






















STANISLAUS COUNTY PLANNING COMMISSION
November 21, 2019 

STAFF REPORT
GENERAL PLAN AMENDMENT, REZONE, USE PERMIT, AND DEVELOPMENT 

AGREEMENT APPLICATION NO. PLN2018-0101 
NATURAL REMEDIES CONSULTING 

REQUEST: TO AMEND THE GENERAL PLAN AND ZONING DESIGNATION OF A 1.01-ACRE 
PROPERTY FROM PLANNED INDUSTRIAL TO PLANNED DEVELOPMENT, AND 
TO OBTAIN A USE PERMIT AND DEVELOPMENT AGREEMENT, TO ALLOW 
INDOOR COMMERCIAL CANNABIS CULTIVATION, MANUFACTURING (NON-
VOLATILE), RETAIL, AND DISTRIBUTION ACTIVITIES WITHIN AN EXISTING 
12,000 SQUARE-FOOT WAREHOUSE BUILDING. 

APPLICATION INFORMATION 

Applicant: Cheryl King, dba Natural Remedies Consulting 
Property Owner: Menghetti Construction, Inc.  
Agent:  N/A 
Location: 5272 Jerusalem Court, north of Kiernan 

Avenue, in the Modesto area. 
Section, Township, Range: 32-2-9
Supervisorial District:  District 4 (Supervisor Berryhill)
Assessor’s Parcel:  004-065-019
Referrals: See Exhibit H – Environmental Review

Referral
Area of Parcel(s): 1.01± Acres
Water Supply:  Private Well
Sewage Disposal: Private Septic System
General Plan Designation:  Planned Industrial
Community Plan Designation: N/A
Sphere of Influence:  N/A
Existing Zoning: P-I 7 (Planned Industrial)
Williamson Act Contract No.:  N/A
Environmental Review: Negative Declaration
Present Land Use:  Existing light industrial warehouse building

and paved parking lot.
Surrounding Land Use: Two County approved commercial cannabis

cultivation and distribution operations, light
industrial development and low traffic
generating commercial uses to the south and
west; orchards to the east; open space and
Modesto Irrigation District canal to the north;
and the City of Modesto to the south.
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RECOMMENDATION 

Staff recommends the Planning Commission recommend that the Board of Supervisors approve this 
request based on the discussion below and on the whole of the record provided to the County.  If the 
Planning Commission decides to recommend approval of this project, Exhibit A provides an 
overview of all the findings required for project approval. 

PROJECT DESCRIPTION 

This project is a request to amend the General Plan and zoning designation of a 1.01-acre property 
from P-I (Planned Industrial) to P-D (Planned Development), and to obtain a Use Permit and 
Development Agreement, to allow indoor commercial cannabis cultivation, manufacturing (non-
volatile), retail, and distribution activities in a portion of an existing 12,000 square-foot warehouse 
building.  The proposed operation will take place in existing Suites B through D and will consist of 
the following: 

Suite B 

Suite B is proposed to be utilized for indoor cultivation activities and will consists of three rooms 
totaling 2,052 square feet for the indoor cultivation of cannabis.  Suite B will also consist of areas for 
storage of cannabis products and waste.  The suite will have multiple interior connections to Suite C. 

Suite C 

Suite C is proposed to be utilized for distribution and processing activities, storage, a security 
station, and employee breakroom.  Four rooms will be utilized for the processing and packaging of 
cannabis, for product grown on-site and product produced by other licensed operators brought in via 
the operator’s commercial cannabis distribution license.  All transfer of product related to distribution 
activities, including the loading and unloading of all cannabis or cannabis product, will take place 
indoors within Suite C. Suite C also has multiple interior connections to Suites B and D.   

Suite D 

Suite D is proposed to be utilized for non-volatile manufacturing and retail activities.  The portion of 
Suite D that connects to Suite C will be used for non-volatile manufacturing of commercial cannabis. 
Manufacturing activities will include the use of low temperature mechanical presses to create resin 
from the cannabis flower.  A second manufacturing process will consist of a cold extraction system 
with food grade ethanol to create cannabis oil from trim and waste product from the presses.  The 
used ethanol will be recycled and disposed of at designated certified facilities.  

The remaining portion of Suite D will be utilized for the retail sales of commercial cannabis and 
manufactured cannabis product.  The retail portion includes a security station at the entrance/exit of 
the suite, a waiting room for customers, offices, a breakroom and restrooms, a limited access 
storage vault, and a limited access area for retail sales.  

The facility is currently in operation with a temporary state license for cultivation and retail.  The 
applicant holds temporary licenses for distribution and manufacturing but does not anticipate 
beginning operation of those activities until June of 2020 at the earliest. 

Hours of operation for the retail portion are proposed to be Monday through Thursday, from 10 a.m. 
to 8 p.m., Friday through Saturday 10 a.m. to 9 p.m., and Sundays, from 10 a.m. to 5 p.m. 
Cultivation, manufacturing, and distribution activities are proposed to be Monday through Friday, 
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from 9 a.m. to 5 p.m.  The operation will include a maximum of 21 employees on-site per shift, 
comprising of 10 employees for the retail activities, three employees for the manufacturing activities, 
two employees for distribution activities, four employees for cultivation activities, and two security 
personnel.    
 
