
    DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
1010 10TH Street, Suite 3400, Modesto, CA 95354 

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 

 
   
 __________________________________________________________________________________________________________  

 
 
 
July 7, 2022 
 
 
MEMO TO: Stanislaus County Planning Commission 
 
FROM:  Department of Planning and Community Development 
 
SUBJECT:     TIME EXTENSION FOR USE PERMIT & DEVELOPMENT AGREEMENT NO. 

PLN2019-0095 – CENTRAL VALLEY GROWERS, LLC – HOWARD ROAD III  
 
PROJECT DESCRIPTION  
  
This is a request for a one-year Time Extension to extend the life of Use Permit (UP) & 
Development Agreement (DA) No. PLN2019-0095 from June 15, 2022, to June 15, 2023, with 
all approved Conditions of Approval remaining unchanged.  
 
The Board of Supervisors approved the Use Permit on December 15, 2020, to establish a 
mixed-light commercial cannabis cultivation, nursery, processing, and distribution operation in 
four phases on a 49-acre parcel in the General Agriculture (A-2-40) zoning district.  The project 
proposes to develop a total of 67,500 square feet of building space and 32,000 square feet of 
flowering canopy space. The project site is located at 3735 Howard Road, between the 
California Aqueduct and the Delta Mendota Canal, east of Interstate Highway 5, in the Westley 
area (see Exhibit B – Board of Supervisors Agenda Report, December 15, 2020). In addition to 
this project, the applicant was also approved, by the Board of Supervisors on July 16, 2019, UP 
& DA No. PLN2018-0114 – Central Valley Growers, LLC – Howard Road, for a similar 
commercial cannabis cultivation, nursery, and processing operation on a parcel located to the 
east of the subject project site (see Exhibit G of Attachment B - Board of Supervisors Agenda 
Report, December 15, 2020). 
 
DISCUSSION 
 
Section 21.104.030(A) of the Stanislaus County Zoning Ordinance includes provisions for the 
expiration of use permits.  This section states that use permits shall be null and void 18 months 
from the date of approval, unless prior to the expiration date, the permit has been signed, and 
all Conditions of Approval have been met and either the property is being used for the purpose 
for which the permit was granted, or the landowner or developer has applied for all permits 
relating to project improvements and the landowner or developer is working diligently to 
complete all project improvements. The Use Permit was approved with a development schedule 
identifying construction of proposed structures to begin within 18 months of project approval, by 
June 15, 2022.  As of the date of this report, only a grading permit application has been 
submitted, but not issued, for the project improvements required under the Use Permit.   
 
A time extension application request requires the applicant to submit a written statement of 
reason(s) why the use permit extension should be granted, prior to the Use Permit expiration 
date.  The applicant’s request for an extension was submitted on March 24, 2022, requesting a 
time extension for the operation due to a large downturn in commercial cannabis prices over the 
past year.  The applicant believes that with Phase 1 of their first location completed, UP and DA 
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No. PLN2018-0114, the company should focus on continued buildout of their original location to 
establish stable and consistent distribution of product while producing revenue for use on the 
Howard Road III location in the future (see Attachment A - Applicant’s Time Extension Request). 
During the processing of the subject Use Permit, six letters of opposition were received from 
adjacent property owners.  Each letter describes opposition to the project for reasons such as: 
commercial cannabis being better suited in industrial zones, slower Sheriff response times in 
rural areas, concern for farm worker safety, and concern with private access roads deteriorating 
due to the increased use creating an increase in dust, which would be harmful to crops in the 
area.  Opposition to the project was also raised because of neighboring property owners’ belief 
that the applicant would continue undesirable property management practices with the 
commercial cannabis operations. Ten letters of support for the proposed project were received 
from local members of the community.  The letters described their personal and professional 
relationship with the applicant, their experience in the agricultural community, and the project’s 
importance to the local economy. A detailed discussion on each letter of opposition and support, 
along with the letters, is included in Attachment 1 of Attachment B – Board of Supervisors 
Agenda Report, December 15, 2020. 
 
As part of staff’s annual inspections of the previously approved UP and DA No. PLN2018-0114, 
the property appeared to staff to be in good standing, with no visible signs of disrepair. 
Additionally, during the two-week referral for this time extension, the request was circulated to 
responsible agencies, including those agencies that requested conditions of approval be placed 
on the approved project and neighboring landowners. No amended or additional conditions of 
approval have been requested to date; therefore, the approved Conditions of Approval are 
recommended to remain unchanged from what was approved by the Board of Supervisors. 
Additionally, there has been no correspondence received from neighboring landowners about 
the extension as of the time this memo was prepared.  
 
