ANNOTATED
AGENDA
CITY OF ANTIOCH PLANNING COMMISSION
ANTIOCH COMMUNITY CENTER
4703 LONE TREE WAY, COMMUNITY HALL A
WEDNESDAY, AUGUST 21, 2019
6:30 P.M.
NO PUBLIC HEARINGS WILL BEGIN AFTER 10:00 P.M.
UNLESS THERE IS A VOTE OF THE PLANNING COMMISSION
TO HEAR THE MATTER

APPEAL

All items that can be appealed under 9-5.2509 of the Antioch Municipal Code must be
appealed within five (5) working days of the date of the decision. The final appeal date of
decisions made at this meeting is 5:00 p.m. on WEDNESDAY, AUGUST 28, 2019.

If you wish to speak, either during “public comments” or during an agenda item, fill out a
Speaker Request Form and place in the Speaker Card Tray. This will enable us to call
upon you to speak. Each speaker is limited to not more than 3 minutes. During public
hearings, each side is entitled to one “main presenter” who may have not more than 10
minutes. These time limits may be modified depending on the number of speakers,
number of items on the agenda or circumstances. No one may speak more than once on
an agenda item or during “public comments”. Groups who are here regarding an item may
identify themselves by raising their hands at the appropriate time to show support for one of
their speakers.

ROLL CALL 6:30 P.M.

Commissioners Turnage, Chair
Schneiderman, Vice Chair
Motts (absent)
Martin
Parsons
Soliz
Zacharatos (absent)

PLEDGE OF ALLEGIANCE

PUBLIC COMMENTS




CONSENT CALENDAR

STAFF REPORT

All matters listed under Consent Calendar are considered routine and are recommended for
approval by the staff. There will be one motion approving the items listed. There will be no
separate discussion of these items unless members of the Commission, staff or the public
request specific items to be removed from the Consent Calendar for separate action.

1. APPROVAL OF MINUTES: July 17, 2019 APPROVED

2. PW 357-301-17- Extension of Almond Knolls’ Tentative Parcel Map for
Condominium Purposes— The Grupe Company requests approval of an extension
of a tentative parcel map for condominium purposes for Almond Knolls, a gated
community comprised of five multi-story buildings, to allow for potential future sale of
the 58 proposed residential units. The subject project is located on Worrell Road,
southeast of the intersection of Worrell Road and Lone Tree Way (APN 071-072-
015). RESOLUTION NO. 2019-22

* * * END OF CONSENT CALENDAR  * * STAFF REPORT

NEW PUBLIC HEARING

3. Contra Costa Farms Cannabis Business — UP-18-23, AR-18-24, V-19-03 —
Contra Costa Farms, LLC, requests approval of an Initial Study / Mitigated Negative
Declaration, Use Permit, and Design Review for a cannabis business consisting of
cultivation, manufacturing, distribution, and a retail dispensary with delivery. The
project would consist of the demolition of one existing building, renovations to two
existing buildings, and the construction of four new buildings, new parking areas,
and other associated improvements. A variance is also requested for a fence in the
required front landscaped setback. The project site is located at 3400 Wilbur
Avenue (APNs 051-051-021).

RESOLUTION NOS. 2019-23 & 2019-24

ORAL COMMUNICATIONS STAFF REPORT

WRITTEN COMMUNICATIONS

COMMITTEE REPORTS

ADJOURNMENT (7:21 pm)

Notice of Availability of Reports
This agenda is a summary of the discussion items and actions proposed to be taken by the
Planning Commission. For almost every agenda item, materials have been prepared by
the City staff for the Planning Commission’s consideration. These materials include staff
reports which explain in detail the item before the Commission and the reason for the




recommendation. The materials may also include resolutions or ordinances which are
proposed to be adopted. Other materials, such as maps and diagrams, may also be
included. All of these materials are available at the Community Development Department
located on the 2™ floor of City Hall, 200 “H” Street, Antioch, California, 94509, between the
hours of 8:00 a.m. and 5:00 p.m. Monday through Friday for inspection and copying (for a
fee) or on our website at:
https://www.antiochca.gov/fc/community-development/planning/Project-Pipeline.pdf
Copies are also made available at the Antioch Public Library for inspection. Questions on
these materials may be directed to the staff member who prepared them, or to the
Community Development Department, who will refer you to the appropriate person.

Notice of Opportunity to Address the Planning Commission
The public has the opportunity to address the Planning Commission on each agenda item.
You may be requested to complete a yellow Speaker Request form. Comments regarding
matters not on this Agenda may be addressed during the “Public Comment” section on the
agenda.

Accessibility

In accordance with the Americans with Disabilities Act and California law, the City of
Antioch offers its public programs, services and meetings in a manner that is readily
accessible to everyone, including individuals with disabilities. If you are a person with a
disability and require information or materials in an appropriate alternative format; or if you
require any other accommodation, please contact the ADA Coordinator at the number or
email address below at least 72 hours prior to the meeting or when you desire to receive
services. Advance notification within this guideline will enable the City to make reasonable
arrangements to ensure accessibility. The City’'s ADA Coordinator can be reached @
Phone: (925) 779-6950 and e-mail: publicworks@ci.antioch.ca.us.




CITY OF ANTIOCH
PLANNING COMMISSION

Regular Meeting July 17, 2019
6:30 p.m. Antioch Community Center

Chair Turnage called the meeting to order at 6:30 p.m. on Wednesday, July 17, 2019 in
Community Hall A at the Antioch Community Center. He stated that all items that can be
appealed under 9-5.2509 of the Antioch Municipal Code must be appealed within five (5) working
days of the date of the decision. The final appeal date of decisions made at this meeting is 5:00
P.M. on Wednesday, July 24, 2019.

ROLL CALL

Present: Commissioners Parsons, Motts, Martin, Zacharatos, Soliz, Vice Chair
Schneiderman, and Chair Turnage

Absent: None

Staff: Planning Manager, Alexis Morris

Associate Planner, Zoe Merideth
City Attorney, Thomas Smith
Senior Civil Engineer, Ken Warren
Minutes Clerk, Kitty Eiden

PLEDGE OF ALLEGIANCE

PUBLIC COMMENTS

None.

CONSENT CALENDAR

1. Approval of Minutes: A. May 1, 2019
B. May 15, 2019
C. June 5, 2019

Chair Turnage announced that the Planning Commission would be separating the Minutes out
due to absences at the meetings.

On motion by Commissioner Soliz, seconded by Commissioner Motts, the Planning
Commission approved the minutes of May 1, 2019, as presented. The motion carried the
following vote:

AYES: Schneiderman, Motts, Parsons, Martin, Soliz and Turnage
NOES: None
ABSTAIN: Zacharatos
ABSENT: None
1
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Planning Commission
July 15, 2019 Page 2 of 4

On motion by Vice Chair Schneiderman, seconded by Commissioner Soliz, the Planning
Commission approved the minutes of May 15, 2019, as presented. The motion carried
the following vote:

AYES: Schneiderman, Motts, Martin, Soliz, Zacharatos and Turnage
NOES: None

ABSTAIN: Parsons

ABSENT: None

On motion by Commissioner Soliz, seconded by Commissioner Parsons, the Planning
Commission approved the minutes of June 5, 2019, as presented. The motion carried the
following vote:

AYES: Schneiderman, Parsons, Martin and Soliz

NOES: None

ABSTAIN: Motts, Zacharatos and Turnage

ABSENT: None

2. Private Street Name Change - Trellis Real Estate Group, owner of TreVista Senior

Living & Memory Care facility, requests that the private street/driveway known as
“Angelina Rose Place” located at 3950 Lone Tree Way be changed to “TreVista Place”.

RESOLUTION NO. 2019-19
On motion by Commissioner Martin, seconded by Commissioner Soliz, the Planning

Commission unanimously approved a resolution changing a private street name from
“Angelina Rose Place” to “TreVista Place”. The motion carried the following vote:

AYES: Parsons, Schneiderman, Motts, Martin, Soliz, Zacharatos and Turnage
NOES: None
ABSTAIN: None
ABSENT: None

NEW PUBLIC HEARING

3. UP-19-01, V-19-02, AR-19-02- Jack In The Box — Jack In The Box requests approval of
a use permit, variance and design review to demolish their existing building and construct
a new Jack In The Box restaurant. This project has been found to be Categorically
Exempt for the requirements of the California Environmental Quality Act The subject
property is located at 2505 A Street (APN’s 068-142-022).

Associate Planner Merideth presented the staff report dated July 12, 2019 recommending the
Planning Commission approve a use permit, variance and design review application allowing
the construction of a new Jack In The Box restaurant located at 2505 A Street, subject to the
conditions contained in the staff reports attached resolution.

In response to Commissioner Martin, Associate Planner Merideth explained that illuminated
branding panels were proposed on the northwest side of the building.
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Commissioner Parsons reported that she had been to the project site and believed the
illuminated signage would not impact residents adjacent to the property.

Commissioner Zacharatos stated that she felt the illuminated panels looked nice and after
visiting the project site, felt they would not impact nearby residents. She supported retaining
them in the project design.

In response to Commissioner Soliz, Planning Manager Morris explained that the Jack In The
Box on Hillcrest had a different branding scheme. She noted that staff’'s concern regarding the
branding panels was that they had not received any information to confirm that they would not
spill over into residential areas, so they were being conservative in their recommendation to the
Commission.

Chair Turnage opened public hearing.

Greg Borchardt, applicant, gave a history of the project and explained that this design was a
new prototype for their building. He clarified that the branding panels would be corrugated metal
painted red, with backlit LED lighting and there should be no light spill over. He explained that
being a brand-new design, there were no photometrics available. He stated that during the day
the lighting around the panels would have a red glow and, in the evening, it would change to a
purple glow.

Chair Turnage closed the public hearing.

Commissioner Motts stated that he liked the panel design and questioned if the Commission
could approve the project with the proposed lighting.

Planning Manager Morris responded that it would be up to the Commission to determine if the
lighting plan was appropriate for the building.

Commissioner Martin stated that the proposed lighting plan was an improvement and he
supported upgrading the building.

Commissioner Soliz thanked the applicant for remaining in Antioch and building a new facility.
He approved of the new design and supported approval of the project, with the proposed lighting
structure.

RESOLUTION NO. 2019-20

On motion by Commissioner Parsons, seconded by Commissioner Zacharatos, the
Planning Commission unanimously approved a use permit, variance and design review
application allowing the construction of a new Jack In The Box restaurant located at 2505
A Street, including the lighting as proposed and subject to the conditions contained in
the staff reports attached resolution. The motion carried the following vote:
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AYES: Schneiderman, Motts, Parsons, Martin, Soliz, Zacharatos and Turnage
NOES: None
ABSTAIN: None
ABSENT: None

ORAL COMMUNICATIONS

In response to Commissioner Motts, Planning Manager Morris explained that the 30-day
comment period for The Ranch expired July 11, 2019. She noted there would be future
opportunities to comment once the CEQA document was circulated.

Commissioner Parsons speaking to Consent Calendar item #2 explained that she knew the
previous owner the property who had named the street after a family member and agreed that
a street name change for the new property owner was appropriate.

WRITTEN COMMUNICATIONS

None.

COMMITTEE REPORTS

Commissioner Motts announced that there would be a TRANSPLAN meeting next week.

ADJOURNMENT

On motion by Commissioner Martin, seconded by Commissioner Motts, the Planning
Commission unanimously adjourned the meeting. The motion carried the following vote:

AYES: Schneiderman, Parsons, Motts, Martin, Zacharatos, Soliz and Turnage
NOES: None
ABSTAIN: None
ABSENT: None

The meeting was adjourned at 7:12 p.m.

Respectfully submitted:
KITTY EIDEN, Minutes Clerk






ATTACHMENT “A”




RESOLUTION NO. 2019-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING APPROVAL OF AN EXTENSION OF THE TENTATIVE PARCEL
MAP FOR CONDOMINIUM PURPOSES FOR ALMOND KNOLLS (PW 357-301-17)

WHEREAS, the City received a request from the applicant, Jeremy S. White, Chief
Operating Officer for The Grupe Company, for approval of a one-year extension of the
tentative parcel map for condominium purposes for Almond Knolls (PW 357-301-17); and

WHEREAS, upon an application by the sub-divider filed prior to the expiration of
the tentative parcel map, and following recommendation by the Planning Commission,
the time at which a tentative parcel map expires may be extended by the Council for a
period of one additional year (Antioch Municipal Code § 9-4.314); and

WHEREAS, the applicant filed for a tentative parcel map extension in compliance
with City code requirements;

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City
of Antioch does hereby recommend to the City Council approval of a one-year extension
of the existing tentative parcel map for condominium purposes for Almond Knolls (PW
357-301-17), which would expire on July 25, 2020 if not acted upon.

* * * * * * * *

| HEREBY CERTIFY the foregoing resolution was duly adopted by the Planning
Commission of the City of Antioch, County of Contra Costa, State of California, at a
regular meeting of said Planning Commission held on the 215 day of August 2019, by the
following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

FORREST EBBS,
SECRETARY TO THE
PLANNING COMMISSION

Al
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ENVIRONMENTAL

In accordance with the requirements of CEQA, a Mitigated Negative Declaration was
prepared for the project that determined that all significant environmental impacts could
be mitigated to a less-than-significant level with incorporation of mitigation. A copy of the
public review draft of the Initial Study/Mitigated Negative Declaration and Final IS/MND,
Mitigation Monitoring and Reporting Program (MMRP) and appendices can be found at
the following link:

https://www.antiochca.gov/community-development-department/planning-
division/environmental-documents/

Potentially significant impacts to biological resources, cultural resources, geology and
soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and water
quality, and tribal cultural resources were identified in the IS/MND. All impacts would be
reduced to a less than significant level with the implementation of mitigation measures.

The draft Mitigated Negative Declaration was released for public review from July 16,
2019 to August 5, 2019. No comments on the Mitigated Negative Declaration were
received during the comment period.


https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/
https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/
https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/
https://www.antiochca.gov/community-development-department/planning-division/environmental-documents/

BACKGROUND

With the passage of Proposition 64 in November of 2016, California residents over the
age of 21 can legally use marijuana without a medicinal card if not in a public place.
Californians can carry and use up to one ounce of marijuana and grow up to six plants
for personal use. Recreational sales of marijuana did not go into effect until January 1,
2018. The possession, sale and distribution of cannabis is now legal under California
State law, subject to provisions contained in the law, including a state licensing
requirement.

On May 2, 2018 the Planning Commission recommended to the City Council approval of
an Ordinance amending Title 9, Chapter 5 of the Antioch Municipal Code, thereby
creating new provisions for the consideration of cannabis businesses in the City of
Antioch. The City Council introduced the ordinance on May 22, 2018 and approved the
ordinance on June 26, 2018. The ordinance went into effect on July 26, 2018. The Code
Amendment established new definitions, imposed basic standards, and created a new
Cannabis Business (CB) Zoning Overlay District. Within the CB Zoning Overlay District,
a party may apply for a Use Permit from the City Council for the establishment of a
Cannabis Business. Unlike the typical use permit process, a cannabis use permit must
be reviewed by the City Council after a recommendation by the Planning Commission.