The project proposes to adhere to the development standards, such as parking and landscaping, 
approved for the current P-I (7) zoning.  The applicant has proposed signage for the business, which 
has been included with the project request (See Exhibit B – Maps).  
 
A floor plan for the project is included in Exhibit B – Maps and Attachment C of Exhibit D – 
Development Agreement.  A Development Agreement is included in the project request, as required 
by Chapter 6.78.060 of the Stanislaus County Code. 
 
SITE DESCRIPTION 
 
The site is located at 5272 Jerusalem Court, north of Kiernan Avenue, in the Modesto area.  The 
project site is surrounded by light industrial development and low traffic generating commercial uses 
to the south and west; orchards to the east; open space and a Modesto Irrigation District canal to 
the north; and the City of Modesto to the South (see Exhibit B – Maps).  Two County approved 
indoor commercial cannabis cultivation and distribution operations are also located to the south and 
west of the project site (UP & DA PLN2018-0094 – Lyfted Farms – 5271 – Jerusalem Court and UP 
& DA PLN2018-0095 – Lyfted Farms – 5266 Jerusalem Court).  Both applications were approved by 
the Planning Commission on January 17, 2019, and were subsequently approved by the Board of 
Supervisors on February 12, 2019, and February 26, 2019, respectively.   
 
The existing 12,000 square-foot building includes a total four suites.  The project proposes to utilize 
three of the suites, B through D.  Suite A is not a part of the proposed project and is currently 
occupied by a hearing aid testing business.  The site is also developed with 41paved parking 
spaces and existing landscaping around the parcel.   
 
BACKGROUND 
 
On June 27, 2017, the Governor approved Senate Bill 94, the Medicinal and Adult-Use Cannabis 
Regulation and Safety Act (MAUCRSA), which created one regulatory system for commercial 
cannabis activity.  This legislation allowed each jurisdiction to either permit or prohibit commercial 
cannabis activity within their jurisdictions.  

 
On December 5, 2017, the Stanislaus County Board of Supervisors approved a Commercial 
Cannabis Program for Stanislaus County which allows for up to 61 cannabis activities permits, 
prohibits outdoor cannabis cultivation, and limits retail to no more than seven establishments in the 
unincorporated area (to view the December 5, 2017, Board of Supervisor item visit the Board of 
Supervisors Agenda, Minutes, Audio & Video web page at www.stancounty.com/bos).  The County 
adopted two separate ordinance amendments addressing commercial cannabis activities: Title 21, 
the Stanislaus County Zoning Ordinance, which was adopted on December 5, 2017, specifies the 
zoning districts where each commercial cannabis activity may be permitted, subject to the 
discretionary review process; and Chapter 6.78, of the County Code, which was adopted on January 
9, 2018, lays out the general regulations for commercial cannabis activities in the County, including 
operating standards such as required setbacks from specific uses, odor control, and security 
measures.   

 
In January 2018, the County received 61 complete applications requesting a total of 84 commercial 
cannabis permits.  The County contracted with a third-party reviewer, HDL Consulting, to review and 
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score each application to determine a ranking and to ensure compatibility with state regulations.  A 
background screening was also conducted by the Sheriff’s Department for all business and property 
owners.  The process for retail activities included additional scoring steps consisting of site 
inspections and interviews with County staff.  Total scores were calculated to determine a final 
ranking and waiting list of all retail applicants.  The top seven ranked retail applications have 
proceeded forwarded to the land use entitlement phase.  After this review, 33 applications, including 
45 permits, moved forward into the land use entitlement and development agreement phase of the 
permitting process, which requires a Planning Commission hearing and Board of Supervisors 
approval.  The process involves environmental review, public notification, and public hearings.   

 
To date, 19 of the 33 applications have moved forward in the process to Public Hearing before the 
Board of Supervisors, including: 16 approved locations for a total of 21 permits; 3 approved retail 
locations; and 3 continued applications to allow the applicants to find a different location. 
 
ISSUES 
 
No issues have been identified as a part of this request.  Standard operating conditions have been 
applied to the project as Development Standards. (see Exhibit C – Development Standards). 
 
GENERAL PLAN CONSISTENCY 
 
Consistency with the goals, objectives, and policies of the various elements of the General Plan 
must be evaluated when processing all discretionary project requests.  The project site has a 
General Plan designation of Planned Industrial.  This designation is intended to provide locations for 
light industrial development.  The appropriate zoning to be prescribed for the Planned Industrial 
designation is A-2 (General Agriculture), P-I (Planned Industrial), LI (Light Industrial), IBP (Industrial 
Business Park), SCP-PI (Salida Community Plan, Planned Industrial), and all industrial or business 
park related P-D (Planned Development) zones.  The Planned Industrial land use designation does 
not include higher traffic generating commercial and retail uses such as commercial cannabis retail 
sales.  Accordingly, an amendment to the general plan designation from Planned Industrial to 
Planned Development is proposed as part of this project.  
 