Staff has no objection to granting the requested Time Extension.  
 
ENVIRONMENTAL REVIEW   
 
Under California law, a request for time extension of a project that previously was subject to 
review under the California Environmental Quality Act (CEQA) may be exempt from CEQA, 
unless changes to the project trigger subsequent or supplemental CEQA review (under Public 
Resources Code Section 21166 and CEQA Guidelines Section 15162).  In order to trigger 
additional review when the project was previously found to be consistent with the County’s 
General Plan EIR, as well as exempt from CEQA, a new significant environmental effect, not 
previously evaluated, must be identified.  No new significant environmental effects have been 
identified by responding agencies and parties, and there is no evidence in the record that any of 
the findings of CEQA Guidelines Section 15162(a), identifying new impacts, can be made.  The 
proposed time extension request only extends allowable time for project development with no 
changes in the development already considered.  Consequently, this request is considered to 
be CEQA exempt.  
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RECOMMENDATION 
 
Staff recommends that the Planning Commission approve the request for a one-year time 
extension to June 15, 2023, for Use Permit & Development Agreement No. PLN2019-0095 – 
Central Valley Growers, LLC – Howard Road III, with all existing conditions of approval 
remaining in effect.  
 

****** 
 

Contact Person: Jeremy Ballard, Associate Planner, (209) 525-6330 
 
Attachments: 
 
Attachment A -  Applicant’s Time Extension Request 
Attachment B -  Board of Supervisors Agenda Report, December 15, 2020 

*Attachment 1, EX E – Development Agreement has been redacted; 
Attachment 3 reflects the recorded Development Agreement for the 
project.  

 
 
 
 
\\PW04\PLANNING\PLANNING\STAFF REPORTS\UP\2019\CANNABIS PROJECTS\PLN2019-0095 - CENTRAL VALLEY GROWERS, LLC - 
HOWARD ROAD III\TIME EXTENSION 2022\PLANNING COMMISSION\MEETING DATE\STAFF REPORT\PC MEMO FINAL.DOC 



ATTACHMENT A





ATTACHMENT B



THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS
AGENDA ITEM

DEPT: Planning and Community Development BOARD AGENDA:8.2
AGENDA DATE:  December 15, 2020

CONSENT

CEO CONCURRENCE: YES 4/5 Vote Required:  No

SUBJECT:

Conduct a Public Hearing to Consider the Planning Commission’s Recommendation of 
Denial for Use Permit and Development Agreement Application No. PLN2019-0095, 
Central Valley Growers, LLC, Howard Road III, a Request to Establish a Mixed-Light 
Commercial Cannabis Cultivation, Nursery, Processing, and Distribution Operation in 
Phases on a 49-acre Parcel in the A-2 (General Agriculture) Zoning District, Located at 
3735 Howard Road, Between the California Aqueduct and the Delta Mendota Canal, 
East of Interstate Highway 5, in the Westley Area

STAFF RECOMMENDATION:

After conducting a public hearing at its regular meeting on September 17, 2020, the 
Planning Commission, on a 5-2 vote, recommended the Board of Supervisors deny this 
project.  Planning staff recommends the Board of Supervisors:

1. Conduct a public hearing to consider the Planning Commission’s 
recommendation for denial of Use Permit and Development Agreement 
Application No. PLN2019-0095, Central Valley Growers LLC, Howard Road III, a 
request to establish a mixed-light commercial cannabis cultivation, nursery, 
processing, and distribution operation in phases on a 49-acre parcel in the A-2 
(General Agriculture) zoning district, located at 3735 Howard Road, between the 
California Aqueduct and the Delta Mendota Canal, east of Interstate Highway 5, 
in the Westley area.

If the Board of Supervisors decides to approve the project, the Board of Supervisors 
should also take the following actions:

2. Find that: 

(a) No further analysis under California Environmental Quality Act (CEQA) is 
required pursuant to CEQA Guidelines Section 15183 (Consistency with a 
General Plan, Community Plan or Zoning Ordinance for which an 
Environmental Impact Report (EIR) was prepared), on the basis of the 
whole record, including any comments received in response to the 
Environmental Review Referral.
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(b) The project is consistent with the development density established by 
existing zoning, community plan or general plan policies for which an EIR 
was certified.