On September 11, 2018 the Antioch City Council adopted Cannabis Guidelines by
approval of Resolution No. 2018/117. The purpose of the guidelines is to provide the
public and potential applicants with the City of Antioch’s general expectations relating to
the design and operation of a Cannabis Business.

On April 9, 2019 the City Council introduced an ordinance to amend Chapter 5 of Title 9
of the Antioch Municipal Code to update the cannabis ordinance to include requirements
for a development agreement, make minor changes to the definitions, and require a 600-
foot separation from cannabis uses and child care centers. The City Council approved
the ordinance on April 23, 2019, and the ordinance went into effect 30 days later. The
amendment to the ordinance requires each cannabis business to enter into a
development agreement that contractually defines the benefits that the cannabis business
will provide to the City. Existing Use Permit applications are subject to new ordinances
and amendments only if the ordinance goes into effect before the application is deemed
‘complete.” In this case, the application was deemed complete prior to the April
amendments and, therefore, is not subject to the ordinance amendments. Nevertheless,
the applicant has stated to staff that they are willing to enter into a development
agreement, and the site is not located within 600 feet of a child care center (discussed in
greater detail below).



ANALYSIS
Issue #1: Project Overview

The applicant proposes to develop an approximately 9.2-acre site for a commercial
cannabis business consisting of cultivation, non-volatile manufacturing, distribution, retail
and delivery uses at 3400 Wilbur Avenue. The site was most recently used as an
industrial power plant, which ceased operations in 2012. While the equipment was
removed, three buildings from the operation remain on site today. The smallest building,
a 500 square foot shed will be removed from the site. The other two buildings: a 2,400
square foot building and a 5,000 square foot building will be renovated for the proposed
cannabis business. The applicant is also proposing to construct four new, two-story
buildings. One building will be 56,440 square feet, one will be 32,000 square feet, and
the remaining two buildings will be 58,000 square feet. In total, the applicant is proposing
a 211,8000 square foot facility. The applicant’'s project overview is included as
Attachment C.

The applicant is proposing to construct the facility over two main phases. Phase | will
include the removal of the 500 square foot existing building and renovations to the 5,000
square foot building for manufacturing, distribution, and retail sales. Later in this phase,
renovations will be made to the other existing building. This phase will also include the
construction of the 32,000 square foot grow building. During Phase Il, the applicant will
construct the remaining buildings.

The applicant plans to begin operations with manufacturing, distribution, and retail sales
at the dispensary. The retail sales will be conducted in a sales area that can only be
accessed by customers presenting a valid identification to a security guard.

As part of the dispensary, the applicant is proposing to sell vape pens, vape pen
cartridges, vape pen batteries, and chargers, which are used to administer cannabis
concentrates. The applicant is also proposing to sell the following smoking accessories:
rolling papers, pipes, and grinders. The cannabis guidelines prohibit the sale of cannabis
related paraphernalia unless explicitly authorized through the use permit. Therefore, staff
has included a condition of approval limiting the cannabis paraphernalia sold on site to
vape pens, vape pen cartridges, vape pen batteries, chargers, rolling papers, pipes, and
grinders, unless approved in writing by the Community Development Director.

The applicant plans to use up to three vehicles for delivery operations, which will be
available to make deliveries during the same hours as the retail business hours. The
delivery vehicles will not have any marking or other indications on the exterior of the
vehicle that may indicate that the delivery employee is carrying cannabis goods for
delivery.

In Phase | of the operations, the applicant will begin distribution operations. A licensed

distributor is responsible for: transporting cannabis goods, arranging for the testing of
cannabis products, conducting quality assurance reviews of cannabis goods to ensure
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that they comply with all of the packaging and labeling requirements, and transporting
cannabis goods between licensees.

The applicant is also planning to manufacture a variety of products on site. Eventually,
these products will be manufactured from cannabis grown on-site. The manufacturing
will be non-volatile, meaning that volatile solvents, such as butane or propane, will not be
used. Non-volatile manufacturing uses a mechanical extraction method or non-volatile
solvents, such as carbon dioxide, ethanol, water, or cooking oils, to extract cannabis oils.
The applicant plans to manufacture pre-rolls, extracts, and edibles. The edibles will be
made in a commercial kitchen at the site.

The largest part of the proposed business will be the cultivation operation. The applicant
is proposing to develop the site to hold six Type 3A - Medium Indoor Grow licenses
through the State. This license type limits the cultivation area to 22,000 square feet of
indoor cultivation under grow lights. The cultivation will not use pesticides, fumigation, or
fogging. The applicant has indicated that minimal amounts of fertilizer may be used. The
plants will be watered on a drip irrigation system that limits the amount of run-off of the
plants. The small amounts of water that may end up running off the plants will be collected
and recycled. Any additional wastewater that would be disposed would be used to water
the site’s exterior landscaping.

At buildout, the applicant is estimating that 269 employees will be needed to run the
facility. The retail and delivery portion of the business are limited to operations between
8 am and 8 pm by the City’s Cannabis Guidelines. Other portions of the business require
two shifts a day to operate, one daytime shift and one nighttime shift, seven days a week.

Issue #2: General Plan, Zoning and Land Use

The site is located within the General Plan’s Eastern Waterfront Employment Focus Area
and is designated as Industrial. The zoning of the site is Heavy Industrial (M-2) and
Cannabis Overlay District (CB). All cannabis businesses allowed by the State are allowed
in the Cannabis Overlay District subject to the approval of a use permit by the City
Council.

The Antioch Municipal Code § 9-5.3845(B) prohibits a cannabis business from locating
closer than 600 feet from any private or public school serving students grade kindergarten
through high school; any public park owned or operated by the city; any property occupied
by a residential land use or with a residential or general plan land use designation or
zoning designation; or a child care center, as defined by the Antioch Municipal Code.
Additionally, the Cannabis Guidelines require cannabis dispensaries to be located at least
600 feet apart. No dispensaries are located near the project site. No schools, private or
public, are near the project site. The proposed project is not near any residential uses.
The child care center requirement is not applicable to the proposed project, due to the
date the ordinance went into effect; nevertheless, the project site is not within 600 feet of
any child care centers.



The surrounding land uses and zoning designations are noted below:

North: Industrial Concrete Plant / City of Oakley

South: Railroad Tracks, Markstein Beverage Sales and Self-Storage / Planned
Development (P-D) and Heavy Industrial (M-2) and Cannabis Overlay

West: Vineyards / Heavy Industrial (M-2) and Cannabis Overlay

East: Industrial Uses / Heavy Industrial (M-2) and Cannabis Overlay

Issue #3:  Architecture, Site Design and Landscaping

The applicant is requesting design review approval for the entire site and both phases of
the project. The phasing of the project is designed to remodel the existing buildings first
and construct the new buildings second. The applicant would build the required parking
and drive aisles as needed to support each use. The applicant would use the site’s
existing driveway to access the existing, dispensary building. This driveway would serve
as the only customer entrance and exit to the site. As more buildings are developed, the
applicant would construct a second employee and service driveway to the north of the
existing driveway.

The applicant has submitted two alternative site plans. One site plan shows heating and
air conditioning equipment located within the existing PG&E easement on the southern
property line. The other site plan shows this equipment outside of the easement. The
applicant is working to obtain written permission from PG&E to place the equipment within
the easement. Staff has added a recommended condition of approval that the equipment
would remain outside of the easement unless satisfactory written permission from PG&E
is received. This change would not impact the circulation or landscaping planned for the
site.

The proposed buildings would be constructed of metal. Each new building would have a
beige painted, metal finish with a forest green metal roof. The bottom eight feet of the
building would have eight foot-faux stone exterior panels affixed to it. The buildings would
also have large two-story glass entry storefronts that would look into the proposed office
space of each building. The cannabis cultivation and operations would not be visible
through any of the windows. The buildings would also feature striped beige and maroon
awnings. Finally, the building closest to Wilbur would have a metal trellis with vines on
the facade facing Wilbur.

The existing buildings would be remodeled to incorporate the design features of the new
buildings. The existing building that would be used for the dispensary would feature the
same beige body color, stone paneling, glass entry storefront, and awnings as the new
buildings. The other existing building, which is located at the rear of the site would feature
the same awnings as the rest of the site.

The project plans did not include complete details about a few operations items. First,
only one trash enclosure is shown for the site, and would be located at the existing
dispensary. Staff is concerned this will not provide enough refuse storage for the entire



business operation. Second, the proposed buildings do not include any roll-up doors,
which staff believes may be necessary for full business operations. Recommended
conditions of approval have been added that address both of these concerns at the time
of building permit submittal.

The conceptual landscape plan includes landscaping for the project frontage and the
internal site. The applicant has chosen to plant Chinese Pistache trees along the project
frontage and within the parking lot’s planting area. The Chinese Pistache is included in
the Citywide Design Guidelines’ plant palette. This tree tolerates a range of conditions,
is drought-resistant, and produces colorful fall foliage. The applicant is proposing a
variety of smaller accent plants including verbena and bottle brush. These plants will
offer a variety of contrasting colors. The applicant is proposing to use Lodi stone gravel
that will not blow away in the delta winds and will provide a neutral, earth tone base for
the landscaping.

The applicant is planning to install one monument sign near the customer’s entrance to
the site. The proposed monument sign meets the cannabis guidelines’ requirement of
not including any images of cannabis leaves, green crosses, or other cannabis-related
imagery. Staff has included a recommended condition of approval that the sign be
redesigned to meet the City’s eight-foot height limit.

The applicant will be removing the existing fencing and installing a new eight-foot tall
wrought iron fence along the site perimeter. New fencing would also be provided around
the perimeter of the dispensary building and the building’s parking lot. Staff has included
recommended conditions of approval to ensure that the fencing design would still allow
for adequate on-site turnaround space for vehicles.

Issue #4. Infrastructure and Off-Site Improvements

The developer is required to provide all infrastructure necessary to serve the site. This
includes utility tie-ins such as water, streets, sanitary sewer and storm drainage systems.

The project will connect to the existing water, sewer and storm drain systems in the Wilbur
Avenue right-of-way. In addition, the proposed stormwater system will include several
bio-retention facilities throughout the site that will filter and release the majority of all on-
site runoff.

The existing driveway to the south of the site will be the only access point for the first
phase of the project. A second driveway is proposed to be constructed to the north of the
existing driveway when future phases are developed. The proposed driveway may be
too close to the existing driveway to provide safe circulation in and out of the site. The
project is conditioned to conduct a study of the proposed driveway location to determine
if the proposed spacing is safe, and if not, recommend an alternate location.

Wilbur Avenue adjacent to the project site will eventually be widened to four lanes. The
project is conditioned to dedicate additional right-of-way along the project frontage prior



to final certificates of occupancy for Phase 2. The project will also be required to construct
the new Wilbur Avenue frontage improvements adjacent to their project, including curb,
sidewalk and drainage facilities. It is possible the City Engineer will allow these frontage
improvements to be deferred to another date in the future should it work better with the
timing of the Wilbur Avenue widening.

Issue #5: Fence Variance

The applicant is proposing an approximately eight-foot-high black wrought iron fence
along the perimeter of the property. A fence up to eight feet high is allowed on the side
and rear property lines in the heavy industrial zoning district with approval of a use permit,
but a variance is required for anything over three feet high in the required 30-foot front
landscaped setback.

In order to grant a variance, four findings must be made (Antioch Municipal Code Section
9-5.2703). If an application can meet all four of the findings, then the variance can be
granted. Conversely, if any one of the findings cannot be made, the variance should be
denied.

The four findings and their applicability to the variance request for an encroachment into
the required front yard setback are as follows:

1. That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved, or to the intended use of the property,
that do not apply generally to the property or class of use in the same zone
or vicinity.

The intended use of the property is a cannabis facility consisting of cultivation,
manufacturing, distribution, and a retail dispensary with delivery. The City of
Antioch’s Cannabis Business Operational Guidelines encourage cannabis
businesses to provide adequate security on the premises, including secured
fencing and gates. Due to the locations of the buildings on the project site, a
security fence is most effectively placed in front of the buildings within the required
front landscaped setback.

2. That the granting of such variance will not be materially detrimental to the
public health or welfare or injurious to the property or improvements in such
zone or vicinity.

The proposed approximately eight-foot-high fence in the front setback will be an
attractive wrought iron design that will provide visibility into the site for law
enforcement and will not create visual obstructions for drivers using the project’s
driveways. Therefore, the proposed fence will not be detrimental to the public
health or injurious to the properties in the area.



3. That because of special circumstances applicable to the subject property,
including size, shape, topography, location, or surroundings, the strict
application of the zoning provisions is found to deprive the subject property
of privileges enjoyed by other properties in the vicinity under the identical
zone classifications.

The project site is located in the Cannabis Overlay Zone. Providing robust security
for customers, employees and inventory is a unique aspect of cannabis businesses
and is encouraged for cannabis businesses in the City of Antioch. Restricting the
project to a 3’ high fence in the front setback would limit the project’s ability to
provide adequate security for the site.

4, That the granting of such variance will not adversely affect the
comprehensive General Plan.

The proposed use of the project site is consistent with the General Plan
designation of Industrial. The applicant’s request would not adversely affect the
comprehensive General Plan.

Issue #6: Site Security

As part of their application the applicant submitted a security plan for the site. The security
plan addressed the following issues:

e Physical elements of the site such as location of the building, outdoor lighting, and
parking areas.

e Electronic security such as motion sensors, controlled access areas, and
surveillance cameras.

e Compliance and procedures such as inventory management, cash handling, and
employee training.

The security plan was reviewed by the Antioch Police Department. After the review was
complete, the Police Department, Planning staff, and the applicant met to review the plan.
Given that this is a new industry in the City of Antioch, this meeting provided staff an
opportunity to gain a better understanding of how the business would operate and how
security measures would be implemented on the site. During the meeting, Police
Department staff provided the applicant with feedback on their security plan, as well as
additional site-specific security measures that they would like. The applicant was
amenable to the Police Department’s suggestions, such as having two-armed security
guards on site during the dispensary’s business hours. The Police Department and
applicant will work together to determine the number of guards needed to patrol the non-
public buildings at the site. Currently, at least one guard will be required. The proposed
security measures are consistent with the security expectations detailed in the Cannabis
Guidelines.



Staff has included a condition in the attached resolution requiring the Antioch Police
Department conduct a site inspection to assess the security of the site prior to a Certificate
of Occupancy being issued for each phase of the project. Any changes that the Antioch
Police Department deem necessary upon site inspection will be incorporated into a
revised site security plan that will then be submitted for their review and approval. No
Certificate of Occupancy will be issued without final approval of a site security plan by the
Antioch Police Department. In addition to the security inspection prior to issuance of a
Certificate of Occupancy, the business is required to submit to annual security audits
conducted by a third party or City staff.

