of the Board of Supervisors is hereby authorized to execute said

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

15 adoption.
BOARD OF SUPERVISORS OF THE COUNTY

16 OF RIVERSIDE, STATE OF CALIFORNIA

17

18
By: --=:----:-- _

Chair
ATTEST:

19 CLERK OF THE BOARD:

20

21

22

23

24

25

26

27

28

By: _
Deputy

(SEAL)

APPROVED AS TO FORM
August ___!i__, 2021

By: ~ ~
Aaron Ga'ettiS
Supervising Deputy County Counsel



Recorded at request of
Clerk, Board of Supervisors
County of Riverside

When recorded return to
Assistant TLMA Director - Planning and Land Use
4080 Lemon Street, 12th Floor
Riverside, CA 92501

DEVELOPMENT AGREEMENT NO. 1900022

A DEVELOPMENT AGREEMENT BETWEEN

COUNTY OF RIVERSIDE

AND

SANDRA 1. GillSON, TRUSTEE OF THE G~SON FAMILY TRUST,

DATED OCTOBER 28, 1993

EEL - RIVERSIDE COUNTY, LLC

ELLIOT LEWIS
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DEVELOPMENT AGREEMENT NO. 1900022

This Development Agreement (hereinafter "Agreement") is entered into effective on the
date it is 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"):

Sandra J, Gibson, Trustee of The Gibson Family Trust, dated October 28, 1993
EEL - Riverside County, LLC
Elliot Lewis

RECITALS

WHEREAS, COUNTY isauthorized 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 ofthe California Constitution and Section 65864, et seq. of the
GovernmentCode; and,

WHEREAS, COUNTY has adopted Procedures and Requirements of the County of
Riverside for the Consideration of Development Agreements (hereinafter "Procedures and
Requirements"), pursuantto Section65865 of the Government Code; and,

WHEREAS~OWNERhas requested COUNTY to enter into a developmentagreement 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
certaingovernmentaland proprietarypowers of COUNTY; and,

WHEREAS, the terms andconditions of this Agreement have undergone extensive review
by COUNTY and the Board of Supervisors and have been found to be fair,just and reasonable;
and,

WHEREAS, the best interests of the citizens of Riverside County and the public health,
safetyandwelfare will be served byentering into this Agreement; and,

WHEREAS, all of the procedures of the California Environmental Quality Act (public
Resources Code, Sections 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 fornotice, public hearings, findings,

1



votes, and other procedural matters; and,

WHEREAS, this Agreement will confer substantial private benefits on OWNER by
grantingvested rights to developtheProperty inaccordancewith the provisionsofthisAgreement; and,

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

WHEREAS, Riverside County Ordinance 348.4898 (hereinafter "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 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 of Riverside does not disproportionately bear the burden of Commercial
Cannabis Activities throughout Riverside County, to ensure the County of Riverside 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 Riverside 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 in order to
assure development of the 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 accordancewith 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:

1. DEFINITIONS AND EXHIBITS.

1.1 Definitions. The following terms when used in this Agreement shall be defined as

2
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follows:

1.1.1 "Agreement" means this Development Agreement.

1.1.2 "Base Rate" means an amount equal to $16.00 multiplied by the entire
Cannabis Area, as shown on Exhibit "G", and which is payable to COUNTY annually
pursuantto Subsections 4.2. I and4.2.2 ofthisAgreement and increased annuallyby 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.

I. 1.5 "COUNTY" means theCountyofRiverside, apolitical 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" 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:

(a) Conditional use permits, and site plans;
(b) Zoning Amendments;
(c) General Plan Amendments
(d) Tentative and fmal subdivision and parcel maps;
(e) Grading and building permits;
(f) 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; and,

3



(i) 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 ofland, 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 effective and 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
ofpubJic 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:

(a) The conduct of businesses, professions, and occupations;
(b) Taxes and assessments;
(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; or

(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.