(c) There are no project specific effects which are peculiar to the project or its 
site, and which the 2016 Stanislaus County General Plan Update (GPU) 
EIR failed to analyze as significant effects.

(d) There are no potentially significant off-site and/or cumulative impacts 
which the GPU EIR failed to evaluate.

(e) There is no substantial new information which results in more severe 
impacts than anticipated by the GPU EIR.

(f) The project will undertake feasible mitigation measures specified in the 
GPU EIR.

(g) The project is exempt as per CEQA Guidelines Section 15061, Common 
Sense Exemption, from CEQA.

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

4. Order the filing of a Notice of Exemption with the Stanislaus County Clerk 
Recorder’s Office pursuant to CEQA Guidelines Section 15061.

5. Find that:

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

(b) The use will not significantly compromise the long-term productive 
agricultural capability of the subject contracted parcel or parcels or on 
other contracted lands in the A-2 zoning district. 

(c) The use will not significantly displace or impair current or reasonably 
foreseeable agricultural operations on the subject contracted parcel or 
parcels may be deemed compatible if they relate directly to the production 
of commercial agricultural product on the subject contracted parcel or 
parcels or neighboring lands, including activities such as harvesting, 
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processing, or shipping. 

(d) The use will not result in the significant removal of adjacent contracted 
land from agricultural or open-space use.

6. Find that the Development Agreement:

(a) Is consistent with the General Plan and any applicable specific plan.

(b) Is compatible with the uses authorized in, and the regulations prescribed 
for, the land use district in which the real property is or will be located.

(c) Is in conformity with and will promote public convenience, general welfare 
and good land use practice.

(d) Will not be detrimental to health, safety, and general welfare.

(e) Will not adversely affect the orderly development of property or the 
preservation of property values.

(f) Will promote and encourage the orderly development of the proposed 
project by providing a greater degree of requisite certainty.

7. Approve Use Permit and Development Agreement Application No. PLN2019-
0095 – Central Valley Growers, LLC – Howard Road III., subject to the attached 
Conditions of Approval.

8. Authorize the Chairwoman of the Stanislaus County Board of Supervisors to 
execute the attached Development Agreement.

9. Introduce, waive the reading, and adopt an ordinance for the approved 
Development Agreement.

DISCUSSION:

This is a request to obtain a Use Permit (UP) and Development Agreement (DA) to 
establish a mixed-light commercial cannabis cultivation, nursery, processing, and 
distribution operation in phases on a 49-acre parcel in the A-2 (General Agriculture) 
zoning district. Phase 1 includes construction of a 13,940 square-foot greenhouse for 
cultivation of flowering cannabis and construction of a 14,650 square-foot warehouse 
building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities. Phases 2 and 3 will each 
construct an additional 13,940 square-foot greenhouse building and Phase 4 will 
construct one 3,000 square-foot greenhouse and one 7,000 square-foot greenhouse. In 
total, the project will consist of 67,500 square-feet of building space and 32,000 square-
feet of flowering canopy space.
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A detailed project description including project phasing can be found in Attachment 1 –
September 17, 2020 Planning Commission Staff Report.

The 49-acre project site is located at 3735 Howard Road, between the California 
Aqueduct and the Delta Mendota Canal, east of Interstate Highway 5, in the Westley 
area. Adjacent land uses include orchards in all directions; the Delta Mendota Canal 
and poultry ranch to the east, the California Aqueduct and highway commercial 
development to the west; and vineyards to the south. The project site is planted in an 
almond orchard and improved with an agricultural storage building.

The facility will be operated by Central Valley Growers, which has already been 
approved to operate a commercial cannabis cultivation facility, UP & DA PLN2018-0114 
– Central Valley Growers, LLC – Howard Road, to the east of this site on Assessor’s 
Parcel No. 016-019-036.  Additionally, the applicant has applied for another cultivation 
operation, UP & DA Application No. PLN2019-0094 – Central Valley Growers, LLC –
Howard Road II, located to the east of the project site on Assessor Parcel No. 016-019-
032.  The location for all three operations is reflected in the Attachment 5 – APN Map
dated October 6, 2020.  Attachment 5 is an updated map to Exhibit G of Attachment 1 
and also provides the location of properties owned by persons in opposition to the 
project.  The map has been updated to reflect a letter of opposition received after the 
September 17, 2020 Planning Commission Staff Report was published.