Issue #7: Operational Issues

The applicant has submitted an odor mitigation plan that discusses the measures they
will take to ensure that cannabis odors will not be detected at or beyond the site. Staff
had the applicant’'s odor mitigation plan peer reviewed by the Engineering firm Blair,
Church, & Flynn to ensure that the odor mitigation plan was adequate for the size and
type of facility. Staff has taken Blair, Church, & Flynn’s recommendations regarding the
odor mitigation plans and added them as recommended conditions of approval. Once
building permits are submitted for the project, Blair, Church, & Flynn will review the plans
for compliance with the recommended odor mitigation measures. Staff has also included
a condition of approval requiring that adequate on-site odor control measures are
maintained at all times and that cannabis odors cannot be readily detected outside the
structures in which the business operates.

Staff has also included a condition of approval addressing site management and requiring
the cannabis business operator to take “reasonable steps” to discourage and address
any objectionable conditions that constitute a nuisance in parking areas, sidewalks, and
areas surrounding the premises during business hours if directly related to patrons of the
business. Staff has also included a condition of approval prohibiting the smoking or
ingestion of cannabis products on-site.

Issue #8: Neighborhood Responsibility Plan

As part of the application, the applicant submitted a neighborhood responsibility plan
detailing their efforts to mitigate any potential impacts that the business may cause
(Attachment D). The site is located in an industrial area that does not have many
pedestrians or retail establishments. The business will discourage criminal nuisances
and traffic by monitoring the site with the on-site security guards. The applicant will work
to prevent an eradicate littering by performing daily site clean ups.

ATTACHMENTS

A: CEQA Resolution

B: Use Permit, Variance, Design Review Resolution
C: Project Overview

D: Neighborhood Responsibility Plan
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ATTACHMENT “A”




PLANNING COMMISSION
RESOLUTION NO. 2019-**

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH
RECOMMENDING THAT THE CITY COUNCIL ADOPT THE MITIGATED NEGATIVE
DECLARATION AND MITIGATION MONITORING AND REPORTING PROGRAM
FOR THE CONTRA COSTA FARMS PROJECT AS ADEQUATE FOR ADDRESSING
THE ENVIRONMENTAL IMPACTS OF THE PROPOSED PROJECT

WHEREAS, the City received an application from Contra Costa Farms, LLC, for
approval of an Initial Study / Mitigated Negative Declaration, a Use Permit to operate a
cannabis business, a Variance, and Design Review for the development of the site for
cannabis operations (UP-18-23, V-19-03, AR-18-24). The project site is located at 3400
Wilbur Avenue (APN 051-051-021); and,

WHEREAS, the City, as lead agency, prepared an Initial Study and Mitigated
Negative Declaration, to evaluate the potential environmental impacts of the Project in
conformance with Section 15070 of Title 14 of the California Code of Regulations (the
“CEQA Guidelines”); and,

WHEREAS, a draft Initial Study and Mitigated Negative Declaration ("IS/MND")
was circulated for a 20-day review period, with the public review period commencing on
July 16, 2019 and ending on August 5, 2019, and with no public comments being
received; and,

WHEREAS, the Planning Commission has reviewed the IS/MND for this Project;
and,

WHEREAS, the Planning Commission gave notice of public hearing as required
by law;

WHEREAS, on August 21, 2019, the Planning Commission duly held a public
hearing on the matter, and received and considered evidence, both oral and documentary
and recommended adoption to the City Council of the Final IS/MND, and Mitigation
Monitoring and Reporting Program (MMRP); and,

WHEREAS, the custodian of the Final IS/MND and MMRP is the Community
Development Department and the Final IS/MND and MMRP is available for public review
on the second floor of City Hall in the Community Development Department, Monday -
Friday 8:00 am — 5:00 pm and the MMRP is attached as Exhibit A to this Resolution.

Al



RESOLUTION NO. 2019-**
August 21, 2019
Page 2

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, as follows:
1. The foregoing recitals are true and correct.

2. The Planning Commission of the City of Antioch hereby FINDS, on the basis of the
whole record before it (including the Initial Study) that:

a. The City of Antioch exercised overall control and direction over the CEQA
review for the Project, including the preparation of the Final Initial Study and
Mitigated Negative Declaration, and independently reviewed the Final
IS/MND and MMRP; and,

b. There is no substantial evidence that the Project will have a significant effect
on the environment once mitigation measures have been followed; and,

C. The Final IS/MND and MMRP reflect the City's independent judgment and
analysis.

3. The Planning Commission hereby RECOMMENDS that City Council of the City of
Antioch APROVE AND ADOPT the Initial Study / Mitigated Negative Declaration
and Mitigation Monitoring and Report Program (Exhibit A) for the Project.

* * * * * * * *

| HEREBY CERTIFY that the foregoing resolution was adopted by the Planning
Commission of the City of Antioch at a regular meeting thereof held on the 215t day of
August, 2019, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

FORREST EBBS
Secretary to the Planning Commission

A2



EXHIBIT A

610z ysnbny weibolid buioday pue buuojuopy uonebnipn
I 108[01d swue e}so) esjuo)

‘pejuswaldwi usaq sey ainsesw uonebniw ay) 1ey) Jo-ubis e pue ‘Guliojuow pue
uonejuswa|dwi 10} S8U0)Sa|IW 8Y) ‘einseaw uonebiniw ay) Jo uonejuswa|dwi Bulioyuow Joy ajgisuodsal Aued ay) yum Buoe YN 8ul
u1 pajsi| ale 108loid swie{ B}SO) BJUOD 8Y) 40} uoieiepaq aAiebaN pa1ebii/ApniS [eniu] a8yl ul payijuspl sainsesw uonebiiw ay |

‘ssaoo0.d
wswdojaasp ay) ul swn ajeudoidde ayj 1e pajojdwod ale A)ID ay) Aq pasodwi sainseaw uonebniw jeyy sainsus (dyNN) welboid
Bunioday pue Buuoyuoy uonebiniy oyl -199foid e jo spoedwl [euswuodiAuS Juedliubls ay) pioAe 0} palinbal sainseaw uonebiyiw
ay} Buuojiuow 4o} welboud e ydope 0} selouaby peaT alinbal sauldping YOID pue (YOID) 10V Alllenpd |ejuswiuodiaug eluioyed ay L

6102 isnbny

welbold Buioday pue Buuoliuopy uonebniy
198[014 swue4 B}so) enuo)



610z ysnbny weibolid buioday pue buuojuopy uonebnipn
14 108[01d swue e}so) esjuo)

SJMO pue smoling Ajnuapl 01 pakanIns S| auoz Jayng 1918W-0GT
3y 'auoz1oedwi 10afoid pasodoud sy Jo (199} 00G "Xoidde) sis1ow
0ST ulyum seale ul (s|qissod aiaym) pue ‘seare juswanoidui
als-yo e Buipnpul ‘eus 109loud ainua syl Bupjem 1siBojoiq

uoisialig Buluueld sanAnoe Buiqunisip | payijenb © Ag pa1onpuod aq |reys sAaains |mo Buimoling ‘eseyd
yoonuy jo Aup -punoJb Jo uoneniul 0} Joud | yoea 1o} sanAnoe Buigimsip punolfb Aue Jo uoieniul ay) 01 Joud  “Z-Al
‘ue|d

uoneAlasuod syl panoidde aney SAMHSN pue M4ad eyl

papinoid ‘sea) ajqedlidde jo awAed Buipnpul ‘AuD ayl

Aq pardope pue padojonsp uejd uonealasuod Allunwiwod

[eineu Jojpue uejd uoneAlasuod 1elugey e yum Aldwod g
lo ‘sanads

pPaIan0d dDION/dOH 2003 o1 spedw Jo abeianod

Jo} Aouealasuo) ayl yum juswasalbe ue ojul patsius 1sil

sey A11D ayl reyl papinodd ‘Aouealasuo) syl Ag abelanod

JO suonIpuoY,, USHLM Ul pauIwIBlep st ‘dOIN/dIOH D023

3yl Jo suonipuod pue suud) s|gedndde sy yum Adwo)d T

:suonipuod Buimol|o}
ay1 Jo auo yum Aldwods pinod juedldde 108loid ayy ‘Ajpaneulaly

‘alowl
1o sAep Qg 10} paley uaag Sey UOIONJISUOD UBYM IO SallAnoe
uononIsuod Aue Jo uoneniul ayl o1 Joud uoisialg Buluueld yoonuy
J0 AID a8yl 01 paniwgns aq |eys synsal Asans |y -Aressadau
10U aJe Sieq sniels-[eloads 01 Bulurenad sainseaw Jayuny ‘sAkanins
uononnsuodald ayy Buunp punoj jou are sleq snlels-feloads
JI "SaniAnoe uonanisuod Aue Jo uoneniur ayl o1 Joud padinbal
aq |leys M4dD Yum uoneynsuod ‘puno} ale salnads eq snieis
-le1vads Jayio Jo 1eq pales Big s,pussumo] j| uasald ase sreq
Jaylaym auiwialap 01 Buuojuow ansnode apnjoul Aew yeyl Asains
aouabfiawa 1eq Buusna ue 19npuod |eys 1sibojoiq payienb e
‘Teq paJtes Biq s,puasumo 1o} paynuap! si elqey Bunsool sjgenns
paloedwl J| 'SaniAnOe uonoNnNAsSuod Buunp paloedwl ag pinom
Tey) (Sainjonils spewuew pue saal ‘'a'l) relgey Bunsool ajgelns

uoisialiq Buluueld saAoe Buiginsip | e 1o} sAanins req Bunsoos uononnsuodaid 10npuod |reys 1sibojoiq
yoonuy jo Auo -punoJb Jo uoneniul 0} Jold | payienb e ‘sanianoe Buiginisip punolb Aue Jo uoneniul a8yl 01 Ioud  “T-Al
HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z ysnbny weibolid buioday pue buuojuopy uonebnipn
€ 108[01d swue e}so) esjuo)

JO suonipuoy,, USHUM Ul paulwiLlep se ‘dOIN/dOH 2023
3yl Jo suonipuod pue swud) ajgedndde ay yum Adwo) T

:suonipuod Buimojjoy 8yl Jo auo yum Ajdwod pjnod
jueoldde 108foid ayr ‘T-Al ININ JO uona|dwod 0] aAneuld)e ue Sy

"M4aD wolj renoidde
pue malral 0] 12algns uonednaooal juanald 01 mo Buimouing
1o} saulepinb AMd@D 1Sele] 8yl Yyum 83ueplodde Ul molng
3yl areAraxa |reys 1sibojoiq pauienb ayl ‘md4ad Aq panoidde
1l paAowal ag Aew au0Z Jayng aduegin]sIp-uou ayl ‘asn ul 1abuoj
OU SI MOJINQg aYy) pue uoseas Bunsau Jo pua ay) 01 Joud pauopuege
S| 1sau ay} rey) sayedlpul isibojoiq payienb ayy Ag Bulonuow j|

‘(uoisinig Buluueld
yoonuy jo A1 ayl pue ‘spASN ‘M4aD a'1) saouabe adinosal
areudoidde ayr Aq [eaosdde pue mainal 0] 193lgns pue 1siBojoiq
payienb e Ag palonuow are saniAnoe 198loid syl pue ‘paginisip
JoU S| 1sau ay JI uoseas Buipaalq ayl Buunp Jayng asueqinisip
-uoU 100J-00€ 9Y1 JO dpIsul pamo|je ag Aew saniAide pare|al-10afoid
Jayl10 pue uondNJISUOD "dU0Z Jayng 100}-00E dY} JO SPISINO N0
Aew sanianoe paje|al-199loid Jaylo pue uonaNIsuo) "Sisau punose
U0z Jaynqg 100}-00€ WNWIUIW B JO JUSWYSI|geISS SI 30UBPIOAY
"(Buibpayj) Buimojjoy aus ayl Jeau 1o uo buibelo) sdnoib Ajwey Jo
SfenpIAIpul Sapnjoul uoiednado 1sau) BunoA Jo synpe Aq paidnaoo
surewal 1sau ayl dIYym Io uoseas bBuipssiq ayl Jo Japurewsal
ayl Buunp sals 1Sau pIoAR |[eyS SaniAnoe parejal-10aloud (e
‘(T€ 15nbBny ybnoiayr T Areniga4) uoseas Buipaalq Mo Buimoling
ay1 bulinp simo Buimoding Jo asuapiAa spuly 1sibojoiq paiienb ays §

"alow Jo sAep Qg 10} paljey usa(g Sey uoldNIISUOd
8JI8UYM 10 S8IIAIOR UuOonoNJASuUod Aue jo uonremul ayi oy Joud
uoising Buluueld yoonuy jo AlD ayy 03 paniwgns aq |feys s)nsal
Aanns ||y "palinbai 1ou sI uonebniw Jayuny ‘spmo Buimoling Jo
92UapIAS pulj 1ou saop 1siBojolg payienb ayi J| "uononssuod 10afoid
Buunp (quawdinba Aneay) uoneiqiA pue asiou Se Uons Sloloe]
Aq pa1oedwi aq Aew yoiym eale 1038loid pasodoid syl Jo apisino

HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z Isnbny
12

weliboid Bunioday pue Buuojuopy uonebiyy
1098l04d swue4 e}so) enuo)

A9|leA enuad s.elulojied ul sSABAINS BunsaN YMeH S,uosulems
1o} ABojopoyial pue Buiwi] papuswiwoday S,9an1wwo) AIoSIApY
[eoluyoa] MMeH SuosuremMS 8yl Ul pajels saoueisip 1oedwl
enuajod uo paseq ase SaJUBISIP WNWIUIW YdNs ‘pareniul Apeale
Sey UOnodNJISUOD Jaye Suels Jeyl 1Sau e 10} pasn aq |eys 199}
0GT 4O @2UBISIp JaYNQ WNWIUIW & pue ‘uononiisuod o3 Joud aAnoe
Apealle si Tey) 1sau e 10} paysi|qelss aq |[eys 188} 009 Jo adueisip
Jayng wnwiuiw e ‘saal) 8Is-1o Aue UIylim punoy si 1Sau aAloe ue J|

uswedsq uswdojaaag Allunwiwo)
yoonuy Jjo AuD ayl 01 paniwgns aq |eys synsal Aamuns ay)
j0 Arewwns usnum Y -uialayl pauiuapl syibus| pouad Asains ay)
Buipnjoul ‘(000Z @9nIWWO0D AIOSIAPY [B2IUYID | YMEH S.UoSulems)
A3[leA [enuad seluioied ul shkaning BunsaN YMmeH s.uosulems
lo} ABojopoyis|N pue Bulwil papuswwoday ayr ul |odojoud

swedsq (g1 Jequieydag 031 G| yotel) | @yl mojo} |reys SA8AINS "uondNJISU0d Jo uels ayl o1 Joud spoliad

uswdojansq uoseas bBunsau ay) Buunp | AoAins om] 1se9| 1e AaAINS uononiisuodald e 19npuod |reys 1sibojolq