4
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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:

(a). A person with an aggregate ownership interest of20 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.

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

(c). A member of the board of directors of a nonprofit for the
Commercial Cannabis Activity.

(d). 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.

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 Effecti ve 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
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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 often 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 of Riverside ordinances.

2.4 Transfer.

2.4.1 Ricllt 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:

(a) 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.

(b) Concurrent with any such transfer or within fifteen (15) business
days thereafter, OWNER shall notify COUNTY, in writing, of such transfer and
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.

2.4.2 Release of Transferring Owner. Notwithstanding any transfer, a
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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:

(a) 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.

(c) 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.

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.

(b) Entry of a finaljudgment by a court of competentjurisdiction setting
aside,voiding or annullingthe adoptionof theordinance approvingthisAgreement.For
purposes of clarity this termination section excludes entry of a finaljudgment by a
court of competent jurisdiction setting aside, voiding or annulling the adoption of
Board of Supervisors' Policy No. B -9 .

(c) 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 ofthe Property
that is the subject of such notice of termination; and (ii) shall acknowledge that the
Conditional Use Permit (CUP No. 190034) shall be null and void as to the Property
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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
termination, and shall cause such instrument to be an amendment to this
Agreement to be processed in accordance with COUNTY's Procedures and
Requirements for the Consideration of Development Agreements set forth in
Resolution No. 2020-142.

(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. 190034.

(f) 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 Control1ed Substances Act, 21
U.S.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.

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:

(i) 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:
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If to 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:

EEL - Riverside County, LLC
ATTN: Elliot Lewis, Managing Member
6700 Pacific Coast Hwy, Ste. 201
Long Beach, CA 90803

and

Sandra J. Gibson, Trustee
The Gibson Family Trust
16991 Bolero Lane
Huntington Beach, CA 92649
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with copies to:

Damian A. Martin, Esq.
6700 Pacific Coast Hwy, Ste. 201
Long Beach, CA 90803

(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
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 pol icies governing permitted uses of the Property, the density and intensity of use of the
Property, the maximum beight 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
Supreme Court held in Pardee Construction Co. v. City of Camarillo (1984) 37 Ca1.3d 465, that
the failure ofthe 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

10



appropriate within the exercise of its subjective business judgment.

3.4 Changes and Amendments. The parties acknowledge that refmement and further
development ofthe 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 COUNTY 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,

(c) Increase the maximum height and size ofpennitted buildings or structures;
or,

(d) Delete a requirement for the reservation or dedication ofland for public
purposes within the Property as a whole; or,

(e) 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 Exce.ptions. 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 monitoring 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.

(c) Regulations governing construction standards and specifications

11



including, without limitation, the Building Code, Plumbing Code, Mechanical
Code, Electrical Code, Fire Code and Grading Code applicable inRiversideCounty.

(d) Regulations imposing Development Exactions. Development
Exactions shall be applicable to development ofthe Property if suchDevelopment
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
to the density or intensity of development set forth in the Development Plan.

(e) Regulations that may be in conflict with the DevelopmentPlan but
which are reasonably necessary to protect the public health and safety. To the extent
possible, any such regulations shallbeapplied and construed soasto provide OWNER
with the rights and assurances provided under this Agreement.

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

3.5.2 Subsequent 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 Agreementor 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
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
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restricted by contract.

3.5.5. Application of State and Local Regulatory Laws Governing 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 that will be dedicated to COUNTY or any other public agency upon completion,
and if required by applicable Jaws 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.

3.7 Provision of Real Property 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 OWNER'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
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
13



66452.6(a)(1) of the Government Code, regardingextensionsof timeforapprovedtentativemaps subject
to a developmentagreement, no tentative subdivision map or tentative parcel map, heretofore or
hereafter approved inconnectionwith development ofthe Property, shallbe 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
finalparcel map, heretofore orhereafter approved inconnection withdevelopment 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.