If approved, fees to be collected from the project include a Community Benefit, which is 
divided into two categories: A Community Benefit Contribution and a Community Benefit 
Rate.  Community Benefits are negotiated on a project-by-project basis.  The 
Community Benefit Contribution is to be paid quarterly, by the operator, and is intended 
to be distributed to local community charities and to be utilized for public improvement 
projects. 

The Community Benefit Contribution included in the Development Agreement for this 
project is an annual fee which will range from $3,438 to $87,300 over the first five years.  
The Community Benefit Rate is based on the activities to be permitted and their 
proposed scope.  The Community Benefit Rate for this project’s cultivation activities is 
an annual rate of $13,750 in 2021, $93,500 in 2022, $173,500 in 2023, and $187,000 in 
2024; for nursery activities the annual rate will be $7,000 starting in 2024.  All fees are 
required to be paid to the Treasurer Tax Collector on a quarterly basis.  All fees 
collected are intended to be used for enforcement activities of illegal cannabis activities 
throughout the County. 

The proposed Development Agreement has a term of five years and the fees will be 
reassessed under a subsequent Development Agreement or any amendments to the 
proposed Development Agreement (see Attachment 3 – Proposed Ordinance and 
Development Agreement). 

Five letters of opposition were received from adjacent property owners. Of the five 
letters, three letters were received from John Jerome, Sharleen Jerome, and Susan 
Jerome who own property to the north of the project site and east of the Delta Mendota 
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Canal.  Each letter describes opposition to the project for reasons such as: commercial 
cannabis being better suited in industrial zones, slower Sheriff response times in rural 
areas, concern for farm worker safety, and concern with private access roads 
deteriorating due to the increased use.  The fourth letter of opposition was received 
from Griselda Villareal, who states that although the project may meet the requirements 
of the County it should not be approved because: cannabis is not legal federally, it will 
bring a criminal element to the area, already slow Sheriff response time, existing 
excessive traffic, and would harm the safety of those that work in the area. The fifth 
letter of opposition was received from Susan Flora, who owns property with her family to 
the north of the site. She states their opposition is due to the vehicle traffic from the 
project will increase dust, which will be harmful to their crops.  Adding that the property 
owner in the past has done a poor job of dust control.  Additionally, Ms. Flora’s letter 
stated that because of strict food safety laws, the apricots they grow on their property 
could be impacted if the commercial cannabis facility uses incompatible pesticides or 
contaminates groundwater.  Lastly, the letter states that the rural areas already suffer 
from illegal dumping, vandals, and theft and a commercial cannabis facility would 
threaten the physical safety of those that work on their parcel.  

The ten letters of support for the proposed project were received from local members of 
the community. The letters described their personal and professional relationship with 
the applicant, their experience in the agricultural community, and the projects 
importance to the local economy.  A detailed discussion on each letter of opposition and 
support, along with the letters, is included in Attachment 1 – September 17, 2020 
Planning Commission Staff Report.

Subsequent to the publishing of the Planning Commission Staff Report, a letter of 
opposition was received from the Bays Property Partnership and Bays Ranch Inc. (see
Attachment 4 – Planning Commission Correspondence).  The letter raises concerns 
with the applicants three operations proposed for the area and misidentifies the project 
site as north of their property.  Attachment 5 clarifies the location of the Bays property 
(APN 016-019-037) to the location of the three proposed operations. The project site 
currently under consideration is located 0.6 miles to the west of the Bays property.  The 
letter stated that the ownership group was opposed to the project based on their 
experience farming next to the applicant for over the past 15 years. Their letter states 
that although the applicant has not constructed the previously approved operation yet, 
they should prove to be responsible operators before expanding to additional locations.  
The letter also states that the ownership group had previously voiced concerns about 
increases in dust, which that the applicant still shows a lack of effort in addressing, even 
during harvest season. Additionally, the opposition letter cites concerns for their 
employees’ security, as well as concerns of spray drift affecting their crops. Lastly, the 
letter raised concerns regarding potential blight if the commercial cannabis business 
ceased to stay in operation, including the negative impact it would have on the farming 
community.

A public hearing was held for this project at the September 17, 2020 Planning 
Commission meeting. After the conclusion of staff’s presentation, Commissioner Durrer 
confirmed with staff that none of the letters of support were from surrounding property 
owners and that Roman Katuszonek, who was identified in the letters of support, was a 
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member of Central Valley Growers, LLC. Commissioner Mott inquired about the types of 
development west of the project site along Interstate 5. Staff stated that there is 
commercial and highway frontage development, centered around the Westley 
interchange. 