Aunwwod | unod20 jey) seniAloe Buignisip | payienb e ‘(,ST Jequieldas 01 ,GT yosely) uoseas Bunseu ay)
yoonuy jo A9 -puno.b jo uoneniul 0y Jold | Buunp sin220 1eYl 8dueqinisip punolb palejai-1oafoid Aue 0] JIoud  “p-Al

‘paadoid Aew aosueqinisip

punoib pue pasde|0d ag |eYS Smoung 8yl ‘elus 8yl paledea

(L¢ Atenuepr | aney S|MO eyl paulllialap uaag Ssey 1l 92U "uonansuod Buunp

ybnouyy | Jequaydesg) uoseas | painful 10 pawey Jo0U aje S|MO ayl Teyl ainNsua 01 Alessadau aq

Buipaaig-uou ay) Buunp | |feys (sAep aaiy1 Jo wnwiuiw e 1o} a2e|d ul wayl Buines| pue sioop

a)is ay) Adnooo 0} paulwisiep | Aem-auo yum smoung Bupoolq “6H8) uoye uoneosodl anssed

ale symo Buimouing | e uay ‘(Te Asrenuer ybnoiyl T Joqwardas) uoseas HBuipsaiq

uoisialig Buluueld JI ‘sanianoe Buiqunsip | -uou ay) Buunp aus ayl Adnado simo Buimoling eyl aulwlia1ap
yoonuy jo Aup -punoJb Jo uoneniul 0} Joud | Z-Al ainseal\ uonebmy Ag pasinbais sAanins uononisuod-aid §|  "E-Al

‘ue|d
uoneAIasuod ayl panoidde aney SMASN pue Ap4ad ey
papinoid ‘sea) ajgedlidde jo uawAed Buipnppul ‘AuD ayl
Aq pardope pue padojensp uejd uoneAlasuod Allunwiwod
[einjeu Jojpue uejd uoneAlasuod Jelgey e yum Adwod g

1o ‘salnads
palanod dDION/dOH D203 01 spoedwn jo abelanod
10} AoueAlasuod ayl Yum juawaalbe ue ojul palsjus 1sil
sey A11D ay1 1eyl papinodd ‘Aouealasuo) ayl Ag sbelanod

#O-ubis

Kouaby Buliojiuo

a|npayss uonejuswajduwi

ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z ysnbny weibolid buioday pue buuojuopy uonebnipn
S 108[01d swue e}so) esjuo)

-uononansuod areudoidde ue ‘Aanins ayy Buunp a1s ay 01 Juadelpe
10 uo paloalep are splig Alorelbiw Jaylo Jo sioides Bunsau §

‘paJinbail 10u sI uonebniw
Jayuny ‘aus 199loid sy Jo 198} 0GZ Aldrewixoidde uiyum parosiap
10U ale spuq AlorelBiw Jo S1Sau aAnde | ‘palinbal Jou ate spuiq
Bunsau 1o} sAaaIns uononisuod-aid ‘uoseas Buipaaiq ayl apisino
S9oUBWIWOD doueqInIsIp als §I “(sTE Isnbny 01 T Arenigad)
uswedsq (1 1snbny 0} | uoseas Buipaalq ayl Buunp asueqinisip aus 0] Joud shep T
weawdojenaq | | Aeniga4) uosess Buipaalg | uey) aiow 10U ‘a|qisea) JI ‘saurepunog aus 19aloid ay) punoJe Jayng
Alunwwo) | ay; Buunp asueqinisip 8)s 0} | 100J-0GZ & pue Jengey Bunsau aus-uo ulyum 1sibojoiq pauienb
yoonuy jo A9 Joud sAep | uey} aiow JoN | e AQ palonpuod ag [feys spdig Bunsau Joy SABAINS UONONIISUOI-Bld  "G-Al

‘ue(d
uoieAIasuod ayl panoidde aney SMASN pue pdHAdd ey
papinold ‘sea) ajgedlidde jo uawAed Buipnppul ‘AuD ayl
Aq pardope pue padojanap ue|d uoneAlasuod Allunwiwod
[einyeu Jojpue ueld uoneAlasuod teluqey e yum Aldwod (g

Jlo ‘salnads
palanod dDOION/dOHDDD3 01 spedwr jo abeianod
lo} Aoueniasuo)d ay) yum jusweaibe ue ojul paisus 1siiy
sey A1D ayl reyl papinoid ‘(Aoueniasuo)d) Aduealasuo)d
jeugeH Awuno) e1so) enuo) iseq ayl Agq obeisnod
JO suonIpuoy,, USHUM Ul paUIWIBISP St ‘dDIN/dOH 2023
3yl Jo suonipuod pue suuad) ajgedndde sy yum Adwo)d (T

:Buimojjoy
ayl Jo auo yum Aldwod pinod juealdde 108loid ay ‘Ajpnieusany

"JuswiuopuUege 1Sau Ul nsal
01 Aj2)1] 1e SanIAloe UuoNINSU0I JI uonanisuod dols 01 Alloyine
ayl aney [eys 1sibojoiq ayl "aAndeUl SI 1Sau 8yl pue pabpaj)
aney BunoA ayl reyl paulwislap sey isibojoiq paylenb e un
paureiurew aq |reys pue ‘buious) 1o Buibbelr yum punoib ayl uo
paynuapl aq |leys (s)4ayng ayL "doueqinisip [enuslod Jo [9A9] pue
‘Bunsau Jo abels ay) ‘loineyaq Juaed pue 1Sau ay] JO SUONBAISBS]O
[enloe uo paseq aqg |reys pue 1sibojoig pauienb e Ag punoib
3yl UO pauIWIdlBp aq |eys saouelsip Jayng areudoiddy (0002)

HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z ysnbny weibolid buioday pue buuojuopy uonebnipn
9 108[01d swue e}so) esjuo)

‘renoidde uoneaidde
juswdojanap Jenbal Jo awn ayl 1e Apoq Bupjew-uoisioap
ay1 Aq paysljgelsa ag 0] azIs pue ajel e Je suawidads paxoq Aq
paoe|dal aq |[eys Saa. yrew-pue| pue snouabipul parowsal Ajjeba

‘'Soal] X0Q Yyaul-8 OM] 93] alnjew yoeg ¢

wswyuedsq 'S9aJ] X0 YduI-pZ OM) ;9811 paysijgelss yoeg °f
juswdojana(
Ajlunwwon :9|Npayas Buiwmojjoy ayr 01 Buiplodoe padeldal aq |leys
yoonuy jo Aun uononsuod Buung | 10aloid pasodoid ayl Jo Led se panowal Ajeba| ale 1eyr sean ||y "9-Al
‘ue(d

uoieAIasuod syl panoidde aney SMASN pue pM4ad eyl

papinoid ‘soa) ajqedldde jo awAed Buipnppul ‘AuD ayl

Aq pardope pue padojanap ue|d uoneAlasuod Allunwiwod

[einieu Jojpue ueld uoneAlasuod 1elugey e yum Aldwod (g
Jlo ‘salnads

palanod dOION/dOHDDD3 01 spedwr jo abeianod

lo} Aoueniasuo)d ayl yum juswaaibe ue ojul paiaua Isiiy

sey AuD ayl 1reyy papinodd ‘(Aouealasuo)) Aduealasuo)

jeugeH Awuno) e1so) enuo)d iseq ayl Agq obeisnod

4O suonIpUOYD,, USHLIM Ul pauluwLIglep sk ‘dOON/dOH 0003

3yl Jo suonipuod pue suuad) ajgedndde sy yum Adwo)d (T

:Buimojjol
ay1 Jo auo yum Aldwods pinos juedidde 109loid ayy ‘Ajpaneulaly

‘sjuased J1ay) Jo wuapuadapul ase
pue pabpajl aney SH2IYD |[e 18yl pawlijuod sey 1sibojoiq paiienb
® |[nun Jo uoseas Buipaaiq ay) Jo uoneinp ay) 4o} adeld ul urewsal
[leys siayng -paiinbal ag 1abuo] ou pinom Jayng ayl ‘sibojoiq
ay1 Aq paulwialep se ‘parajdwod si Bunsau ay) Ja)y ‘aoueldwod
ainsua 0] 1s1bojoiq 198foid ay1 Ag Ajredipoliad palonuow ag pjnom
Jayng 108loud ayl ‘sioidel 1o} 199} 0Gz 01 dn pue sioidel-uou Joj
199} Gz aJe siayng [ealdA] "1Sau ayl Jo ANUIDIA B8] Ul JN220 PINOM
eyl Auanoe jo adAl pue ‘Aydeibodoy ‘seloads uo puadap pjnom
pue “sibojoiq 1099loid ayl Ag pauiwisiap g pjnom Jayng ayl Jo
9ZIS [eN)OY "SISAU dANDR |[e punoJte paysl|gelsa ag |[eys Jayng 2.}

HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z ysnbny weibolid buioday pue buuojuopy uonebnipn
L 108[01d swue e}so) esjuo)

1o] Mojje 01 Juawioje awn e pue buipun; Aduabunuod

1s160j08BYOIY ‘a2Inosal [eoibojoaeyase anbiun Jo [eJLI0ISIY B 3Q 0] paulwiaiep
paulend S| puly ay J| ‘1sibojoseyale paljenb e Aq palenpeas Ajarelpawiwl
saljiAjoe | 3 |[eys (s)puly ay) pue ‘paynou aq |leys AND ayy ‘asead |leys

Jswypedsq Buiganysip-punolb Buunp | (S)puly 8yl Jo ANUIDIA 3yl UIYIM MIoM |[e ‘Aemuspun ale saliAnoe

juswdojeaa@ | punoj aJe sjisodap |ednynd Jo | Buiginisip punodb asuo punoj aJse ‘susodap ysen Jo sud Aaud
Alunwwo) suoneoIpul JaYylo Jo ‘sjoejie | J1l0ISIY Se yans ‘sysodap [elnynd JO suoiealpul Jaylo 1o ‘sjoejiue
yoonuy jo A9 ou0}sly Jo ouojsiyald Aue j| | auolsiy Jo duoisiyald ueoyiubis Ajenusiod Aue jusns ayl uj Ao

uawuedag
juswdojpna@ Auunwwo) s 1D ayl 01 adueldwod Jo jooud se
paniwgns aq ||eys uoISsILWOo) abeiuaH ueduswy aAleN 8yl Yim
uoneynsuod uanum Aue Bunou uodal J1suolo) Aiunod Buninsal ayy
J0 Ad09o e ‘palaiunodus ag sulewsal uewny pNoys ‘saaueqnisip
Jayuny o1 109lgns 1ou Auadosd syl uo uonedo| e e Alubip
alelidoidde yum spoob anelh pue surewsal uewny ayl Aingai |eys
aAlleluasaldal pazioyine Siy 0 JIsumopue| 3yl uayl ‘JIsumopue)
8yl 0] a|geldsdoe ainsesw e apinoid 01 S|ie) UOISSIWWOD
abellaH ueouswy 8AleN 8yl Ag uoneipaw pue Juepusdsap
A1 1sow ay) Aq uolepuawiwodal a8y sjoafel juabe pazioyine
SIy J0 Jaumopue| 8y} Jo ‘uoissiwwo) abelusH ueduswy SAEN
ayl Ag uoneoynou Jsye siNoy g UIYLM Uoepuswwlodal e ayeuw
01 S|Ie} JUepUdISaP A9 1| 1SOW 0 JUBPUBISAP Aoy || 1ISow e Ajiuapl
0] 9|qeun sI uoissiwwo) abelisH uedllBwy aAleN auyl j| ‘spoob
anelb Aue pue sulewal ay] JO Judwieal] pusawwodal Aew oym
sjuepuadsap A[@I| 1sow ayl AJiou |jIm uinl Ul yoiym ‘uoIssiuwo)
abelisH ueouswy 8AleN 8yl AJlou isnw Jsuoiod 8yl ‘sinoy
2 UIyIM ‘usy) ‘ueduswly SAIlBN aJe sulewsal ay) Jeyl saulwliaisp
Jauol1od ay1 | ‘palinbal si yleap Jo asned ayl ol uoiehnsanul ue Ji

uoissiwwo?) abejliaH aulwWIalap 01 palilou uaag sey Jauolo)D AlunoD ayl un INd20 |[eys
ueosLBWY dAEN surewaJ uewNy ureluod o) pajoadsns eale Agleau Aue 1o a1is ayl Je
uoieARIXd Jayuny ou ‘A1s)awiad palealpap e ul ueyl Jaylo surewal
Jauolo) Auno) uewny Jo AIBA0ISIP 8yl JO 1udA8 8yl ul yeyl Apdads saulaping
9L 'palinddo0 sey (g) pue (T)(9)5 ¥90ST uondes sauljdpind vO3D
swyedsq saliAoe Buiginisip-punolb | Jo suoisinoid ayl yum asuelndwod [pun JNdd0 10U |[eys surewal
swdojansq Buninp surewsas uewny Aue | uewny uadelpe alJoA0 01 paloadsns Ajgqeuoseal eale Agleau
Alunwwo) Jo uoniubooal Jo A1enoasip | Aue Jo pulj 3yl JO 32URgINISIP 0 UOIIBARIXS Jayluny ‘surewal uewny
yoonuy jo AlD | |ejuapiode ay} Jo Juaas 8yl Ul | Aue jo uoniubodal Jo AISAODSIP [elusplode dyl JO JUBAD BYl Ul T-A
HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z ysnbny weibolid buioday pue buuojuopy uonebnipn

8 108014 swue B}S0) BJjU0D
swyedsq SaljIAo. | 01 UONJNPOJIUI Ue JO 1SISUOD |[eys uonedanpa ay] -aus 10afoid ayy 1e
awdojana( Buiginysip-punosb Buunp | uoneaeaxs pue Buipelb Bunonpuod ag |IM Jeyl Mald uondNISU0D
Aunwwon pue saniAnoe Buiginisip | ayl a1eanpa o1 1sibojojuoafed reuoissajoid e Jo SaJIAISS Y} Ulelal
yoonuy jo Ajo -punoJb jo uoneniul 0} Jold | |reys uedljdde ay ‘sanianoe buiginisip-punolb Jo uoneniul oy Jold  e-lIA