The proposed General Plan designation of Planned Development (P-D) is intended for areas 
appropriate for land which, because of demonstrably unique characteristics, may be suitable for 
commercial use.  If approved, the proposed P-D zoning would be compatible with the proposed 
General Plan Designation of Planned Development.  
 
The applicant has submitted findings for the requested General Plan Amendment (Exhibit G – 
Applicant’s General Plan Findings).  The findings touch on the area adjacent to the project site, 
which includes a mixture of both Planned Development and Planned Industrial designated parcels.  
Additionally, the applicant states the amendment would not have any adverse fiscal impacts on the 
surrounding business or their property values as the area has already been developed with 
industrial buildings.  
 
Goal Three, Policy 19 of the Land Use Element encourages accommodating the siting of industries 
with unique requirements.  Approval of this request would uphold this General Plan goal and policy, 
by recognizing the siting of a new industry type. 
 
The Stanislaus County Agricultural Element includes guidelines for the implementation of 
agricultural buffers applicable to new and expanding non-agricultural uses within or adjacent to the 
A-2 zoning district.  The purpose of these guidelines is to protect the long-term health of agriculture 
by minimizing conflicts such as spray drift and trespassing resulting from the interaction of 
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agricultural and non-agricultural uses.  People intensive uses such a retail uses require a 300-foot 
buffer between the proposed use and surrounding agriculture.  Alternatives may be approved 
provided the Planning Commission finds that the alternative provides equal or greater protection 
than the existing buffer standards.  The project site is only adjacent to agricultural property, zoned A-
2 (General Agriculture), on the eastern property line.  This property boundary is currently fenced but 
does not meet the 300-foot buffer.   
 
Accordingly, the applicant is proposing a reduced setback to the eastside as an agricultural buffer 
alternative.  The project, including the proposed buffer alternative, was referred to the Agricultural 
Commissioner’s Office and no comment to the alternative has been received.  Light industrial 
development has already occurred to the west and south of the project site.  The agriculturally zoned 
parcel to the east is planted in trees.  The project site is physically separated from both parcels with 
a chain-link fence with slats.  Furthermore, the building entrances are facing westerly away from the 
agriculturally zoned parcels, and only emergency exists face east at the backside of the building.  
The building would shield a majority of the areas of the proposed project that are people intensive.  
Staff believes that because the existing building and all people intensive uses would take place 
indoors, the proposed alternative can be found to provide equal protection to the existing buffer 
standards.  Additionally, the project is requesting the ability to utilize the already developed site for 
uses similar in intensity to those that have been previously approved, and the addition of retail uses.  
 
Staff believes that if approved the proposed project would be consistent with the General Plan 
policies discussed above.  The property is already developed with a warehouse building historically 
used for light industrial uses.  The proposed non-retail cannabis activities are consistent with the 
light industrial uses currently allowed within the PI designation and would be consistent with the 
proposed PD designation.  While the project site and the surrounding area off Jerusalem Court are 
predominately comprised of light industrial uses, the proposed retail use is consistent with other 
more people intensive uses located within the PD portions of the business park area located north of 
Kiernan Avenue and west of McHenry Avenue off Pentecost and Charity Ways.  Other more people 
intensive uses in the area include the Elks Lodge, various low traffic generating retail uses, and 
GymStars. 
 
CONSISTENCY WITH THE ZONING & DEVELOPMENT AGREEMENT ORDINANCES 
 
The site is currently zoned P-I (7) (Planned Industrial), which was approved for uses consistent with 
Planned Industrial (P-I) zoning district.  Commercial cannabis non-storefront retail, indoor cultivation, 
distribution, non-volatile manufacturing, and testing activities are permitted uses in the Planned 
Industrial zoning district when a use permit is obtained.  However, as the project proposes storefront 
retail activities a rezone to Planned Development is required.  The previously approved 
Development Plan for P-I (7) included specific development regulations and design standards 
applicable to the project’s site, which would still be applicable.  Development standards including 
signage, parking, landscaping, and development schedule have been met as the site is already 
developed.  Additionally, the applicant has proposed informational signage as part of the proposed 
project.  The proposed signage will consist of the business logo and informational decals on the 
doors of each suite. 
 
In order to approve a use permit, the decision-making authority shall make a finding that the 
establishment, maintenance, and operation of the proposed use or building applied for is consistent 
with the General Plan and will not, under the circumstances of the particular case, be detrimental to 
the health, safety and general welfare of persons residing or working in the neighborhood of the use 
and that it will not be detrimental or injurious to property and improvements in the neighborhood or to 
the general welfare of the County.  If after receiving and considering the evidence, and any 
proposed conditions, the decision-making body is unable to make the findings, the use permit shall 
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be denied.  In this case, the Planning Commission is providing a recommendation to the Board of 
Supervisors which will serve as the decision-making body for both the Use Permit and the 
Development Agreement. 