During the public hearing, one person spoke in opposition of the proposed project 
Daniel Bays, a neighbor of the project. Mr. Bays stated he was also the person who 
wrote the letter of opposition that was received as correspondence to the Planning 
Commission. Mr. Bays stated that while the applicant has improved in taking care of 
their properties, there are still issues concerning dust control, grading and maintaining 
of access roads, as well as garbage not being discarded. He also stated that, although 
the current application would not use any shared access roads, he has concerns with 
up to three cannabis facilities in close proximity and the associated increase in traffic on 
roadways they would share, if all three are approved. Commissioner Willerup asked Mr. 
Bays if there had been any issues with spray drift from any other cannabis facilities in 
the past. Mr. Bays stated that they do not have any additional apricot orchards adjacent 
to cannabis facilities but have had spray drift issues with other crops. 

Commissioner Blom asked for clarification on which of the three Central Valley Growers 
applications have been presented to the Planning Commission and Board of 
Supervisors. Staff answered that of the three applications submitted, only one has been 
heard and approved by the both the Planning Commission and Board of Supervisors, 
and that the item before them was the second to be considered by the Planning 
Commission. The third is still being reviewed by staff and is not yet scheduled for 
Planning Commission. 

Six people spoke in favor of the project during the public hearing. Zach Drivon, 
representing the applicant as legal counsel, spoke in favor of the project, stating that 
this application would complement their previously approved cultivation site. Mr. Drivon 
explained the applicant’s history of farming in the community as well as their 
relationship with Lyfted Farms, who will assist in managing the cultivation business. 
Addressing the letters of opposition, Mr. Drivon, described that the project: would be 
buffered on all sides by almond orchards that the applicant’s own, the greenhouses 
would be fitted with industrial carbon air filtration eliminating any potential for odors, and 
that the access road to the site will be paved and installed with road base to decrease 
dust. Mr. Drivon explained that cannabis cultivation goes through strict testing 
requirements and are not allowed to use pesticides and chemicals that could affect 
neighboring crops. Lastly, Mr. Drivon described enhanced security protocols for the site 
that include: no climb fencing that will be installed with solid metal paneling, remote 
security surveillance, and all deliveries taking place within the building with no cash 
transactions. Commissioner Mott asked Mr. Drivon for clarification on the applicant’s 
role in the operation if Lyfted Farms will be managing the cultivation operation. Mr. 
Drivon stated that the applicant will manage the administrative side of the business 
operations with Lyfted Farms managing the cultivation. Mr. Drivon also confirmed for 
Commissioner Willerup that all three sites would include the same security 
enhancements, that cannabis cultivators cannot use chemical fertilizers or pesticides, 
and all amendments to the plants will be applied indoors, thus limiting the potential for 
drift. Commission Buehner stated that with air ventilation, there would be some 
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exhausting of the greenhouse. Mr. Drivon agreed, but restated that the site was 
buffered on all sides with property the applicant owns. Staff clarified that a condition of 
approval had been placed on the project requiring ventilation for greenhouses to be 
installed facing the interior of the property. 

One of the applicants, Nav Athwal, provided the Planning Commission with an overview
of his personal and professional background, including his family’s farming background 
in the County. Mr. Athwal stated that in the past they have accommodated the Bays by 
relocating the area of development for the approved cultivation operation to the northern 
end of their parcel. He also stated, that with their farming of 800 acres in the County, 
they share the same concerns with dust and safety of employees as those that are in 
opposition to the project. Lastly, Mr. Athwal stated that with no shared access roads 
and owning parcels abutting it, they chose this project site to avoid issues with 
neighbors. Mr. Athwal confirmed for Commissioner Mott, that they do not have plans to 
develop additional cannabis businesses, beyond the current three, on any other parcel 
they own in the vicinity.

Bob Blink, CEO of Lyfted Farms, spoke in favor of the project, allaying concerns about 
chemical applications to the cannabis plants by stating that drip systems are used to 
feed the plants. He also stated that any runoff is collected, stored, and disposed of as 
appropriate. Mr. Blink also described that state regulations only allow use of organic 
pesticides and that the greenhouses will be comprised of negative pressure system, 
which would limit escape of pesticides. 