"saAnel|ed 1SNp pue SsuiSeq JusWIpPas Jo asnayl e
pue :saduaj uonelIS Joasnayl e
‘(ansap Aayy uoneoso| Aue
ul 1no-ysem 01 way) buimoje o1 pasoddo se) uoneao| ,1no
-ysem, uoneubisap a|buis © 01 sio1oenu0dgns Bundaig e
‘sinojuo2 adojs Buore sajprem mens jo juswaded ayl e
‘(ouqge) ajnxa109h Jo adAy aly1oads e) ouge) 18l Yim siajul
doup jo (senianoe uonannsuod buunp) bulul Arelodwalayl e
‘s19jul dolp Jo peaye pue skem
abeurelp ulylIM SaiNseaw |0JJUOD UOISOID JO JUBWade|d e
‘Buipoas-0IpAH e

:Buimoljoy ay1 ‘o1 panwi| 10U ale
ng ‘epnjoul |jeys sainses| 19aloid pasodoid syl Jo uonoNISUO
Buunp sloaye uoIsole Byl uwil 01 saonoeld  UOPONIISUOD
prepuels saziinn eyl ued [0JuOd UuOISOJI® Uue  ‘1gaulbu3l
Josulbug sywuad Buipjing pue | AuD ayl Aq [enoidde pue malnal ayp o) ‘Nwgns |eys uedldde

A0 yoonuy jo Ao Buipeub jo aouenssi 0} Jold | 199foid ayy ‘sywiad Buipjing pue Buipelb Jo adsuenssl 01 Jold  Z-lIA

‘uonoejanbi| 01 parejal s1oeduwl
[enuajod Aue aziwiuiw 01 Japio ul ubisap 108foid ayy ul pazinn
pue aielodiooul Ajjadoid ase 199loid pasodoid ay) oy pasedaud
uoneBnsanu| [eoluydaloas) 8yl ul panoads suonepusWWOIa)
[ea1uyoa10ab e eyl ainsua 01 sywiad Buipjing pue Buipelb jo
aouenssi 0] Joud uoisiAlg Bulpjing yosonuy jo A1) ayl Aq panoidde
uolsialq Buipjing spwJad Buiping pue | pue pamaiAal pue Jaaulbug [einjonns pue [IAID e Ag paubisap

yoonuy jo A9 Buipeub jo souenss| 0} Jold | 89 |feys uawdoaaap ayr Joj suejd uonepuno} pue Buipelb Iy T-1IA

"(/80TZ pue £€80TZ SUONIAS 8P0D S32IN0SAY
alignd) aoejd sayel uonebiniw a2inosal [ealbojoseydte anbiun
10 [eauolsIy ajiym aus 10afoud ayy Jo sued Jaylo uo anunuod Aew
Y10/ (G 790ST UondaS saulldping vYOID) a|qe|iene apew aq |[eys
uonebniw areudoidde 1o sainseaw aduepioAe Jo uoneiuswaldwi

HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z Isnbny
6

weliboid Bunioday pue Buuojuopy uonebiyy
1098l04d swue4 e}so) enuo)

yBnos ale s)ipaId eyl swn ay) e QINDVYYE Pue AlID au) yim pajenoBau aq |jeys s)ipaio a)is-1Jo Jo aseyoind

}

juswpedsaQq
juswdojana
Ajunwwon

yoonuy Jo Ao

Aouednooo Jo 81eoiile0
e JO 8ouenss| 0} Jold

1'SHpalo uonebniw a)s-4o Jo 8seyaind e

pue ‘ainonnselul Bupjred 9|oIYaA d1109|3 JO UOISNDU| e
‘saumxiy Bunybij wusioe ABlaus Jo asn

‘SpJepuels [eo0]| JO

S$Ss29xa ul weiboud BuipAdal pue Bunsodwod e Jo uonninsuj
{Aouaiolya asn Jarem Joopu|

‘ABJaua ajgqemaual 8)IS-Uo JO UoISNjoU|

‘sjuswalinbal Asuaiog ABiau3 g 9l JO 8oUepasdxy

:Buimojjoy
3yl ‘o] pauwi 1ou aJe ng ‘spnjoul uedldde 103loud syl Aq
pasn aqg Aew Jey] sainseaw Jo sajdwex3 "(UA/8ZODLIN G2 0T. Jo
[e101 apim-108loid e 01 Buirenba) pasodold eale Buip|ing Jo S 000‘T
Jad 1IA/920D 1IN 917°9 JO SUOISSIWS HHO Ul UOIIONPal e ajelisuowap
[reys ueandde 108foid ay) ‘eus 108foid 8yl ulyum pa1dNASU0D
sbuipjing Aue 1o} Aouednd20 Jo 8182111489 B JO 9dUenss| 0] Jolld

T-1IA

*191504 @duepuane Bulures) pa1a|dwod ay) pue sfeuslew Buluren
Jo Adoo e Jo wuoy syl ul Juswuedaq uswdojpasg Alunwiwo)d
sAD 8yl o1 panmwqgns 8q |reys bHulurel] ssausaleme Mald
uonoNIISU0d 3yl Jo Joold ‘usodap juedyiubis syl Jo asueqlnisip
Jayuny pioae pue ‘usodsp jueoulubis Jo JusIXa dYl BulwISIBP
‘ooeld ul spul ueoubls Byl aAea| 01 g pinom uonebniw
aAleuldle ayl ABojoluosled Jo wnasn eluioyed Jo AlSIaAlun
ay1 se yans ‘Aloyisodal paziubodal e yum pajisodap pue paAlasuod
ag uayl [reys 1sibojojuosjed oyl Aq ueaniubls paulwisap
Spul4 "J1anew Ajpwi e Ul puly 8yl JaAodal quediiubis i ‘pue pul syl
SSasse 0] als-uo pajed ag |reys 1sibojoiuoajed ayl pue alis 10aloid
ay} Jo ued Jayjoue 01 pausAIp aq |leys Alande Buiginisip-punolb
uay] ‘mald uondNIISUod ayl Aq payueaun ag (sanes) *Ha) reusrew
jue|d paniasald-|jam 10 ‘salelqallaAul 19BIUI JO Uoe|NWNIJe asuap
1o abue| Afensnun ue ‘(sauoq ‘Yiaal “6'a) S|ISS0) d1eigalIan Aue
pInoys "AJSA0DSIP B JO 8Sed Ul Op O] JeyMm Se ||[oM Se ‘palajunodus
g Aew ey S|ISSoJ Jo spuly ay) pue aus 19aloid ay Jo ABojoab ay)

#O-ubis

Kouaby Buliojiuo

a|npayss uonejuswajduwi

ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




610z Isnbny
0l

weliboid Bunioday pue Buuojuopy uonebiyy
1098l04d swue4 e}so) enuo)

uopensiuiwpy (VHSO-eD) Aeyes pue yyesH [euolednddO
BIUIOYI[RD 1USLIND YIM 32UBPI0II. Ul paAOWal 3] [eys Ss|elalew
Bulureluoo-pes| Jojpue SOV BUS-UO Byl MOy aSlesisuowap
0] ueld dlom e asedaid |eys jueondde 108loud syl ‘Asains
ayl Aq palanoasip ale speuslew Buiurejuod-pes| lojpue SNDV

‘palinbal ag 10U [|IM S[elIalew Bulureluod pes| Jo SOV 01 palejal
uonebniw Jayuny ‘Asains ay) Bulinp paJaAodsIp 10U ate s[elarew
Buiureluoo-pes| 1o SNDY S[elarew Bulureluod-soisagse J| "Asains

swyedsq pes| pue soisagse ue jusawuedaq uswdojprsg Anunwwo)d

wswdojanaq 3l 01 M3IA3J 10} Jwgns pue 319|dwod 01 aJe SI0SSassy XSy

Alunwwo) HwJiad uoiijowap | peaT Jo/pue S0ISaYSY PaNIad YIM }nsuod |jeys Jadojaaaq ayl
yoonuy jo Ao B JO 90UBNSS| 0} JOld | ‘Sain1onis aus-uo Aue Joy Jwiad uonijowap e Jo aouenssi 0} I0lld  "€-X|

uswiredaq uswdojarag Alunwiwod yaonuy

wswyuedsq 10 AuD ay1 01 papinoid g |[eys uswuopuede Jo J00id uswuedaq

wswdojansq SaIAIJOE | SBOIAIBS UleaH Alunod ®Is0D) eAUOD Byl Ag paulwislep se

Alunwwo) uoljowap Jo uononNIIsuod | lauuew panoidde ue ul pauopuede ag [[eys walsAs ondas ays-uo
yoonuy jo Alo 10 uonenul 0} Jold | Bunsixa ay ‘saniAioe UOHI[OWSP J0 UOIINIISUOD JO uoeiul o1 lold  "Z-X|

Juawpedag

jswdoasg Anunwwod yosonuy jo AUD 8yl se |am se

‘Juawiedaq s921AI8S YieaH Aluno) e1so) eluo) ayl Aq enoidde

pue mainal 01 103lgns ‘uedndde 108loud syl Ag pajuswadwi

9g |reys sainseaw uonebniw papuswiwiodal ||y ‘suonenbal

[elopa) pue aels ajgealdde Jad |9A9] (D1Ll) uonRIUSIUOD

HWI| pjoysalyl [e1ol ajgeidadde ue 0} uoleIpawal [10S ‘0 pajiwl| Jou

swedsq 1ng ‘Buipnjour uonebniw arendoidde ay) apnjoul [[eYS JUSWISSASSE

S90IAI9S y)leaH 3y} ‘Sp|oYysalyl paysl|qelsa Jo SSa9Xa Ul pajdalap ale saplonsad Jo

Ajuno) e}so) eljuo) SUOI1BIUBIUOD JI “JaAdMOY ‘palinbal Jou S| uonoe Iayuny ‘punoy jou

aJle SajeuIWRIuUOI [10S | "dueplojyd Buipnjoul ‘sapionsad oy palsal

swuedaq 8Q 0] aJe S[I0S 3y} ‘Pa1da||0d ate S|I0s ay) aduQ aus 109loud ayy

swdojansq sainjony)s Buisixa | uo sainonas Bunsixa punoJte seale ul Pa1dNpUod a(g |leys SisAjeue

Ajunwwon Jo [eaowsal pue sjwad | Aloreloge| sjdwes |10S [eloins e ‘aus 10afoid a8yl uo sainonis
yoonuy jo Aup Buipelb jo aouenssi 0} Jold | Bunsixa Jo eaowal pue syuwiad Buipelb Jo aouenssi ayl 01 Iolld  T-XI

"Juswalinbal
uononpal apim-19afoid ayl yum Buidasy ul suonoNpPal SUOISSIWS
9H9 Mmoys 01 palinbal ag pjnom juswdojanap Jo aseyd fenpialpul
yoea ‘als 109foid ayl uiyum sassaiboud juswdojonsp se ‘snyl

#O-ubis

Kouaby Buliojiuo

a|npayss uonejuswajduwi

ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




6102 1snbny weliboid Bunioday pue Buuojuopy uonebiyy
L 108014 swue B}S0) BJjU0D

Z-/\ pue |-\ sainses|\ Z-/\ pue
uonebnIN 98S | L-A seinses|\ uonebni 99s "Z-A\ pue T-A sainsea|y uoneBmA Juawajdwi “T-[IIAX

"a|geonoeld 1UaIXa wNwixew ayl 0} sabueydsip 181emMWIols
ul syuelnjjod aonpalJ 0} SuawWaAoIdWI pue ‘SUoITRIIPOW ‘SUOISIASI
arelidoidde pue Aressadau 10) apinoid pue ssauaAndayd S,dddMS
a1 arensuowsp Apuanbasqns [feys Joioeiuod ayl ‘dddMS ayl
Jo uoneluawadwi Buimojjo4 ‘uononisuod jo saseyd [je Buunp aus
108loud ay) uo urewsal |eys pue [eaosdde pue malnal 10} Jaaulbug
AD/s3I0M 2ljand Jo 1030811 By} 03 paniwians a9 |leys dddMS
8yl "a|geonoeid jusIxe wnuwixew ayl 01 sabreyadsip Islemuliols
ur swueinjjod 8onpal 01 SdINg uawajdwi |eys J10}oesuod
3yl 'SdNg o uoneiuswadwi pue “uswubisse ‘uoireslnuapl
10} Mlomswel) Syl se BAIBS |eys dddMS 8yl 'dOdMS

I9auIbuz Aio/sHIoM 8yl 0] 99} pajeoosse pue (JON) US| Jo 92NON 8ul Bl [eys
alland 4o Joyoaulg siwuad | 1adojensp syl (dddMS) Ueld UONUSASIH uonN|jod Jalep WiolS
yoonuy jo Aup Buipeub jo souenss| 0} Jold | e aredaid |reys Joioenuod ay) ‘sywiad Buipelb Jo asuenssi 0] Jolid "T-X

"€0€-2-TT UOND9S ANOVVE Yim adueplodde
ul paoidwod aq |reys solsagse ajqeu) 1uadlad (T) auo ueyl
aJow Bulureluod sfeldrew Jo eroway ‘suoienbal gAOvYvd 03
103lgns osje aJte a|qeuy S eyl solsagse Juadlad (T) auo uey) alow
Buiureluod sjeualely fenoidde pue malnal o) Juswredag Sa2IAIRS
yyesH Aunod eiso) enuod ayl pue AuD ayl o1 uejd diom ay)
nwgns |reys juedldde sy ‘suoieolilIad pue ‘sjonuod Buuasuibua
‘Buiureny pea| pue solsaqse Buipsebal T°'ZEST DD 8 9L pue
62GT (40D) suonenfiay Jo 8poD eluIok[eD 8 SIIL YIM ddueplodde
ul Joloe)UOD Juswalede pes| pue solsagse palalsibal YHSO
-leD e Ag pa1onpuod ag |eys 3iom Teyl uswalinbal ayl apnjoul
[leys uejd ayl ‘sainionJs alis-uo ay) Jo [eAOWa) J0/pue uolljowap
ayl 01 Joud ‘suonenBas Aousby UONI310Id [BIUSWUOIIAUT
BlUJIOJRD [[B YlM 8dueplodde Ul Jo pasodsip pue suonenbal

HO-ubig Kouaby Buliojiuo a|npayosg uonejuswajdu] ainsea|\ uonebiI

123rodd SINYVd V1SOJ VILNOD
NVIO0¥d ONILIOdTH ANV ONIRIOLINOW NOILVOILLIN




ATTACHMENT "B”




PLANNING COMMISSION
RESOLUTION NO. 2019-**

RESOLUTION OF THE CITY OF ANTIOCH PLANNING COMMISSION
RECOMMENDING THAT THE CITY COUNCIL APPROVE A USE PERMIT (UP-18-
23), VARIANCE (V-19-03) AND DESIGN REVIEW (AR-18-24) FOR THE CONTRA

COSTA FARMS CANNABIS BUSINESS

WHEREAS, the City received an application from Contra Costa Farms, LLC, for
approval of an Initial Study / Mitigated Negative Declaration, a Use Permit to operate a
cannabis business, Variance, and Design Review for the development of the site for
cannabis operations (UP-18-23, V-19-03, AR-18-24). The project site is located at 3400
Wilbur Avenue (APN 051-051-021);

WHEREAS, an Initial Study and Mitigated Negative Declaration and Mitigation
Monitoring and Reporting Program (MMRP) was prepared in accordance with the
California Environmental Quality Act (CEQA) Guidelines Section 15070, and considered
by the Planning Commission on August 21, 2019;

WHEREAS, on August 21, 2019, the Planning Commission recommended
adoption of the Final Initial Study and Mitigated Negative Declaration and MMRP to the
City Council; and,

WHEREAS, the Planning Commission duly gave notice of public hearing as
required by law; and,

WHEREAS, on August 21, 2019, the Planning Commission duly held a public
hearing on the matter, and received and considered evidence, both oral and
documentary.