 
Chapter 21.08.020(D), General Provisions, of the Stanislaus County Zoning Ordinance requires that 
commercial cannabis activities be located and operated in compliance with all the requirements of 
Chapter 6.78 of the Stanislaus County Code.  A discussion of the project’s compatibility with 
Chapter 6.78 is provided below in the section titled “Commercial Cannabis Activities Ordinance 
Consistency.”  General Provisions also require that property owner notification for the consideration 
of any discretionary action authorizing commercial cannabis activities be required at a distance of 
600 feet, increased from the State required 300 feet, measured from the boundaries of the project 
site, unless a greater distance is required by adopted County policy or State requirement.  Per 
County policy, in a rural area, all owners of property within a 1/4 mile, or 1,320 feet, shall be notified. 
All projects are required to notice a minimum of two parcels out in each direction.  The landowner 
notification completed for this project has met these standards.  
 
As stated previously, the proposed project will utilize Suites B-D of the existing 12,000 square-foot 
warehouse building for commercial cannabis cultivation, non-volatile manufacturing, storefront retail 
and distribution.  In accordance with Section 21.76.060 of the Zoning Ordinance, the parking 
requirement for manufacturing or assembly plants and wholesale warehouses requires one space 
for each employee on a maximum shift plus three additional spaces.  The applicant anticipates a 
total of 21 employees per maximum shift for all proposed activities, which would require a total of 24 
parking spaces needed.  Additionally, 21.76.150 of the Zoning Ordinance requires one space for 
every 300 square feet of floor space for retail uses.  The proposed retail area consists of 
approximately 2,100 square feet of space, which would require seven total parking spaces.  The 
project site has already been developed with 41 spaces, which would exceed the combined off-
street parking requirement of 31 spaces for the proposed project.  Additionally, Suite A has been 
assigned three parking spaces.  The remaining seven spaces will act as overflow parking for the 
retail portion of operation. 
 
As required by Chapter 6.78.060 of the Stanislaus County Code, prior to operating in the County, the 
permittee of each commercial cannabis activity shall enter into a development agreement, as 
specified in Title 22 of the Stanislaus County Code.  Title 22 specifies that the Planning Commission 
shall consider the proposed development agreement and provide a recommendation to the Board of 
Supervisors.  The recommendation shall include the Planning Commission’s determination on 
whether or not the Development Agreement:  

 
a.  Is consistent with the General Plan and any applicable specific plan; 
b.  Is compatible with the uses authorized in, and the regulations prescribed for, the land 

use district in which the real property is or will be located; 
c.  Is in conformity with and will promote public convenience, general welfare, and good 

land use practice; 
d.  Will be detrimental to health, safety and general welfare;  
e.  Will adversely affect the orderly development of property or the preservation of 

property values; and  
f.  Will promote and encourage the orderly development of the proposed project by 

providing a greater degree of requisite certainty.  
 

A Development Agreement has been prepared for this project (see Exhibit D – Development 
Agreement).  Attachments to the Development Agreement include: Attachment A - Project 
Description, Attachment B - Legal Description/Property Description, Attachment C – Site/Floor Plan, 
Attachment D - Operating Conditions, Attachment E - Community Benefits, Attachment F – 
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Lease/Grant Deed, and Attachment G – Development Schedule.  Fees to be collected from the 
project include a Community Benefit, which is divided into two categories, a Community Benefit 
Contribution and a Community Benefit Rate.  Community Benefits are negotiated on a project-by-
project basis.   
 
The Community Benefit Contribution is to be paid quarterly, by the operator, and is intended to be 
distributed to local community charities and to be utilized for public improvement projects.  The 
Community Benefit Contribution included in the Development Agreement for this project is an annual 
fee which will range from $23,250 to $65,500 over the first five years.   
 
The Community Benefit Rate is based on the activities to be permitted and their proposed scope.  
The Community Benefit Rate for indoor cultivation shall be $30,000 for up to 5,000 square feet of 
canopy, $70,000 for canopy ranging between 5,001 to 10,000 square feet, or $176,000 for canopy 
ranging between 10,001 to 22,000 square feet; or $70,000 per year, whichever is greater.  The 
Community Benefit Rate for distribution activities is 3% of gross reciepts for distribution of the 
permittee’s products, manufacturing activites starting in 2023 is $50,000 or of 8% of gross reciepts, 
whichever is greater; for retail activities an annual amount ranging from of $390,000 to $470,000 
over the first five years or 8% of gross receipts.   
 
Fees are required to be paid to the Treasurer/Tax Collector on a quarterly basis.  All Community 
Benefit Rate fees collected are intended to be used for enforcement activities of illegal cannabis 
activities throughout the County.  
 
The proposed Development Agreement has a term of five years and the fees will be reassessed 
under a subsequent Development Agreement or any amendments to the proposed Development 
Agreement. 