3.11 Request for Proposal Responses. Unless superseded by the terms of this
Agreement, development of the Property shall be consistent with the Request for Proposal
Responses submitted to COUNTY and associated with CAN 190034, incorporated herein by this
reference.

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
by providing more fully for the satisfaction of public interests.

4.2 Public Benefits for Commercial Cannabis Activities.

4.2.1 Annual Public Benefit Base Payments. Prior to the issuance of the certificate
of occupancy 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 (hereinafter "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 1st following the
initial Base Payment and each July 1st thereafter during the term of the Agreement,
OWNER shall pay to COUNTY an amount equal to the Base Payment plus the 2% annual
increase.

4.3 Annual Additional Public Benefits. OWNER shall perform additional public
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benefits identified in Exhibit "H" that will benefit the community inwhich the Commercial
Cannabis Activity is located. Prior to or concurrently with the issuance of the certificate
of occupancy for any part of the Commercial Cannabis Activity, OWNER shall pay to
COUNTY fifty percent (50%) of the total additional public benefit amount set forth in
Exhibit "H" of this Agreement (hereinafter the "Additional Public Benefit") and the
remaining fifty percent (50%) of the Additional Public Benefit within six months of
issuance of the certificate of occupancy; provided, however, that such initial annual
payment shall be prorated based on the number of whole months remaining between the
date ofpayrnent 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 3%.
Prior to the first July 1sl following the initial Additional Public Benefit payment and each
July 1st thereafter during the term of the Agreement, OWNER shall pay to COUNTY an
amount equal to the Additional Public Benefit plus the 3% annual increase.

4.4 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.

4.5 Assessments. Nothing herein shall be construed to relieve the Property from
assessments levied against it by COUNTYpursuant 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 Riverside County taxes, including but not
limited to any taxes on Commercial Cannabis Activities, shall apply to the Project. In the event
that Riverside 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 Riverside 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 that is applicable to the Property is subject to Article XllID 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,
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
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operation of public infrastructure facilities required as part ofthe 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 fmancing mechanism involving any other public
agency without the prior written consent ofthe COUNTY.

Should the Property be included within such a special assessment district, community
facilities district orother fmancing entity, the foIlowingprovisions shall be applicable:

(a) 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 tobe indefault 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 its 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.
In order to facilitate this review, OWNER shall submit an 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
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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. 190034
and this Agreement.

6.4. Records Inspection. Upon written request by the COUNTY, OWNER shall
provide records to the COUNTY demonstrating compliance with this Agreement, CUP No.
190034 and consistency with the Request for Proposal Responses associated with CAN 190034
including, but not limited to, ownership of Property, local hiring and local ownership programs.

6.5 Procedure.

(a) 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
his or her recommended 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, 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
modify the Agreement; and,

(c) Such other information as is reasonably necessary to inform OWNER of
the nature of the proceeding.

6.7 Hearing onModification 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

17



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 orconditions of theAgreement, the Board of
Supervisorsmay 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 ofthe 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 incompliance 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 or not the Certificate is relied upon by
transferees or OWNER, COUNTY shall not be bound by a Certificate if a default existed at
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. INCORPORAnONAND ANNEXATION.

7.1 Intent. If all or any portion of the Property is annexedto or otherwise becomes a part
of a city or anothercounty, it is the intent of the parties that this Agreementshall survive and be binding
upon such otherjurisdiction.

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, thevalidity and effect ofthis 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 oranyportion ofthe Property unless both
OWNER and COUNTY give written consent to such annexation.

8. DEFAULT ANDREMEDlES.

8.l 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 anyprovision 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) For any breach of this Agreement or for any cause of action which arises out
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of this Agreement; or

(b) For the taking, impairment or restriction of any right or interest conveyed or
provided under or pursuant to this Agreement; or

(c) Arising out of or connected with any dispute, controversy or issue 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.