NOW THEREFORE IT BE RESOLVED that the Planning Commission does
hereby make the following findings for recommendation to the City Council for approval
of a Cannabis Business Use Permit:

1. The granting of such Use Permit will not be detrimental to the public health
or welfare or injurious to the property or improvements in such zone or
vicinity.

The proposed cannabis business is required to comply with multiple
conditions of approval that address the project’s impact on public health and
the properties in the vicinity. On-site armed security is required at all times
with annual audits of the site security plan required. The business shall also
maintain on-site odor control so that cannabis related odors are not readily
detected outside the structure. Based upon the conditions imposed, the
cannabis dispensary use will not create adverse impacts to the surrounding
businesses and residents.

Bl



RESOLUTION NO. 2019-**
August 21, 2019

Page 2

The use applied at the location indicated is properly one for which a Use
Permit is authorized.

The site is zoned Cannabis Overlay District. The Cannabis Overlay District
allows cannabis businesses with the approval of a use permit.

That the site for the proposed use is adequate in size and shape to
accommodate such use, and all parking, and other features required.

The proposed cannabis business will take place in an existing commercial
building with ample parking. The site has a secure area for cannabis
deliveries.

That the site abuts streets and highways adequate in width and pavement
type to carry the kind of traffic generated by the proposed use.

The project site is currently developed and is located on Crow Court, which
is adequate in width and pavement type to carry the traffic generated by the
proposed use.

The granting of such Use Permit will not adversely affect the comprehensive
General Plan.

The use will not adversely affect the comprehensive General Plan because
the project is consistent with the General Plan designation for the site of
Heavy Industrial.

That the location and site characteristics of the proposed cannabis business
are consistent with all applicable State laws and City standards or
guidelines, that all provisions have been made to ensure that the operation
of the cannabis business will not create excessive demands for police
service or other public services, and that the cannabis business will benefit
the City of Antioch.

The conditions of approval on the project are consistent with the cannabis
guidelines. The security plan has been reviewed by the Antioch Police
Department and security conditions have been included per their direction.
The sales taxes generated by the sale of cannabis will provide a financial
benefit to the City of Antioch. The forthcoming development agreement will
likely include additional revenue based on sales from the business.
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RESOLUTION NO. 2019-**
August 21, 2019
Page 3

BE IT FURTHER RESOLVED that the Planning Commission does hereby make
the following findings for the approval of a Variance for an approximately eight-foot-high
fence located within the required 30-foot front yard setback:

1. That there are exceptional or extraordinary circumstances or conditions
applicable to the property involved, or to the intended use of the property,
that do not apply generally to the property or class of use in the same zone
or vicinity.

The intended use of the property is a cannabis facility consisting of cultivation,
manufacturing, distribution, and a retail dispensary with delivery. The City of
Antioch’s Cannabis Business Operational Guidelines encourage cannabis
businesses to provide adequate security on the premises, including secured
fencing and gates. Due to the locations of the buildings on the project site, a
security fence is most effectively placed in front of the buildings within the required
landscaped setback.

2. That the granting of such variance will not be materially detrimental to the
public health or welfare or injurious to the property or improvements in such
zone or vicinity.

The proposed approximately eight-foot-high fence in the front setback will be an
attractive wrought iron design that will provide visibility into the site for law
enforcement agencies and will not create visual obstructions for drivers using the
project’s driveways. Therefore, the proposed fence will not be detrimental to the
public health or injurious to the properties in the area.

3. That because of special circumstances applicable to the subject property,
including size, shape, topography, location, or surroundings, the strict
application of the zoning provisions is found to deprive the subject property
of privileges enjoyed by other properties in the vicinity under the identical
zone classifications.

The project site is located in the Cannabis Overlay Zone. Providing robust security
for customers, employees and inventory is a unique aspect of cannabis businesses
and is encouraged for cannabis businesses in the City of Antioch. Restricting the
project to a 3’ high fence in the front setback would limit the project’'s ability to
provide adequate security for the site.

4. That the granting of such variance will not adversely affect the
comprehensive General Plan.

The proposed use of the project site is consistent with the General Plan

designation of Industrial. The applicant’s request would not adversely affect the
comprehensive General Plan.
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RESOLUTION NO. 2019-**
August 21, 2019
Page 4

NOW THEREFORE BE IT RESOLVED that the Planning Commission of the City

of Antioch does hereby recommend APPROVAL to the City Council of the City of Antioch
of a Use Permit (UP-18-23) to operate a cannabis business, a Variance (V-19-03), and
Design Review (AR-18-24) for the development of the site for cannabis operations located
at 3400 Wilbur Avenue (APN 051-051-021), subject to the following conditions:

A.

1.

GENERAL CONDITIONS

The project shall comply with the Antioch Municipal Code. All construction shall
conform to the requirements of the California Building Code and City of Antioch
standards.

The applicant shall defend, indemnify, and hold harmless the City in any action
brought by a third party to challenge the land use entitlement. In addition, if there
is any referendum or other election action to contest or overturn these approvals,
the applicant shall either withdraw the application or pay all City costs for such an
election.

The project shall be implemented as indicated on the application form and
accompanying materials provided to the City and in compliance with the Antioch
Municipal Code, or as amended by the Planning Commission or City Council.

No building permit will be issued unless the plan conforms to the project description
and materials as approved by the City Council and the standards of the City.

This approval expires two years from the date of approval by the Planning
Commission (August 21, 2021), unless an extension has been approved by the
Zoning Administrator. Requests for extensions must be received in writing with
the appropriate fees prior to the expiration of this approval. No more than one one-
year extension shall be granted.

No permits or approvals, whether discretionary or ministerial, shall be considered
if the applicant is not current on fees, reimbursement payments, and any other
payments that are due.

City staff shall inspect the site for compliance with conditions of approval prior to
the issuance of a Certificate of Occupancy or commencement of the business.

The applicant shall obtain an encroachment permit for all work to be done within
the public right-of-way.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

All existing easements shall be identified on the site plan and all plans that
encroach into existing easements shall be submitted to the easement holder for
review and approval, and advance written permission shall be obtained from any
property owner or easement holder for any work done within such property or
easement.

That all required easements or rights-of-way for improvements shall be obtained
by the developer at no cost to the City of Antioch. Advance permission shall be
obtained from all pertinent property owners and easement holders, if applicable,
for any work done within such property or easements.

All on-site curbs, gutters and sidewalks shall be constructed of Portland cement
concrete.

Asphalt paving shall be designed for a minimum traffic index (TI) of 5.5 and shall
have a minimum slope of 2%, concrete paving shall have a minimum slope of
0.75%, and asphalt paving for identified accessible parking stalls and access
routes may have a minimum slope of 1.5% and a maximum 2% slope, or as
approved by the City Engineer.

All access drive aisles shall be constructed per current ADA and City standards,
subject to review and approval by the City Engineer.

The parking lot striping and signing plan shall be approved by the City Engineer.

All parking spaces shall be double-striped, and all parking lot dimensions shall
meet minimum City of Antioch Municipal Code requirements.

The applicant shall show a turning template on the site plan verifying that delivery
trucks can safely ingress, egress, and successfully maneuver throughout the site.

Any cracked, broken or damaged concrete curb, gutter and/or sidewalks shall be
removed and replaced as required by the City Engineer.

CONSTRUCTION CONDITIONS

The use of construction equipment shall be as outlined in the Antioch Municipal
Code § 5-17.05. Requests for alternative days/times may be submitted in writing
to the City Manager for consideration.

The project shall comply with and supply all the necessary documentation for AMC
§ 6-3.2: Construction and Demolition Debris Recycling.
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3.

Standard dust control methods shall be used to stabilize the dust generated by
construction activities. The developer shall post dust control signage with the
contact number of the Developer, the Bay Area Air Quality Management District
and the City.

Driveway access to neighboring properties shall be maintained at all times during
construction.

UTILITIES

All existing and proposed utilities (e.g. transformers and PMH boxes) shall be
undergrounded and subsurface in accordance with the Antioch Municipal Code,
except existing P.G.& E. towers, if any, or as approved by the City Engineer.

Prior to issuance of a building permit, the applicant shall submit hydrologic and
hydraulic calculations for review to the City for design and construction of storm
drain facilities that adequately collect and convey stormwater entering or
originating within the development to the nearest adequate man-made drainage
facility or natural watercourse, without diversion of watershed.

All storm water flows shall be collected onsite and discharged into an approved
public storm drain system.

The sewer collection system shall be constructed to function as a gravity system
and a City-standard connection and sanitary sewer cleanout or manhole shall be
provided as approved by the City Engineer.

A reduced pressure backflow preventer assembly shall be installed on all City
water meter services.

All onsite utilities outside a public utility easement or as determined by the City
Engineer, shall be privately owned and maintained and connected to public
facilities in accordance with City Standards.

A City standard double detector check valve backflow assembly shall be installed
on the fire line and enclosed within a public easement granted to the City.

The developer shall provide adequate water pressure and volume to serve this
development, as approved by the City Engineer. This will include a minimum
residual pressure of 20 psi with all losses included at the highest point of water
service and a minimum static pressure of 50 psi.
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9.

10.

The applicant shall install all infrastructure to serve the site. Infrastructure for
access to the site (sewer, water, storm, joint trench, and surface improvements)
shall be completed prior to issuance of a building permit, as approved by the City
Engineer.

All proposed drainage facilities, including open ditches, shall be constructed of
Portland Concrete Cement or as approved by the City Engineer.

LANDSCAPING

Sight distance triangles shall be maintained per AMC 8§ 9-5.1101, Site Obstructions
at Intersections, or as approved by the City Engineer. Landscaping and signage
shall not create a sight distance problem.

Detailed landscaping and irrigation plans for the entire site shall be submitted to
the City for review and approval. All landscaping and irrigation shall be installed
in accordance with approved plans prior to the issuance of Certificates of
Occupancy.

Landscaping for the project shall be designed to comply with the applicable
requirements of City of Antioch Ordinance No. 2162-C-S The State Model Water
Efficient Landscape Ordinance (MWELO). Prior to issuance of a building permit,
the applicant shall demonstrate compliance with the applicable requirements of the
MWELDO in the landscape and irrigation plans submitted to the City.

Landscape shall show immediate results. Landscaped areas shall be watered,
weeded, pruned, fertilized, sprayed, and/or otherwise maintained as necessary.
Plant materials shall be replaced as needed to maintain the landscaping in
accordance with the approved plans.

All trees shall be a minimum 15-gallon size and all shrubs shall be a minimum 5-
gallon size.

Frontage landscaping shall remain weed and litter free throughout the life of the
project.

FIRE REQUIREMENTS

All requirements of the Fire District shall be met.

The developer shall submit a minimum of two (2) complete sets of building
plans and specifications of the subject project, including plans for any of the
following required deferred submittals, to the Fire District for review and
approval prior to construction to ensure compliance with minimum
requirements related to fire and life safety. Plan review and inspection fees
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shall be submitted at the time of plan review submittal. (105.4.1) CFC, (901
.2) CFC, (107) CBC

Private underground fire service water mains

Fire sprinklers

Fire alarm

High-pile storage

Aboveground/underground flammable/combustible liquid storage
tanks

Special suppression systems

e Provide safety during construction. (Ch.33) CFC

F. FEES

1. The developer shall pay all City fees which have been established by the City
Council and as required by the Antioch Municipal Code.

2. The developer shall pay all pass-through fees. Fees include but are not limited to:

e East Contra Costa Regional Fee and Financing Authority (ECCRFFA)
Fee in effect at the time of building permit issuance.

e Contra Costa County Fire Protection District Fire Development Fee in

effect at the time of building permit issuance.

Development Impact Fee

Traffic Signal Fees

Gravity Flow Sewer Assessment Fee

School Impact Fees

Delta Diablo Sewer Fee

Contra Costa Water District Fee

3. The applicant shall pay the Contra Costa County Flood Control District Drainage
Area fee at a time specified by the Flood Control District.

G. GRADING

1. The grading operation shall take place at a time and in a manner so as not to allow
erosion and sedimentation. The slopes shall be landscaped and reseeded as soon
as possible after the grading operation ceases. Erosion measures shall be
implemented during all construction phases in accordance with an approved
erosion and sedimentation control plan.

2. The final grading plan for this development shall be approved by the City Engineer

and signed by a California licensed civil engineer. No grading is allowed without
a grading permit issued by the Building Department.
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3.

10.

11.

All elevations shown on the grading and improvement plans shall be on the USGS
1929 sea level datum or NAVD 88 with conversion information, or as approved by
the City Engineer.

All slopes shall drain to approved drainage facilities as approved by the City
Engineer.

Wall and fence locations and elevations shall be included on the grading plan.

Any existing wells or septic systems on the property shall be properly abandoned
under permit from the Contra Costa County Environmental Health Department.

All grading shall be accomplished in a manner that precludes surface water
drainage across any property line.

Swales adjacent to structures shall have a minimum of a 1% slope or as directed
by the City Engineer.

All off-site grading is subject to the coordination and approval of the affected
property owners and the City Engineer. The developer shall submit written
authorization to “access, enter, or grade” adjacent properties prior to performing
any work.

Retaining walls shall be of masonry construction and shall not be constructed in
City right-of-way or other City maintained parcels unless approved by the City
Engineer.

All retaining walls shall be reduced in height to the maximum extent practicable
and any walls or signage shall meet the height requirements in the setback and
sight distance triangles as required by the City Engineer.

CONSERVATION/NPDES

Water conservation measures, including low volume toilets, flow restrictors in
showers and the use of drought tolerant landscaping, shall be used.

That the project shall comply with all Federal, State, and City regulations for the
National Pollution Discharge Elimination System (NPDES) (AMC § 6-9). (Note:
Per State Regulations, NPDES Requirements are those in affect at the time of the
Final Discretional Approval.) Under NPDES regulations, the project is subject to
provision C.3: New development and redevelopment regulations for storm water
treatment. Provision C.3 requires that the project include storm water treatment
and source control measures, as well run-off flow controls, so that post-project
runoff does not exceed estimated pre-project runoff. C.3 regulations require the
submittal of a Storm Water Control Plan (SWCP) that demonstrates how
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compliance will be achieved. The SWCP shall be submitted simultaneously with
the project plans. For the treatment and flow-controls identified in the approved
SWCP, a separate Operation and Maintenance Plan (O&M) shall be submitted and
approved before the Building Department will issue Certificate of Occupancy
permits. Both the approved SWCP and O&M plans shall be included in the project
CC&Rs. Prior to building permit final and issuance of a Certificate of Occupancy,
the developer shall execute any agreements identified in the Storm Water Control
Plan that pertain to the transfer of ownership and/or long-term maintenance of
storm water treatment or hydrograph modification BMPs.