 
Staff believes that the proposed project is consistent with the requirements of both the Zoning and 
Development Agreements Ordinances of the Stanislaus County Code.  The proposed rezone to a 
Planned Development that allows uses consistent with Planned Industrial such as manufacturing 
(non-volatile), testing labs, distribution, and cultivation or nursery activities (mixed-light or indoor) 
permitted subject to the approval of a use permit as well as commercial cannabis storefront retail.  
The applicant has provided information on the operation which indicates that the project conforms to 
the requirements included in Chapter 6.78 of the County Code, as discussed below.  With 
development standards in place, the proposed business is not anticipated to have a negative impact 
to the surrounding neighborhood or County as a whole. 
 
COMMERCIAL CANNABIS ACTIVITIES ORDINANCE CONSISTENCY 
 
The intent of Chapter 6.78, Commercial Cannabis Activities, of the Stanislaus County Code, is to 
regulate the cultivation, possession, manufacturing, processing, storing, laboratory testing, labeling, 
transportation, destruction, delivery, or sale of medicinal and adult-use cannabis and cannabis 
products in a responsible manner to protect the health, safety, and welfare of the residents of 
Stanislaus County and to enforce rules and regulations consistent with state law.  Furthermore, the 
purpose and intent of Chapter 6.78 is to require all commercial cannabis activities to obtain and 
renew annually a Commercial Cannabis Activity (CCA) Permit to operate in Stanislaus County.  
 
Cultivation: Section 6.78.080 – Commercial cannabis cultivation, of the Commercial Cannabis 
Activities Ordinance states that in no case, shall cannabis plants be visible from off-site, including 
the transfer of product.  All commercial cannabis cultivation operations shall occur within a 
greenhouse or fully enclosed building.  All cultivation and distribution activities associated with this 
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project will occur entirely within the existing warehouse.  Existing fencing has been installed behind 
the building on the eastern property line, however, no further fencing is required.   
 
Distribution: All commercial cannabis products shall only be transported between commercial 
cannabis activities that have valid local and State commercial cannabis permits and/or licenses.  
Furthermore, all distribution activities are required to implement the following record keeping 
activities: completion of a shipping manifest as required by state law, which includes track and trace 
unique identifier information from the cultivation source, keep a copy of the manifest within the 
distribution vehicle at all times, appropriate record keeping of transactions and shipping manifests, 
an organized method of storing and transporting cannabis and cannabis products, and a maintain a 
clear chain of custody of the product distributed.  Distribution activities must also ensure that an 
appropriate sampling of cannabis or cannabis products are tested by a licensed testing facility prior 
to distribution.  Testing records shall be maintained by the distributor.  All cannabis or cannabis 
products shall be inspected, packaged, and labeled in accordance with state law.  Lastly, distributors 
are proposing to use zero emissions vehicles as part of their fleet. 
 
Retail: All retail permittees shall ensure that all cannabis and cannabis products sold by the retailer 
are cultivated, manufactured, transported, distributed, and tested by California licensed and 
permitted facilities that are in full conformance with State and local regulations.  In compliance with 
State of California rules and regulations, retail permittees shall not distribute any cannabis or 
cannabis products unless such products are labeled and in a tamper-proof package.  Furthermore, 
retail permittees shall not provide free samples of any type, including cannabis goods, to any 
person, and shall not allow any person to provide free samples on the permittee’s premises.  
Supplemental security procedures exist for retail operators that require age verification of all 
customers, and in cases of medical cannabis customers, all pertinent medical documentation must 
be presented to the permittee.  Entrances into areas of retail shall be locked at all times and entry 
shall be strictly controlled through an electronic/mechanical entry system.  Uniformed security shall 
be present on-site to control loitering, site access, prevent sampling or product use, and to serve as 
visual deterrents for unlawful activities during business hours.   
 
Manufacturing: All permittees that have requested manufacturing activities shall include adequate 
quality control measures to ensure cannabis products manufactured on-site meet industry 
standards, as well as all applicable state and local regulations.  Manufactures shall meet all 
Stanislaus County Department of Environmental Resources requirements for the storage and 
handling of hazardous materials, a condition of approval has been included for compliance with a 
hazardous materials business plan.  All equipment for both volatile or non-volatile manufacturing 
processes must be independently approved by the local fire authority and equipment must be 
certified by an engineer licensed by the State of California.  All employees involved in manufacturing 
process shall be fully trained on how to use the systems, have direct access to applicable material 
safety data sheets and handle and store the materials safely.  
 
Additionally, all commercial cannabis activities are required to meet the General Operation 
Standards laid out in Section 6.78.120.  Those standards include, but are not limited to, the 
following: 
 
Buildings: If commercial cannabis activities are to take place in an existing structure, that said 
structure shall obtain building permits for any improvements required to meet the building standards 
identified in Chapter 6.78, which include walls, doors, and the roof, shall be of solid construction, 
and shall include material strong enough to prevent entry except through an open door, and walls  
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with a minimum thickness of six inches.  The building is existing but will require building permits to 
be obtained for changes in occupancy types, interior improvements, and for any equipment installed. 
This project will be required to obtain building permits as reflected in development standards applied 
to the project.   
 