8.2 Specific Performance. The parties acknowledge that money damages andremedies
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)
8.1 above.

Money damages are unavailable against COUNTY as provided in Section

(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
specific performance and judicial review as provided for in this Article 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
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KNOWN BY HIM OR HER WOULD HAVE MATERIALLY AFFECTED, HIS OR HER
SETT EMENT WITH TH ~DEBTOR OR RELEASED PARTY.

8.4 Termination or Modification of Agreement for Default of OWNER.. Subject to the
provisions contained in Section 2.5 herein, COUNTY may terminate or modify thi~ Agreement for
any failure of OWNER to perform any material duty or obligation of OWl'{ER 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 Agreemfnt pursuant to
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. .! I

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 providin~ written notice to COUNTY of default setting forth the
nature of the default and the actions, if arty, 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 hction 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.
. I

9.1 General Plan Litigation.i COUNTY has determined that this iAgreement 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: !

(a) Litigation may befiled 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. I
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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 discretion
participate in the defense of any such claim, action or proceeding.

9.3 Indemnity. In addition to the provisions of Section 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 nature, relating to or in any way connected with or arising from the activities
contemplated hereunder, 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.

9.4 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 or 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.
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9.6 Survival. The provisions of Sections 8.1 through 8.3, inclusive, Section 8.6 and
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
fmancing 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 ofthe 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) TheMortgagee 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.

(c) 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.

(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 Agreement. Any transfer by any Mortgagee in possession shall be subject
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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 ofthe Government Code.

11.2 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
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 ansmg
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, as 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 Obligations. If this Agreement is signed by more than one
OWNER, aU obligations of such OWNERS under this Agreement shall be joint and several, and
the default of any such OWNER shall be the default of all such OWNERS.

11.8 Time of Essence. Time is oftbe essence in the performance of the provisions of this
Agreement as to which time is an element.
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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, or strikes or 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 events 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
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
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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.
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 (iii) 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 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 Riverside County and such service shall constitute valid service upon OWNER.
OWNER 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. OWNER 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.I.A.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.
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11.21 Authorit 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: _

Karen Spiegel
Chair, Board of Supervisors

ArrEST:

KECIA HARPER
Clerk of the Board

By: __
Deputy
(SEAL)

YCOUNSE~
el<\lz..'

DATE
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OWNER:

Dated:~ By: BJ.-.

Dated: k".py

-Sandra J. Gibson, Trustee of The Gibson Family
, Trust dated October 28, 1993 I
BY:~~Cj.~

/' Sandra J. Gibs
Trustee

EEL - Riverside County, LLC, I
a California Limited Liability Company

I
I

By:____j&if~-' "~' -bI-' cA=-----'
Elliot Lewis
Manager

: I
I !

(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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CALIFORNIA ALL- PURPOSE
CERTIFICATE OF ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity
of the individual who signed the document to which this certificate is attached,
and not the truthfulness, accuracy, or validity of that document.

State of California }

County of Los Angeles }

On July 8, 2021 before me, Blake Hogen, Notary Public
(Here Ins.! namealid DUeor I/i8 CfIiCii')

personally appeared -=E:..:.:II~io:....:.t..::L:....:.ew..:..........:is~ _
who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s-)<i§)aresubscribed to the within instrument and acknowledged to me that
<6il&he/they executed the same in@1er/their authorized capacity(ies), and that by
@!Jler/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s} acted, executed the instrument.

I certify under PENALTV OF PERJURY under the laws of the State of California that
the foregoing paragraph is true and correct.

WITNESS my hand and official seal.

"

LAKEaLlon- HOGEN
Commlilion No. 2321905I NOTARY 'U8LIC·CALIFORNIA R

LOSANGELESCOUNTY -
My Comm.E.Ilpir•• F,b. 21, 2P24

INSTRUCTIONS FOR COMPLETING TInS FORM
ADDITIONAL OPTIONAL INFORMATION This form complies with current California statutes regarding notary wording and,
DESCRIPTIONOF THEAn ACHEDDOCUMENT ifneeded, should be completed and attached to the document. Acknowledgments

from other states may be completed/or documenJs betng sent to thai stale so long
as the 'Wording does not require the California notary to violate California notary
law.