3. The following requirements of the federally mandated NPDES program (National
Pollutant Discharge Elimination System) shall be complied with as appropriate, or
as required by the City Engineer:

a. Prior to issuance of permits for building, site improvements, or landscaping,
the developer shall submit a permit application consistent with the
developer’s approved Storm Water Control Plan, and include drawings and
specifications necessary for construction of site design features, measures
to limit directly connected impervious area, pervious pavements, self-
retaining areas, treatment BMPs, permanent source control BMPs, and
other features that control storm water flow and potential storm water
pollutants.

b. The Storm Water Control Plan shall be certified by a registered civil
engineer, and by a registered architect or landscape architect as applicable.
Professionals certifying the Storm Water Control Plan shall be registered in
the State of California and submit verification of training, on design of
treatment measures for water quality, not more than three years prior to the
signature date by an organization with storm water treatment measure
design expertise (e.g., a university, American Society of Civil Engineers,
American Society of Landscape Architects, American Public Works
Association, or the California Water Environment Association), and verify
understanding of groundwater protection principles applicable to the project
site (see Provision C.3.i of Regional Water Quality Control Board Order R2
2003 0022).

C. Prior to building permit final and issuance of a Certificate of Occupancy, the
developer shall submit, for review and approval by the City, a Master Storm
Water BMP Operation and Maintenance Plan in accordance with City of
Antioch guidelines. This O&M plan shall incorporate City comments on the
draft O&M plan and any revisions resulting from changes made during
construction.
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d.

Prior to building permit final and issuance of a Certificate of Occupancy, the
developer shall execute and record any agreements identified in the Master
Storm Water Control Plan which pertain to the transfer of ownership and/or
long-term maintenance of storm water treatment or hydrograph modification
BMPs.

Prevent site drainage from draining across sidewalks and drive aisles in a
concentrated manner.

Collect and convey all storm water entering, and/or originating from, the site
to an adequate downstream drainage facility without diversion of the
watershed.  Submit hydrologic and hydraulic calculations with the
Improvement Plans to Engineering Services for review and approval.

Prior to issuance of the grading permit, submit proof of filing of a Notice of
Intent (NOI) by providing the unique Waste Discharge Identification Number
(WDID#) issued from the Regional Water Quality Control Board.

Submit a copy of the Storm Water Pollution Prevention Plan (SWPPP) for
review to the Engineering Department prior to issuance of a building and/or
grading permit. The general contractor and all subcontractors and suppliers
of materials and equipment shall implement these BMP’s. Construction site
cleanup and control of construction debris shall also be addressed in this
program. Failure to comply with the approved construction BMP may result
in the issuance of correction notices, citations, or a project stop work order.

Install appropriate clean water devices at all private storm drain locations
immediately prior to entering the public storm drain system. Implement Best
Management Practices (BMP’s) at all times.

Install “No Dumping, Drains to River” decal buttons on all catch basins.

If sidewalks are pressure washed, debris shall be trapped and collected to
prevent entry into the storm drain system. No cleaning agent may be
discharged into the storm drain. If any cleaning agent or degreaser is used,
wash water shall be collected and discharged to the sanitary sewer, subject
to the approval of the sanitary sewer District.

Include erosion control/storm water quality measures in the final grading
plan that specifically address measures to prevent soil, dirt, and debris from
entering the storm drain system. Such measures may include, but are not
limited to, hydro seeding, gravel bags and siltation fences and are subject
to review and approval of the City Engineer. If no grading plan is required,
necessary erosion control/storm water quality measures shall be shown on
the site plan submitted for an on-site permit, subject to review and approval
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of the City Engineer. The developer shall be responsible for ensuring that
all contractors and subcontractors are aware of and implement such
measures.

Sweep or vacuum the parking lot(s) a minimum of once a month and
prevent the accumulation of litter and debris on the site. Corners and hard
to reach areas shall be swept manually.

Ensure that the area surrounding the project such as the streets stay free
and clear of construction debris such as silt, dirt, dust, and tracked mud
coming in from or in any way related to project construction. Areas that are
exposed for extended periods shall be watered regularly to reduce wind
erosion. Paved areas and access roads shall be swept on a regular basis.
All trucks shall be covered.

Clean all on-site storm drain facilities a minimum of twice a year, once
immediately prior to October 15 and once in January. Additional cleaning
may be required if found necessary by City Inspectors and/or City Engineer.

Install full trash capture device(s) in storm water catch basins that collect
water from the project site. A “full trash capture device” is defined as any
device or series of devices that traps all particles retained by a 5mm mesh
screen and has a design treatment capacity of not less than the peak flow
rate resulting from a one-year, one-hour, storm in the tributary drainage
catchment area. Selected devices must be detailed on the building permit
plan submittal and approved by Public Works prior to installation.

4. All impervious surfaces to be constructed as part of the project, including off-site
roadways, are subject to C.3 requirements per State Regulations.

l. PROPERTY MAINTENANCE

1. The following requirements which shall be the responsibility of the property owner:
a. Maintenance of the storm water detention basin.
b. Compliance with all City Codes regarding property maintenance.
C. Maintenance of all slopes to property line.
d. Maintenance of all onsite and frontage landscaping.

2. A parking lot sweeping program shall be implemented that, at a minimum, provides
for sweeping immediately prior to the storm season and prior to each storm event.

3. The site shall be kept clean of all debris (boxes, junk, garbage, etc.) at all times.
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J. FINAL IS/MND AND MITIGATION MONITORING AND REPORTING
PROGRAM

1. The applicant shall comply with all mitigation measures identified in the Mitigation
Monitoring and Reporting Program.

2. The applicant shall mitigate any impacts on wildlife, including State and Federally
listed threatened and endangered species, and their habitat by compliance with
one of the following:

a. Implementing, or making enforceable commitments to implement, all
applicable mitigation measures in the project environmental documents, as
well as any additional measures as may be required by the California
Department of Fish & Wildlife (CDFW) or the U.S. Fish & Wildlife Service
(FWS), and obtaining a letter(s) from CDFW and FWS stating that the project
has fulfiled the requirements of applicable State and Federal wildlife
protection laws and regulations; or

b. Complying with applicable terms and conditions of the ECCC HCP/NCCP, as
determined in written “Conditions of Coverage” by the East Contra Costa
County Habitat Conservancy (Conservancy), provided that the City has first
entered into an agreement with the Conservancy for coverage of impacts to
ECCCHCP/NCCP Covered Species; or

c. Complying with a habitat conservation plan and/or natural community
conservation plan developed and adopted by the City, including payment of
applicable fees, provided that CDFW and FWS have approved the
conservation plan.

K. PROJECT SPECIFIC CONDITIONS

1. This approval applies to the construction and operation of a cannabis business
consisting of cultivation, manufacturing, distribution, and a retail dispensary with
delivery, as depicted on the project plans and application materials submitted to
the Community Development Department. Any forthcoming plans submitted for
any purpose shall be entirely consistent with these received plans and application
materials and conditions of approval herein.

2. The dispensary’s hours of operation shall be from 8:00 AM — 8:00 PM.

3. Thirteen delivery vehicles shall be permitted. Requests for additional vehicles shall
be subject to review and approval by the Zoning Administrator.

4, All necessary licenses from the State of California shall be obtained prior to
opening.
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5.

10.

11.

12.

13.

14.

15.

All persons entering the business must be at least 21 years of age with a valid
identification card. An electronic reader shall be used to read and validate
identification cards.

The dispensary’s lobby shall be secured from the retail area. A customer entering
the retail area shall be buzzed through a locked door into the retail area by a
security guard or employee.

No smoking or ingestion of cannabis products on-site is allowed.
No free samples of cannabis products are allowed.

Cannabis products that are not used for display purposes or immediate sale shall
be stored in a secured and locked room, safe, or vault, and in a manner reasonably
designed to prevent diversion, theft, and loss.

Cannabis related waste shall be stored and secured in a manner that prevents
diversion, theft, loss, hazards and nuisance.

The operator shall take reasonable steps to discourage and correct objectionable
conditions that constitute a nuisance in parking areas, sidewalks and areas
surrounding the premises during business hours if directly related to patrons of the
business.

A copy of this use permit and City of Antioch business license, as well as any other
State licenses, shall be on display during business hours and in a conspicuous
place so that they may be readily seen by all persons entering the facility.

No signs, tinting, or other graphic material may be used to obscure the storefront
windows.

No drive-through, drive-up, or walk-up window services are allowed.

No fewer than two uniformed and armed security guards who are employed by a
Private Patrol Operator (Security Company) who is currently licensed with the
California Department of Consumer Affairs shall be on-site during dispensary
business operating hours. One armed security guard shall be on-site at all times,
even when the facility is closed. At least one additional unarmed security guard
shall be required 24 hours a day to patrol the non-dispensary buildings, once
Certificates of Occupancy have been obtained for those buildings. The required
number of additional security guards shall be determined by the Antioch Police
Department prior to building occupancy. A copy of the contract with the Security
Company shall be provided to the Community Development Director for review
and approval prior to issuance of any Certificate of Occupancy. Should there be
a change in the security private patrol operator or in the liability insurance of the
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16.

17.

18.

19.

20.

applicant, the Community Development Director shall be notified within 5 business
days.

The name of the Security Company, proof of liability insurance including a copy of
all exceptions, their State license number, and the guard registration numbers for
the employed guards shall be provided to the Community Development
Department. Should there be a change in the security private patrol operator or in
the liability insurance of the applicant, the Community Development Director shall
be notified within 5 business days.

The City Council may require modification, discontinuance or revocation of this use
permit if it finds that the use is operated or maintained in a manner that it:

e Adversely affects the health, peace or safety of persons living or working in
the surrounding area; or

e Contributes to a public nuisance; or

e Has resulted in excessive nuisance activities including disturbances of the
peace, illegal drug activity, diversion of Cannabis or Cannabis Products,
public intoxication, smoking in public, harassment of passersby, littering, or
obstruction of any street, sidewalk or public way; or

e Has resulted in or has been the target of criminal activity requiring undue
attention and dedication of the Antioch Police Department resources; or

e Violates any provision of Antioch Municipal Code or condition imposed by
a City issued permit, or violates any provision of any other local, state,
regulation, or order including those of state law or violates any condition
imposed by permits or licenses issued in compliance with those laws.

e Results in more than three distinct unresolved odor complaints in a twelve
(12) month period.

The business shall incorporate and maintain adequate on-site odor control
measures in such a manner that the odors of cannabis and cannabis-related
products shall not be readily detected from outside of the structure in which the
business operates or from other non-Cannabis businesses adjacent to the site.

During regular business hours, all cannabis business premises shall be accessible,
upon request, to an authorized City employee or representative for random and/or
unannounced inspections. The cannabis business may be charged a fee for any
inspections.

An annual audit of the site’s security plan shall be submitted to the Antioch Police

Department. The audit shall be conducted by City staff or a third-party company
subject to the approval of the Antioch Police Department.
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21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

All points of ingress and egress to the business shall be secured with Building
Code compliant commercial-grade, non-residential door locks and/or window
locks. Entry and exit doors to restricted cannabis areas shall be made of reinforced
metal with metal frames and have a security lock system.

Building signage shall not state that cannabis or cannabis products are stored, sold
or handled on the site. Images of cannabis leaves, green crosses, or similar
commonly-identifiable graphics are not allowed. All building signage shall be
subject to staff review and approval.

Any proposed exterior changes to the site shall be shown on the building permit
plan submittal. Exterior changes may be subject to administrative design review
approval.

The only cannabis paraphernalia allowed to be sold at the site are vape pens, vape
pen cartridges, vape pen batteries, chargers, rolling papers, pipes, and grinders,
unless approved in writing by the Community Development Director.

The delivery vehicle shall not contain identifiable markings that associate the
delivery service with the cannabis business.

The loading and unloading of vehicles for delivery of cannabis shall be conducted
in a secured, gated or enclosed area.

All delivery of cannabis to the site shall take place in an enclosed delivery area
with a dedicated armed security guard to be present during all deliveries.

Visible signage shall be placed at the entrance of the facility notifying the public of
surveillance on site.

Prior to a Certificate of Occupancy being issued for each project phase, the Antioch
Police Department shall conduct a site inspection to assess the security of the site.
Any changes the Antioch Police Department deems necessary upon site
inspection shall be incorporated into a revised site security plan that is then
submitted for their review and approval. No Certificate of Occupancy will be issued
without final approval of a site security plan by the Antioch Police Department.

Security measures shall be designed to ensure emergency access is provided to
the Antioch Police Department and the Contra Costa Fire Department for all areas
on the premises in case of an emergency.

Security surveillance cameras shall be installed and maintained in good working
order to provide coverage on a twenty-four (24) hour real-time basis of all internal

and external areas of the site where cannabis is stored, transferred and dispensed,
where any money is handled, and all parking areas. The cameras shall be oriented
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32.

33.

34.

35.

36.

37.

38.

39.

40.

41].

in a manner that provides clear and certain identification of all individuals within
those areas. Cameras shall remain active at all times and be capable of operating
under any lighting condition. Security video must use standard industry format to
support criminal investigations and shall be maintained for a minimum of sixty (60)
days.

A professionally monitored security alarm system shall be installed and maintained
in good working condition. The alarm system shall include sensors to detect entry
exit from all secure areas and all windows. The name and contact information of
the alarm system installation and monitoring company shall be kept as part of the
onsite books and records.

A local contact who will be responsible for addressing security and safety issues
shall be provided to, and kept current with, the Antioch Police Department.

The applicant shall enter into a development agreement with the City of Antioch
prior to a Certificate of Occupancy being issued for any part of the project. No
business license shall be issued without an approved development agreement.

Manufacturing and processing equipment used by the business must be UL listed
or otherwise certified by an approved third-party testing agency or engineer and
approved for the intended use by the City’s Building Official and Contra Costa
County Fire Protection District. Such compliance shall be demonstrated to the
satisfaction of the Building Official prior to occupancy of the manufacturing potion
of the site.

The cannabis cultivation shall be conducted within a fully enclosed space.

The cultivation of cannabis shall be conducted in accordance with all applicable
federal, state, and local laws and regulations governing the use of pesticides.

All mechanical equipment shall be screened from public view.

The monument sign shall be reduced in height to eight feet. The copy on the
monument sign shall modified to include on the name of the business.