Security: All commercial cannabis activities are required to provide a security plan to the Sheriff’s 
Department for review and approval.  The security plan shall be reviewed annually or as often as 
deemed necessary by the Sheriff’s Department.  The security plan shall include security measures 
to deter and prevent the unauthorized entrance into areas containing cannabis or cannabis products 
and to deter and prevent the theft of cannabis or cannabis products.  The building is required to 
include a professionally installed and maintained alarm system, monitored by an alarm company or 
private security company, which monitors the interior, all perimeter entry points and windows, and 
the parking lot, 24 hours a day.  Alarm system panic buttons and perimeter lighting are also 
required.  
 
The applicant provided a security plan which includes employee screening, a secure method which 
takes place indoors for the loading and off-loading of products for distribution activities, alarms and 
on-site security and surveillance systems.  The operation will also include an armed security guard 
at the entrance of the retail portion of the operation during business hours.  Another security guard 
will be monitoring security cameras throughout the building.  The Sheriff’s Department has reviewed 
and approved the security plan provided for the project.  However, the applicant will be required to 
submit a formal security plan to the Sheriff’s Department for review and approval, as reflected in 
development standards applied to the project.   
 
Setbacks: Section 6.78.120 identifies several setback requirements for commercial cannabis uses 
including the local setback requirement of 200 feet from residences located on a separate parcel 
under different ownership or a library, and the State required setback of 600 feet from a day care 
center, youth center (including parks), or school.  The proposed project is in conformance with each 
of these setbacks.  The nearest know residential use is 650 feet away, the two closest businesses 
that serve youth, Ultimate Athlete Jiu-Jitsu and Gym Stars, are located over 1,000 feet away from 
the site, and the nearest school is Big Valley Christian Highschool, which is located approximately 
1.22 miles away. 
 
Odor Control: Odor control devices and techniques are required to be incorporated into all 
commercial cannabis activities to ensure that odors from cannabis are not detectable off-site.  
Commercial cannabis activities shall provide a sufficient odor absorbing ventilation and exhaust 
system so that cannabis odors are not detected outside of the facility, anywhere on adjacent 
property or public rights-of-way, on or about the exterior or interior common area walkways, 
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 a commercial 
cannabis activity.  Per the Air Quality and Odor Control Plan prepared for the project the building will 
include carbon filters to scrub the interior atmosphere of odors, as well as ensure all products are 
securely packaged to eliminate any odors.  
 
Signage and Notices: The operator’s CCA Permit is required to be posted inside the premises of 
the commercial cannabis business in a location readily visible to the public.  Each entrance to a 
commercial cannabis activity premises shall be visibly posted with a clear and legible notice 
indicating that no person under 21 years of age is permitted to enter upon the premises of the 
commercial cannabis activity, and that smoking, ingesting, or otherwise consuming cannabis in the 
parking areas, on the premises or in the areas adjacent to the premises is prohibited.  Limits on the 
methods of advertising commercial cannabis activities is also included in Section 6.78.120.  The 
applicant has proposed signage that will consist of the business logo and informational decals on 
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the doors of each suite.  A condition of approval has been added that prior to issuance of a building 
permit for the proposed signs, the County Staff shall review and approve the design.  
 
Track and Trace: All permittees shall comply with the State of California and Stanislaus County 
Agricultural Commissioner’s requirements for unique identifiers and Track and Trace programs and 
shall pay all associated fees.  The permittees shall obtain and use the unique identifiers from the 
State and County identified source, maintain them in a readable form and comply with all data entry 
requirements and pay all required fees.  Non-compliance with any track and trace requirement shall 
be grounds for revocation, suspension or nonrenewal of the permittee’s CCA permit. 
  
Additionally, Section 6.78.120 restricts loitering, on-site consumption of cannabis products, and 
outdoor storage of cannabis or cannabis products and sets up standards for records and record 
keeping. 
 
The applicant has provided information on the operation which indicates that the project conforms to 
the requirements included in Chapter 6.78 of the County Code.  While that information is not 
included as part of this Staff Report, it has been reviewed and verified by the various County 
departments with responsibility for verifying compliance.  Condition of Approval No. 2 of this Staff 
Report requires that the operation comply with all of the requirements set forth in Chapter 6.78 of the 
County Code (see Exhibit C – Development Standards).  Additionally, these requirements will be 
verified through the building permit process and through annual monitoring of the operation during 
the required annual renewal process of the CCA Permit. 
 
ENVIRONMENTAL REVIEW 
 
Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated to 
all interested parties and responsible agencies for review and comment and no significant issues 
were raised (see Exhibit H - Environmental Review Referral).  A Negative Declaration has been 
prepared for approval prior to action on the use permit and development agreement itself as the 
project will not have a significant effect on the environment (see Exhibit F - Negative Declaration).  
Development standards reflecting referral responses have been placed on the project (see Exhibit C 
– Development Standards). 
 