• Slate and County information must be the Slate and County where the document
signer(s) personally appeared before the notary public for acknowledgment.

• Date of notarization must be the date that the signer( s) personally appeared which
must also be the same date the acknowledgment is completed.

• The notary public must print his or her name as it appears within his or her
commission followed by a comma and then your title (notary public).

• Print the name(s) of document signer(s) who personally appear at the time of
notarization.

• Indicate the correct singular or plural funns by crossing off incorrect forms (i.e.
helshe/tlwt;- is 1_)or Circling the correctforms. Failure to correctly indicate this
information may lead to rejection of document recording.

• The notary seal impression must be clear and photographically reproducible.
Impression must not cover text or lines. If seal impression smudges, re-seal if a
sufficient area permits, otherwise complete a different acknowledgment form.

• Signature of the notary public must match the signature on file with the office of
the county clerk. .

<. Additional infonnation is not required but could help to ensure this
acknowledgment is not misused or attached to a different document

(0 Indicate title or type of attached document, number of pages and date.
<. Indicate the capacity claimed by the signer. If the claimed capacity is a

corporate officer, indicate the title (i.e. CEO, CFO, Secretary).
• Securely attach this docwnent to the signed document with a staple.

Development Agreement 1900022
(1iUe or desaiplion or attached document)

(Tideor desaiption of attached document continued)

Number of Pages __ Document Date, _

CAPACITY CLAIMED BY THE SIGNER
ta Individual (8)
D Corporate Officer

(Title)
D Partner(s)
D Attorney-in-Fact
D Trustee(s)
D Other

www.NotaryClasses.com 800-873-9865



This certificate ;sattached to a 3£ page document dealing with/entitled,l)eV eI ()P~ and dated()7/0,,(. 1~1.I'r t "'{:rJ' l~ 0l0.2...2... .

California ACKNOWLEDGMENT

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.

State of California

County of O')"Q~
On 6 ft,. do! at J.4, ~""'. before me,

S-t'ii'" :J - . '22a0/7, A /Jcrft;7J r;2h/:C (here insert name and title of the officer),

personally appeared ~ ')1dxg J a. .'bJon , who proved to me
on the basis of satisfactory evidence to be the person('stwhose name~ is/~ subscribed to
the within instrument and acknowledged to me that ~/she/~y executed the same in
Rlslher/fhejrauthorized capacityfles), and that by ~her~ir signature~ on the instrument
the personts), or the entity upon behalf of which the personN acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature::&'~'===1;c:I~.;l'~~=-======--=-=-::::;;;;;~::5-S;;;;:....::----- (Seal)

Printed 02-18

Produced by MarkMaster, Inc. I 1.800.441.MARK I www.markmasterinc.com



CALIFORNIA ALL- PURPOSE
CERTIFICATE OF ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity
of the individual who signed the document to which this certificate is attached,
and not the truthfulness, accuracy, or validity of that document.

State of California }

County of Los Angeles }

On July 8, 2021 before me, Blake Hogen, Notary Public
(Rere U18enname and tide Of iiiIi Off,eel)

personally appeared Elliot Lewis as manager of EEL - Riverside County LLC
who proved to me on the basis of satisfactory evidence to be the persorue) whose
name(~Q§)are subscribed to the within instrument and acknowledged to me that

c:J5i);he/theyexecuted the same in@lerltheir authorized capacity(ies), and that by
~er/their signature(s) on the instrument the person(5), or the entity upon behalf of
which the person(~ acted, executed the instrument.

I certify under PENALTV OF PERJURY under the laws of the State of California that
the foregoing paragraph is true and correct.