Roman Katuszonek, a member of Central Valley Growers, described his background in 
the United States Marines and insurance industry. Commissioner Mott asked what it 
meant to be a member of Central Valley Growers. Mr. Katuszonek stated that LLC 
members are similar to shareholders or owners. Two additional people spoke in favor, 
Shikha Jain and Don DeGraff. Ms. Jain, a chiropractor and County resident, was in 
favor of the project because of the positive aspects cannabis has on the body and that it 
would be beneficial for the community. Mr. DeGraff, general contractor for the 
applicant, was in favor of the project also because of the positive benefits of cannabis, 
as well as the project being beneficial for the local economy. 

After the close of the public hearing, the Commissioners deliberated on the item.
Commissioner Willerup stated that he thought the application met state requirements 
and was in line with the intent of the County’s A-2 zoning district. Commissioner Durrer 
stated she appreciated the applicant’s effort, but that she believes that commercial 
cannabis in the rural areas is problematic because of safety concerns and slow Sheriff 
response times. Commissioner Mott agreed with Commissioner Durrer’s assessment 
and he stated that a concentration of three facilities within a small area would be an 
issue because of security concerns. Commissioner Maring stated that other 
agriculturally related commercial businesses have a need to be located in the rural 
areas because they have an economic relationship with agricultural, whereas cannabis 
cultivation businesses do not and could operate just as well in industrial areas. 
Commissioner Buehner agreed with the previous Commissioners as to their reasons for 
opposition and stated that he was previously against allowing the County’s ordinance to 
permit cannabis in agriculturally zoned areas and is opposed to this project as well. 
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On a vote of 5-2, the Planning Commission recommended denial of the project to the 
Board of Supervisors. 

The project was originally scheduled for the October 13, 2020 Board of Supervisors 
meeting; however, the applicant requested a continuance to allow time to make 
modifications to their security plan in response to the letters of opposition received. The 
modified plan includes additional security countermeasures and policies for the 
operation. Additionally, the applicant has begun nightly security patrols of the 
previously approved project area, which will be expanded to include this project site, if 
approved. The Board of Supervisors approved a continuance to a future unspecified 
date, for up to a minimum of six weeks. 

POLICY ISSUE:

As required by Chapter 6.78.060 of the Stanislaus County Code, prior to operating in 
the County, the permittee of each commercial cannabis activity shall enter into a 
development agreement, as specified in Title 22 of the Stanislaus County Code and 
shall obtain all necessary entitlements, as required by Title 21 of the Stanislaus County
Code.  Title 21 requires that a use permit be obtained prior to operating a commercial 
cannabis business.  Typically, the decision-making body for a use permit is the 
Stanislaus County Planning Commission.  However, since both a development 
agreement and a use permit are required in order to operate a commercial cannabis 
business, and because a development agreement must be considered by the Board of 
Supervisors at a public hearing, the Stanislaus County Board of Supervisors is the 
decision-making body.

FISCAL IMPACT:

Costs associated with processing this request, including setting the public hearing, 
publishing of required notices, and conducting the hearing, have been covered by the 
application fee deposit plus revenue from additional invoicing at project end.

BOARD OF SUPERVISORS’ PRIORITY:

Approval of this action supports the Board of Supervisors’ priority of Developing a 
Healthy Economy and Delivering Efficient Public Services & Community Infrastructure
by providing a land use determination consistent with the overall goals and policies of 
the Stanislaus County General Plan.

STAFFING IMPACT:

Planning and Community Development Department staff is responsible for reviewing all 
applications, preparing all reports, and attending meetings associated with the proposed 
request.
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CONTACT PERSON:

Angela Freitas, Planning and Community Development Director 
Telephone: (209) 525-6330

ATTACHMENT(S):

1. September 17, 2020 Planning Commission Staff Report
2. September 17, 2020 Planning Commission Minutes Excerpt
3. Proposed Ordinance and Development Agreement
4. Planning Commission Correspondence
5. APN Map dated October 6, 2020



STANISLAUS COUNTY PLANNING COMMISSION
September 17, 2020 

STAFF REPORT
USE PERMIT AND DEVELOPMENT AGREEMENT APPLICATION NO. PLN2019-0095 

CENTRAL VALLEY GROWERS, LLC. – HOWARD ROAD III 

REQUEST: TO OBTAIN A USE PERMIT AND DEVELOPMENT AGREEMENT TO ESTABLISH 
A MIXED-LIGHT COMMERCIAL CANNABIS CULTIVATION, NURSERY, 
PROCESSING, AND DISTRIBUTION OPERATION IN PHASES ON A 49 ACRE 
PARCEL IN THE A-2 (GENERAL AGRICULTURE) ZONING DISTRICT. 