A referral response was received from the State of California Department of Food and Agriculture 
CalCannabis Division (CDFA), stating that the portions of the initial study did not have adequate 
information regarding listing the State agencies responsible for commercial cannabis licensing, 
explicit identification of each applicable statue CDFA is responsible for enforcing, listing tribes 
contacted in compliance of Assembly Bill 52, and evaluation of cumulative impacts of commercial 
cannabis cultivation being processed by Stanislaus County.  
 
The following agencies whose approval for the project is required have been added to Section 10 of 
the Initial Study Checklist: State of California Department of Food and Agriculture Cal Cannabis 
Division, State of California Department of Public Health Manufactured Cannabis Safety Branch, 
and the California Department of Consumer Affairs, Bureau of Cannabis Control (See Exhibit E – 
Amended Initial Study).  Additionally, based on the comments received from CDFA, Section XI Land 
Use and Planning of the initial study has been amended to include the state statues applicable to 
this project and the analysis on potential cumulative impacts has been updated in Section XXI 
Mandatory Findings of Significance.  Lastly, Exhibit H-Environmental Review Referral contains a 
comprehensive list of project correspondence including tribal notifications.  
 
 ****** 
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Note:  Pursuant to California Fish and Game Code Section 711.4, all project applicants subject to 
the California Environmental Quality Act (CEQA) shall pay a filing fee for each project; therefore, the 
applicant will further be required to pay $2,411.75 for the California Department of Fish and Wildlife 
(formerly the Department of Fish and Game) and the Clerk Recorder filing fees.  The attached 
Development Standards ensure that this will occur. 

 
 
Contact Person:  Jeremy Ballard, Associate Planner, (209) 525-6330 
 
Attachments: 
Exhibit A – Findings and Actions Required for Project Approval 
Exhibit B – Maps 
Exhibit C – Development Standards 
Exhibit D – Development Agreement 
Exhibit E –  Amended Initial Study  
Exhibit F –  Negative Declaration 
Exhibit G –  Applicant’s Findings 
Exhibit H – Environmental Review Referral 
  
\\PW04\PLANNING\PLANNING\STAFF REPORTS\UP\2018\CANNABIS APPLICATIONS\PLN2018-0162 - PHENOS\PLANNING COMMISSION\APRIL 18, 2019\STAFF REPORT\STAFF REPORT - PHENOS.DOC
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Findings and Actions Required for Project Approval 

1. Adopt the Negative Declaration pursuant to CEQA Guidelines Section 15074(b), by finding
that on the basis of the whole record, including the Initial Study and any comments received,
that there is no substantial evidence the project will have a significant effect on the
environment and that the Negative Declaration reflects Stanislaus County’s independent
judgment and analysis.

2. Order the filing of a Notice of Determination with the Stanislaus County Clerk Recorder’s
Office pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section
15075.

3. Find that:

(a) The General Plan Amendment will maintain a logical land use pattern without
detriment to existing and planned land uses.

(b) The County and other affected governmental agencies will be able to maintain levels
of service consistent with the ability of the governmental agencies to provide a
reasonable level of service.

(c) The amendment is consistent with the General Plan goals and policies.
(d) Find that the proposed Planned Development (P-D) zoning is consistent with the

Planned Development General Plan designation.
(e) The establishment, maintenance, and operation of the proposed use or building

applied for is consistent with the General Plan and will not, under the circumstances
of the particular case, be detrimental to the health, safety and general welfare of
persons residing or working in the neighborhood of the use and that it will not be
detrimental or injurious to property and improvements in the neighborhood or to the
general welfare of the County.

(f) The alternative to the Agricultural Buffer Standards applied to this project provides
equal or greater protection than the existing buffer standards.

4. Find that the Development Agreement:

(a) Is consistent with the General Plan and any applicable specific plan.
(b) Is compatible with the uses authorized in, and the regulations prescribed for, the land

use district in which the real property is or will be located.
(c) Is in conformity with and will promote public convenience, general welfare and good

land use practice.
(d) Will not be detrimental to health, safety and general welfare.
(e) Will not adversely affect the orderly development of property or the preservation of

property values.
(f) Will promote and encourage the orderly development of the proposed project by

providing a greater degree of requisite certainty.

EXHIBIT A12



5. Approve General Plan Amendment, Rezone, Use Permit, and Development Agreement
Application No. PLN2018-0101 – Natural Remedies Consulting, subject to the attached
Development Standards.

6. Authorize the Chairman of the Stanislaus County Board of Supervisors to execute the
attached Development Agreement.

7. Introduce, waive the reading, and adopt the ordinances for the approved Rezone and
Development Agreement.
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EXHIBIT B-1427



As Recommended by the Planning Commission 
November 21, 2019 

NOTE: Approval of this application is valid only if the following conditions are met. This permit shall 
expire unless activated within 18 months of the date of approval. In order to activate the permit, it 
must be signed by the applicant and one of the following actions must occur: (a) a valid building 
permit must be obtained to construct the necessary structures and appurtenances; or (b) the 
property must be used for the purpose for which the permit is granted. (Stanislaus County 
Ordinance 21.104.03)______________________________________________________________ 

DEVELOPMENT STANDARDS 
GENERAL PLAN, REZONE, USE PERMIT, AND DEVELOPMENT AGREEMENT 

APPLICATION NO. PLN2018-0101 
NATURAL REMEDIES CONSULTING 

Department of Planning and Community Development 

1. Use(s) shall be conducted as described in the application and supporting information
(including the plot plan) as approved by the Planning Commission and/or Board of
Supervisors and in accordance with other laws and ordinances.  All development standards
and mitigation measures adopted for the Planned Industrial (7) zoning district shall remain in
effect.