WITNESS my hand and official seal.
..

.. ":-.. .~kleUJc)TrHOGEN
" -Com'lllilion No. 2321805I _-NOTARYftUitLlC.CALlFOIINIA II

- ~O. ANGELES COUNTY !1
. I4r C;Ollllft,_IIPI,•• F.b. 21. 202:4

(Notary Public Seal)

INSTRUCTIONS FOR COMPLETING TIllS FORM
ADDITIONAL OPTIONAL INFORMATION This/orm complies with current California statutes regarding notary wording and,
DESCRIPTION OF THEATTACHED DOCUMENT if needed; should be completed and altached to the document. Acknowledgments

from other states may be completed/or documents being sent to thot state so long
as the wording does not require the California notary to violate California notary
law.

• State and County information must be the State and County where the document
signer(s) personally appeared before the notary public for acknowledgment.

• Date of notarization must be the date that the signer(s) personally appeared which
must also be the same date the acknowledgment is completed.

• The notary public must print his or her name as it appears within his or her
commission followed by a comma and then your title (notary public).

• Print the name(s) of document signer(s) who personally appear at the time of
notarization.

• Indicate the correct singular or plural forms by crossing off incorrect forms (i.e,
helshe/tftey;- is1_)or circling the correct forms. Failure to correctly indicate this
information may lead to rejection of document recording.

• The notary seal impression must be clear and photographically reproducible.
Impression must not cover text or lines. If seal impression smudges, re-seal if a
sufficient area permits, otherwise complete a different acknowledgment form.

• Signature of the notary public must match the signature on file with the office of
the county clerk.

e- Additional information is not required but could help to ensure this
acknowledgment is not misused or attached to a different document.

<. Indicate title or type of attached document, number of pages and date.
<- Indicate the capacity claimed by the signer. If the claimed capacity is a

corporate officer, indicate the title (i.e. CEO, CFO, Secretary).
• Securely attach this document to the signed document with a staple.

Development Agreement 1900022
(Title or description of attached documenQ

(Tille or description of attached document continued)

Number of Pages __ Document Date _

CAPACITY ClAIMED BY THE SIGNER
o Individual (s)
o Corporate Officer

Mana*er\itle)
o Partner(s)
o Attorney-in-Fact
o Trustee(s)o Other _

www.NolaryClasses.com 800-873-9865



EXHIBIT "A"

Development Agreement No. 1900022

LEGAL DESCRIPTION OF PROPERTY

The land referred to herein below is situated in the County of Riverside, State of
California, and is described as follows:

Parcel 24 of Parcel Map 29815, in the County of Riverside, State of California, as
shown by Map on file in Book 199, Pages 57 and 58 of Parcel Maps, in the Office of the
County Recorder of Riverside County, California.

EXCEPT therefrom one-sixteenth of all oil, gas, minerals, and other hydrocarbon
substances lying below the surface of said land, but with no right of surface entry. as provided
in deed recorded June 9, 1943 in Book 585, Page 28, Official Records.

Also excepting lS/32nds of all oil, gas, minerals and other hydrocarbon substances
lying below the surface of said land, but with no right of surface entry, as provided in deed
recorded August 8,.1960 inBook 2745, Page 488, Official Records.

APN: 650-360-021-3
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Supervisor: Perez
4

RIVERSIDE COUNTY PLANNING DEPARTMENT
CUP190034DA1900022

VICINITY/POLICY AREAS
Date Drawn: 02105/2021

CITYOFRANCHO MIRAGE
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EXHIBIT "C"

Development Agreement No. 1900022

EXISTING DEVELOPMENT APPROVALS

ZONING
Change of Zone No. 05458

OTHER DEVELOPMENT APPROVALS
Conditional Use Permit No. 190034
Plot Plan No. 17822
Plot Plan No. 17612
Parcel Map No. 29815
Lot Line Adjustment No. 04400