APPLICATION INFORMATION 

Applicant: Sarbjit Athwal DBA Central Valley Growers,  
LLC. 

Property Owner: Athwal Investments, LP (Navjot, Karenjit, and 
Pradeep Athwal) 

Agent: Zach Drivon, Drivon Consulting  
Location: 3735 Howard Road, between the California 

Aqueduct and the Delta Mendota Canal, east 
of Interstate Highway 5, in the Westley area.   

Section, Township, Range: 36-4-6
Supervisorial District:  District 5 (Supervisor DeMartini)
Assessor’s Parcel:  016-037-039
Referrals: See Exhibit J – Environmental Review

Referral
Area of Parcel(s): 49.15 acres
Water Supply:  Private well
Sewage Disposal: Private septic system
General Plan Designation:  Agriculture
Community Plan Designation: N/A
Existing Zoning: A-2-40 (General Agriculture)
Sphere of Influence:  N/A
Williamson Act Contract No.:  1971-1020
Environmental Review: CEQA Guidelines Section 15183

(Consistency with a General Plan or zoning
for which an EIR was certified) and CEQA
Guidelines Section 15061 (Common Sense
Exemption)

Present Land Use:  Almond orchard and agricultural shop.
Surrounding Land Use: Orchards, in all directions; Delta Mendota

Canal and a poultry ranch to the east; the
California Aqueduct, highway commercial
development, and Interstate Highway 5 to the
west; and vineyards to the south.

1

ATTACHMENT 1
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RECOMMENDATION 
 
Staff recommends the Planning Commission recommend that the Board of Supervisors approve this 
request based on the discussion below and on the whole of the record provided to the County.  If the 
Planning Commission decides to recommend approval of this project, Exhibit A provides an 
overview of all the findings required for project approval. 
 
PROJECT DESCRIPTION 
 
This project is a request to obtain a Use Permit and Development Agreement to establish a mixed-
light commercial cannabis cultivation, nursery, processing, and distribution operation in phases on a 
49-acre parcel in the A-2 (General Agriculture) zoning district.  The project is proposed to be 
developed in the following phases: 
 
Phase 1  
 
Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering 
cannabis and construction of a 14,650-square foot warehouse building to be used for processing, 
distribution, product and materials storage, clonal research for nursery activities, and administrative 
activities.  The warehouse building will also include rooms for; secure transportation, cannabis waste 
storage, storage of harvested product, offices, conference room and security room, employee 
bathrooms, break room and changing room.  The greenhouse will include up to 10,000 square feet 
of flowering canopy and 2,000 square feet of vegetative area.  Phase 1 will develop 22 parking 
spaces within an enclosed parking area.  
 
Phase 2 
 
Phase 2 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 
square feet of flowering cultivation space and 2,000 square feet of vegetative area.  
 
Phase 3 
 
Phase 3 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 
square feet of flowering cultivation space and 2,000 square feet of vegetative area.  
 
Phase 4 
 
Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 
square-foot greenhouse for cultivation of nursery stock.  The greenhouse with flowering cultivation, 
will be made up of 2,000 square feet of flowering canopy and 1,000 square feet of vegetative stock. 
In total of all four phases, the project will consist of 67,500 square feet of building space and 32,000 
square feet of flowering canopy space.  Nursery stock is proposed to be sold wholesale as well as to 
feed the cultivation operation.  
 
Additionally, the project proposes to develop 7-foot-tall security fencing with screening, to be 
installed around the perimeter of the developed area for each phase.  The fencing will also enclose 
the parking lot.  The security fencing will be constructed of cross-hatched metal wiring with metal 
privacy screening installed congruently along the fence and razor wire along the top.  The privacy 
screening consists of 3mm holes limiting visibility from outside the facility (see Exhibit B-7 – Maps). 
Hours of operation are proposed to be Monday through Sunday, 6 a.m. to 9 p.m.  Domestic and  

2



UP DA PLN2019-0095 
Staff Report 
September 17, 2020 
Page 3 

 
irrigation water will be provided from an existing on-site private well.  The project will include a total 
of 18 employees on a maximum shift.  The applicant anticipates up to two vehicle trips a day 
associated with deliveries and product distribution, which will only occur between the hours of 8:30 
a.m. to 5:00 p.m. (see Exhibit B – Maps.).   
 
A Development Agreement (see Exhibit E - Development Agreement) is included in the project 
request, as required by Chapter 6.78.060 of the Stanislaus County Code. 
 