All mechanical equipment shall be located outside of the PG&E easement located
in the southern portion of the site, unless written permission from PG&E is provided
specifically allowing mechanical equipment to be placed within the easement.

Building #1's square footage shall be revised on the civil plans to reflect the
dimensions shown on the architecture plans.
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42.

43.

44.

45.

Because this is a phased project, minor alterations to the square footage, building
elevations, or building placement shall be subject to review and approval by the
Zoning Administrator. Larger alterations shall be subject to review and approval
by the Planning Commission.

Prior to the issuance of a building permit for Phase 1, the trash enclosure shown
on the west side of Building #3 shall be modified, as required, to meet the following
requirements:

The walls of the trash enclosure structure shall be constructed of solid masonry
material with a decorative exterior surface finish compatible to the main structure.
The trash enclosure structure shall have solid heavy gauge metal gates.

The trash enclosure shall have a roof.

The trash enclosure walls shall be a minimum six feet in height. The minimum
dimensions for the trash enclosure shall be adequate for the size and number of
dumpster units and recycling bins.

Signage identifying the types of recyclable materials accepted for collection at the
trash enclosure shall be conspicuously posted within the enclosure.

Prior to the issuance of a building permit, the applicant shall provide a trash
management plan that shows where all on-site waste for all phases of the project,
including cannabis waste, will be stored on site.

The Odor Mitigation Plan shall be updated and resubmitted to the Planning
Division to address the comments from the June 14, 2019 Odor Mitigation Plan
Review Memorandum:

e The applicant shall provide a certification statement by a Certified
Professional Engineer or Certified Industrial Hygienist for the project site.

e The applicant shall provide an Operation and Maintenance plan that
includes inspection frequency and maintenance of odor mitigation controls.

e The applicant shall provide a document detailing staff training procedures
for inspections and maintenance of odor mitigation controls.

e The applicant shall provide an updated table in the odor mitigation plan that
is consistent with the site plan. The revised table shall provide calculations
that reference the building number, floor, number of HVAC units, and
number of ion generators for each.

e The applicant shall provide HEPA filter manufacturer information and
Negative lon Generator manufacturer information.

18

B18



RESOLUTION NO. 2019-**
August 21, 2019
Page 19

46.

47.

48.

e No Odor Control Mitigation Measures are proposed at Building #3 and
Building #5. The applicant shall confirm that all items within these buildings
will already be packaged and no manufacturing or growing will occur in
these buildings. If unpackaged material will be handled in these buildings,
the applicant shall submit an updated Odor Control Plan for these two
buildings.

e Recirculation of air with no chemical neutralizer or carbon filtration is not a
demonstrated method of odor control and is not suggested for this size of
facility. To obtain approval of the Odor Mitigation Plan with the proposed
method of odor mitigation, the applicant shall provide the following
documents for review:

o Procedural protocols to avoid odor releases at doors/windows/etc.
o Certified engineering statement certifying performance

o Verification of the performance success of this odor mitigation
method. Example verification documents include: Case studies
prepared by certified engineers, performance data, performance
audits, relevant similar approvals, and other information that can
provide performance information.

e The applicant may change their proposed odor mitigation methods to a
demonstrated method that includes chemical neutralizers and/or carbon
filtration media with appropriate calculations and manufacturer information.
Choosing demonstrated odor mitigation methods would remove the
requirement to submit the documents listed in the above condition. If the
applicant chooses to use a demonstrated odor mitigation method, the
applicant shall submit a new Odor Mitigation Plan.

The Stormwater Control plan shall be modified as required by Phil Hoffmeister in
an email to the project engineer and applicant dated July 12, 2019 and any other
conditions contained herein.

The developer shall provide for this phased project, with the first building permit
submittal, 1) a conceptual plan for the site improvements, including new paving
and parking lots, for each phase of work that corresponds to the below phases, 2)
a conceptual or master storm water control plan (“SWCP”) which describes and
illustrates how the drainage for the project will comply with C.3 requirements and
corresponds to the phases of the project, and 3) a more detailed SWCP for each
phase of the project. The certificate of occupancy will not be granted until the C.3
maintenance agreement and the operations and maintenance (“O&M”) plan has
been submitted and approved for each phase.

Adequate on-site turn-around area shall be provided for any gates or fencing

installed at the beginning or end of a driveway. All gates shall be setback a
minimum of 25 feet from the property line along Wilbur Avenue.
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49.

50.

Gated entrances to the site shall include rapid access technology for Fire, Police
and other emergency responders.

When the implementation of C.3 treatment and flow-control measures are required
the following conditions shall apply:

a. Per Contra Costa Flood Control District and as shown on the hydrology map
for Drainage Area 29G, the storm runoff from the project site drains to the
48” inch line at Wilbur Avenue. Before directing the project site’s runoff
upstream to the 24" line, a hydraulic analysis shall be conducted to verify
that the line can adequately convey the additional storm water runoff. The
analysis shall be reviewed by the Contra Costa County Flood Control
District at no cost to the City and approved by the City Engineer.

b. The project shall connect to Line “A” in Drainage Area 29G for the purposes
of flood control. The developer should perform a title search to determine
if any drainage easement has been dedicated, and if not, shall obtain all
easements necessary to connect to Line “A”, at no cost to the City.

PHASE 1 IMPROVEMENTS (This phase provides for the use of the existing buildings

51.

52.

53.

54.

55.

(including tenant improvements), and minor improvements necessary to operate,
such as on-site paving for parking, on-site lighting, street/driveway lighting, street
landscaping, fencing, and security.)

The developer shall repair the existing driveway and pavement to the satisfaction
of the City Engineer prior to the certificate of occupancy for any building in Phase
1.

Prior to issuance of a building permit, the developer shall revise the fencing and
entry/access gates to allow for adequate vehicle storage and turnaround on-site).

All fencing at the property frontage needed to secure the dispensary building shall
be installed prior to a certificate of occupancy for the dispensary.

Frontage landscaping and frontage lighting shall be provided. The developer may
provide temporary private streetlights (in lieu of public street lighting) at the
intersection of Wilbur Avenue and the east entrance to the project as approved by
the City Engineer and defer public street lighting to Phase 2.

The developer shall approve the assignment of the County deferred improvement
agreement to the City or execute a new agreement substantially the same as the
existing recorded agreement.
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PHASE 2 IMPROVEMENTS (This phase provides for the construction of any new

56.

57.

58.

59.

60.

61.

buildings/structures and appurtenances and associated physical improvements.)

Prior to issuance of certificate of occupancy for any portion of Phase 2, the
developer shall dedicate additional right-of-way along the project frontage as
necessary for the widening of Wilbur Avenue to accommodate a half-width section
(within a 100-foot wide arterial roadway), to the satisfaction of the Director of Public
Works.  This will amount to an approximate 33.3' dedication by the
developer/owner.

The developer shall determine the kV required for development of the entire
project, and provide the City with a utility plan. If the voltage required is less than
12kV, the developer shall underground the utilities along Wilbur Avenue. If the
voltage required exceeds 12kV, the City may approve deferral of overhead utilities
after evaluating the utility work needed to provide additional power to the property,
the cost, and the benefit of undergrounding overhead utilities on Wilbur Avenue.

Prior to issuance of a certificate of occupancy, the developer shall design and
construct full frontage improvements unless a deferral is approved by the City
Engineer. If a deferral is approved, a form of security or other approved
mechanism to ensure the construction of frontage improvement shall be provided
prior to issuance of a building permit and as approved by the City Engineer.
Additional revisions to the deferral agreement may be imposed based on the
proposed construction.

Full frontage improvements shall include: design and construction of left-turn
pockets or a two-way left turn lane to provide access to driveways on Wilbur
Avenue as required by the City Engineer. The developer shall apply for and obtain
a County encroachment permit if necessary to accomplish this work. Additional
frontage improvements shall include, but are not limited to: pavement widening,
constructing barrier curb and sidewalk (consistent with existing development on
the north side of Wilbur Avenue west of the proposed project at APN 051-031-020,
with 1-foot wide curb cuts approximately 10 feet on center and 6-foot wide
sidewalk), public street lighting, storm drainage, signing, marking and striping, and
include transition pavement tapers, as required by the City Engineer.

The developer shall provide a study performed by a licensed traffic engineer and
approved by the City Engineer demonstrating that the proposed driveway spacing
is safe.

The widening of Wilbur Avenue shall include roadside C.3 bio-retention, or other
appropriate green infrastructure, between curb and sidewalk to provide for the
treatment of stormwater runoff from the public street, to the satisfaction of the City
Engineer. The C.3 treatment facility and all pipes connecting it to public facilities
shall be maintained by the property owner.
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62. Prior to a certificate of occupancy for this phase, the developer shall annex into
Street Light and Landscape Maintenance District 2A Zone 3 and accept a level of
annual assessments sufficient to maintain public street lights and landscaping.
The annual assessment shall cover the actual annual cost of maintenance as
described in the Engineer’'s Report.

* * * * * * * *

| HEREBY CERTIFY that the foregoing recommendation was passed and adopted
by the Planning Commission of the City of Antioch, at a regular meeting thereof, held on
the 215t day of August, 2019 by following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

FORREST EBBS
SECRETARY TO THE
PLANNING COMMISSION
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ATTACHMENT “C’




Contra Costa Farms LLC

Project Detailed Description

We propose to create and operate a Commercial Cannabis facility with the following
entitlements:

o Phase [ - AType 12 Microbusiness entitiement consisting of an existing 5,000sf
building and a new 32,000sf building. With this entitlement, we will conduct the
fo!loWing Cannabis activities: Cultivation, Manufacturing, Distribution and Retail
{storefront and delivery).

o Phase | or Phase il - A Typa 11 Distributor entitlement consisting of an existing
2,400sf building. With this entitiement, we will conduct Distribution activities.

o Phase Il - A multi-year project to construct three buildings with two stories each.
Each building will house two Premises, Each Premise will be a Type 3A Medium
Indoor Grow facilities. Aitogether, there will be six Licensed Premises in this Phase.

{n Phase |, our plan isto:
o First prepare the existing 5,000sf building for the following activities: Cultivation,
Manufacturing, Distribution and Retail. To accomplish this, we will need to:
m Weather-proof the building;
a2  Partition the interior of the building to support these four activities;
o {nstall Electrical, HVAC and Water/Sewer.
= Qutfit the building for each of these activities;
= Install the drive and parking as needed to support the existing building;
@ Landscape and fence as needed to support the existing building;
2 Install a Security Syster,
o Then erect the two-story 16,000sf footprint building and outfit it for Cultivation and
Manufacturing. To accomplish this, we will need to:
= Prepare a full building permit application with supporting Engineered Plans;
»  Erect and install as planned.

in Phase ! or Phase !, our plan is to:
o Prepare the existing 2,400sf building for the Distribution activities: To accomplish
this, we will need to:
m Weather-proof the building;
*  Partition the interior of the building to support these four activities;
s Install Electrical, HVAC and Water/Sewer.
Outfit the building for Distribution activities;
= Install the drive and parking as needed to support the existing building:
®  lLandscape and fence as needed o support the existing building;
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Install a Security System.

fn Phase ll, our plan is to develop three two-story 29,000sf footprint buildings to house six

Medium Indoor Grows, This license Type limits the amount of cultivation area to 22,000sf
under Grow lights. To accomplish this, we will need to:

@
i1
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a8
(1]
1}
[}

Square Feet
Employees
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Square Feat
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Sguare _F}ee_t- )
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The table below overviews the two Phases and their respective activities.

Phase I Type 12 Micrdbusiness - Existing Buii-:!_in'g_b_n!_\‘,-“ .

. Culfvation Manufacturing’, Distribution - Retail ' Office/Other
.- 660 1,200 2,000 1,140
. Phase | Type QM_i‘cr'abpsine.ss —'AH Bﬁ_ildi‘ﬁgs L
Cultivation  Manufacturing  Distribution = Retait - Office/Other
10,000 11,660 1,200 2000 12,140
015 B A R

_ Phase Lorl) Type 11 Distributorship

Cultivation Manufat;turi_ng_'_ Distribution =~ Retaifl . Dfﬁ_c_é/()_th'ég :
RN - L2000 S
" L . 2

Phase 1 Type 3A Medium Indeor Cultivation

. . £ach . Alf 5ix Premises
Cultivation  Office/Dther Total Cultivation ~ Office/Other
2O 8000 30,000 1320000 43000

32 2’ 34 192 1

. Ali Phases When Compiete

Cultivatlon  Manufacturing Distribution - Retail foiée/Dtht_‘af
142000 11660 3200, 2000 60,500

212 15 16 . 7 o e

Generally, the hours of operation will be as follows:

® Cultivation activities -- 7am to 8pm every day.
e Manufacturing & Distribution activities ~ 7am to 8pm Monday through Friday

Page 4 of 28

Prepare a full bullding permit application with supporting Engineered Plans;
Erect and install as planned.
The three buildings will be identical. So we plan to reuse the Engineered
Plans for the first Medium Grow facility.
The pace of development will be approximately two buildings per year.
Phase i will begin after the Phase | operation is stable.

Total
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@ Retail activities — 10am to 8pm Monday through Saturday and 10am to 5pm on Sunday
e Office activities — 8am to Sprn Monday through Friday

Products will be produced and distributed as foliows:

e Cannabis will be produced from all License Type Premises.

e This will then be introduced commercially in the following forms: Flower, Kief, Prerofls
and manufactured products such as Edibles, Tinctures, Ointments and the like.

» TheType 12 Microbusiness premise and the Type 11 Distributor premise will serve as
the Distributars for ali other Licensed Pramises.

e All Manufacturing will be conducted at the Microbusiness Premise,

e All Retail sales will be conducted from the Type 12 Microbusiness Premise.

e Al sales to other Distributors and Dispensaries will be conducted from either the Type
12 Microbusiness Premise or the Type 11 Distributor Premise.

This parcel is currently owned by 502 South 8" Street LLC and is being sold to Contra Costa
Farms LLC under the terms of a Purchase and Sale Agreement dated November 28, 2018. The
Seller's Managing Member is Anthony J. Alegre (209-334-2112).
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ATTACHMENT "D”




Contra Costa Farms LLC
Neighborhood Responsibility Plan

The neighborhood is Zoned Heavy Industriaf and is tenanted by...

& An indusirial business to the North of the CCF parcel,
®  An industrial business to the East of the CCF parcel.
e A vintage vinyard to the Wast of the CCF parcel.

¢ A Railroad to the South of the CCF parcel.

As such, traffic is generally comniercial and industrial in nature.
There is no pedestrian traffic. There are no retail establishments.
So, Responsible Neighboring will largely consist of the following;

e Discourage criminal nuisances and traffic,
o Monitoring by Security Guards,
o Prompt calls to City Police.

e Prevent and eradicate litteting,
o Install trash receptacles.

o Daily cleanup.
e Discourage on-street parking,
o Signage
o Use of aesthetic discouragements, such as boulders.
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