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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EXHIBIT "E"

Development Agreement No. 1900022

COMMERCIAL CANNABIS ACTIVITY SITE PLAN &DESCRIPTION

As shown on the attached site plan, CUP No. 190034 permits a storefront retail cannabis

business to operate from an existing 1,792 square foot building located on a 0.64 acre lot.
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EXHIBIT "F"

Development Agreement No. 1900022

APPLICABLE PUBLIC BASE BENEFITS PAYMENTS

The Cannabis Retailer operating at the Property pursuant to CUP No. 190034 includes an

existing 1,792 square foot building as shown on Exhibit "0". In accordance with Board Policy

B-9, the base public benefit is $16.00 per square foot. Therefore, the public base benefit

payment will be $28,672.00 and will increase annually at a rate of 2%.
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EXHIBIT "0"

Development Agreement No. 1900022

CANNABIS AREA CALCULATION EXHIBIT

The Cannabis Area calculation includes the existing 1.792 square foot building that will be

used for the Cannabis Retailer operations as shown in this Exhibit "0".
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EXHIBIT "H"

Development Agreement No. 1900022

COMMERCIAL CANNABIS ACTIVITY PUBLIC BENEFIT

The additional annual public benefit provided by the OWNER shall be $75,000.00 with an

annual increase of 3%. 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, consistent with CAN 190034, OWNER will participate in

community events, career opportunity events, as well as educational and wellness seminars

within the surrounding community.
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From: Villalobos, Gabriel
Sent: Thursday, August 12, 2021 3:43 PM
To: Thomas Black<casafety@sbcglobal.net>
Subject: RE:CONDITIONALUSEpermit 190034

Good Afternoon Thomas,

Justwanted to let you know that your public comment will be forwarded to the Clerk of the Board to be considered
prior to next week's public hearing regarding Agenda Item 21.1, CUP190034jDA1900022.

I also wanted to submit to you Planningstaff's responsesso that you are aware of some of the specifics regarding the
casegoing to hearing. Just to reiterate what I had previously mentioned in our phone discussion, the applicants are also
adhering to the county's requirement for a security plan to be in place prior to the establishment of this business.What
the applicants have committed to includes having security patrols on site during businessoperating hours from 9 AM to
10 PM. This will also include roving patrols to ensure no loitering in nearby areas. During off hours, there will be
overnight security surveilling the area remotely, alarms are in place to deter crime and any such activity would be
reported immediately. The applicants have also committed to working with neighbors to improve the community so if
there are certain concerns that you wish to discussdirectly with them, they would be willing to have such conversations.

Gabriel Villalobos
Riverside County Planning
4080 Lemon Street 12th Floor
Riverside, CA 92501
951-955-6184

@":/N_ !liCoimlMIJ' www.IECounts.org

From: Thomas Black<casafety@sbcglobal.net>
Sent: Wednesday, August 11, 2021 7:28 AM
To: Villalobos, Gabriel <GVillalo@rivco.org>
Subject: CONDITIONALUSEpermit 190034

Board Members

This is a terrible idea. An industrial area is unguarded at night and vulnerable
to crime.
In the past several years cannabis was being sold across the street from my building
on Northshore St. This is a block away from the proposed site. We immediately had
crime. Windows were broken and anything of value was stolen.

I met with the sheriff. They said little could be done. There is only one sheriff patrol
assigned to the entire Thousand Palms area.

We currently have vehicle thefts in a nearby industrial building. Gasoline is stolen
by drilling a hole in the tank. as well as vehicle parts being sawed off which costs
thousands of dollars to repair. Trailers have been stolen. One van was stolen and
reported. The sheriff did not find it. We found it parked on the freeway days latter.
We need more sheriff patrols and better protection.

Please do not add to our crime problems. Vote no on this permit and give us
more sheriff patrols.

Very truly yours,
Thomas Black
8584421645

8'/17 !:l I ;..1, I
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