2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1, 2019),
the applicant is required to pay a California Department of Fish and Wildlife (formerly the
Department of Fish and Game) fee at the time of filing a “Notice of Determination.”  Within
five days of approval of this project by the Planning Commission or Board of Supervisors,
the applicant shall submit to the Department of Planning and Community Development a
check for $2,411.75, made payable to Stanislaus County, for the payment of California
Department of Fish and Wildlife and Clerk Recorder filing fees.

Pursuant to Section 711.4 (e) (3) of the California Fish and Game Code, no project shall be
operative, vested, or final, nor shall local government permits for the project be valid, until
the filing fees required pursuant to this section are paid.

3. Commercial cannabis activities as authorized by Title 21 and Chapter 6.78 of the Stanislaus
County Code shall be located and operated in compliance with all the requirements of
Chapter 6.78 of the Stanislaus County Code and any other local requirements, and state
laws and regulations, applicable to commercial cannabis activities.

4. Within 60 days of project approval, a complete Commercial Cannabis Activity Permit (CCA
permit) shall be submitted to the Treasurer/Tax Collector.

5. If the Development Agreement, CCA permit, or state licenses associated with this land use
entitlement are revoked, expired, or otherwise deemed ineffective, all commercial cannabis
activities on the project site shall cease, until all applicable permits and agreements have
been reinstated.

6. Commercial cannabis activities which have obtained their CCA permit shall have six months
from the effective date of issuance of the permit to obtain the required licenses from the
State.  If all state licenses and approvals required to operate the commercial cannabis
activity are not obtained within the six-month period, the CCA permit shall not be renewed.

EXHIBIT C
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7. Developer shall pay all Public Facilities Impact Fees and Fire Facilities Fees as adopted by 
Resolution of the Board of Supervisors.  The fees shall be payable at the time of issuance of 
a building permit for any construction in the development project and shall be based on the 
rates in effect at the time of building permit issuance. 

 
8. The applicant/owner is required to defend, indemnify, or hold harmless the County, its 

officers, and employees from any claim, action, or proceedings against the County to set 
aside the approval of the project which is brought within the applicable statute of limitations.  
The County shall promptly notify the applicant of any claim, action, or proceeding to set 
aside the approval and shall cooperate fully in the defense. 

 
9. Prior to issuance of a CCA permit, the permittee shall provide a security plan, in accordance 

with Section 6.78.120(C) of the County Code, to the Sheriff’s Department for review and 
approval.  The security plan shall be reviewed annually or as often as deemed necessary by 
the Sheriff’s Department. 

 
10. Prior to issuance of a CCA permit, operator shall designate two individuals who shall be 

available at all times to communicate with the County Sheriff’s Department and Code 
Enforcement. 

 
11. Prior to issuance of a CCA permit, operator shall designate two persons who shall be 

available at all times to respond to community inquiries and complaints. 
 
12. The Clerk of the Board shall record the executed Development Agreement and the 

Department of Planning and Community Development shall record a Notice of 
Administrative Conditions and Restrictions (NOACR) with the County Recorder’s Office 
within 30 days of project approval.  The NOACR includes Conditions of 
Approval/Development Standards and Schedule, any adopted mitigation measures, and a 
project area map. 

 
13. Prior to issuance of any building permit, a photometric lighting plan shall be submitted for 

review and approval by the Planning Department.  All exterior lighting shall be designed 
(aimed down and toward the site) to provide adequate illumination without a glare effect.  
This shall include, but not be limited to, the use of shielded light fixtures to prevent skyglow 
(light spilling into the night sky) and the installation of shielded fixtures to prevent light 
trespass (glare and spill light that shines onto neighboring properties).  The height of the 
lighting fixtures should not exceed 15 feet above grade.   

 
14.  A sign plan for all proposed on-site signs indicating the location, height, area of the sign(s), 

and message must be approved by the Planning Director or appointed designee(s) prior to 
installation.  

 
15. All landscaped areas, fences, and walls shall be maintained, and the premises shall be kept 

free of weeds, trash, and other debris. 
 
16.  Should any archeological or human remains be discovered during development, work shall 

be immediately halted within 150 feet of the find until it can be evaluated by a qualified 
archaeologist.  If the find is determined to be historically or culturally significant, appropriate 
mitigation measures to protect and preserve the resource shall be formulated and 
implemented.  Construction activities shall not resume in the area until an on-site 
archeological mitigation program has been approved by a qualified archeologist.  The 
Central California Information Center shall be notified if the find is deemed historically or 
culturally significant. 
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