SITE DESCRIPTION 
 
The 49.15 acre project site is located at 3735 Howard Road, between the California Aqueduct and 
the Delta Mendota Canal, east of Interstate Highway 5, in the Westley area (see Exhibit B – Maps).  
Adjacent land uses include orchards in all directions; the Delta Mendota Canal and poultry ranch to 
the east, the California Aqueduct and highway commercial development to the west; and vineyards 
to the south.  The facility will be operated by Central Valley Growers, which has approval to operate 
a commercial cannabis cultivation facility, UP & DA PLN2018-0114 – Central Valley Growers, LLC – 
Howard Road to the east of this site on Assessor’s Parcel No. 016-019-036.  Additionally, the 
applicant has applied for another cultivation operation, Use Permit & Development Agreement 
Application No. PLN2019-0094 – Central Valley Growers, LLC – Howard Road II, located to the east 
of the project site on Assessor Parcel No. 016-019-032.   All three of the applicant’s project sites are 
identified in Exhibit G –APN Map. 
 
The project site is planted in an almond orchard and improved with an agricultural storage building. 
A portion of the orchard located just southwest of the agricultural storage building will be cleared for 
the proposed development.  The project site fronts onto Howard Road, a County-maintained road, 
and maintains a 30-foot-wide access easement along the eastern property line for the benefit of the 
property to the north which is also owned by the property owner.  
 
BACKGROUND 
 
On June 27, 2017, the Governor approved Senate Bill 94, the Medicinal and Adult-Use Cannabis 
Regulation and Safety Act (MAUCRSA), which created one regulatory system for commercial 
cannabis activity.  This legislation allowed each jurisdiction to either permit or prohibit commercial 
cannabis activity within their jurisdictions.  
 
On December 5, 2017, the Stanislaus County Board of Supervisors approved a Commercial 
Cannabis Program for Stanislaus County which allows for up to 61 cannabis activities permits, 
prohibits outdoor cannabis cultivation, and limits retail to no more than seven establishments in the 
unincorporated area (to view the December 5, 2017, Board of Supervisor item visit the Board of 
Supervisors Agenda, Minutes, Audio & Video web page at www.stancounty.com/bos ).  The County 
adopted two separate ordinance amendments addressing commercial cannabis activities: Title 21, 
the Stanislaus County Zoning Ordinance, which was adopted on December 5, 2017, specifies the 
zoning districts where each commercial cannabis activity may be permitted, subject to the 
discretionary review process; and Chapter 6.78, of the County Code, which was adopted on January 
9, 2018, lays out the general regulations for commercial cannabis activities in the County, including 
operating standards such as required setbacks from specific uses, odor control, and security 
measures.   
 
In January 2018, the County received 61 complete applications requesting a total of 84 commercial 
cannabis permits.  The County contracted with a third-party reviewer, HDL Consulting, to review and 
score each application to determine a ranking and to ensure compatibility with state regulations.  A 
background screening was also conducted by the Sheriff’s Department for all business and property 
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owners.  The process for retail activities included additional scoring steps consisting of site 
inspections and interviews with County staff.  Total scores were calculated to determine a final 
ranking and waiting list of all retail applicants.  The top seven ranked retail applications have 
proceeded forwarded to the land use entitlement phase.  In total 33 applications, including 45 
permits, have moved forward into the land use entitlement and development agreement phase of 
the permitting process, which requires a Planning Commission hearing and Board of Supervisors 
approval.  The process involves environmental review, public notification, and public hearings. 

A second application process was opened in August of 2019 for existing applicants that scored 70% 
or above and had passed a criminal background check.  Background checks were required on any 
new property owners.  Additionally, the process was open to all persons who wanted to submit an 
application for a cannabis testing facility.  All applicants and property owners also completed a 
criminal background check.  A total of six applications requesting a total of nine permits were 
received.  Five applications are requests for indoor and mixed-light cultivation, distribution and 
manufacturing activities and one is for a testing facility.   

ISSUES 

In response to the land owner referrals for this project, letters of opposition and support have been 
received for this project.  Provided below is an overview of the letters received.  

Letters of Opposition 

Five letters of opposition from adjacent property owners have been received for this project (see 
Exhibit F – Letters of Opposition).  

Three of the opposition letters were received from John Jerome, Sharleen Jerome, and Susan 
Jerome who own property to the north of the project site and east of the Delta Mendota Canal.  The 
properties are identified as Assessor’s Parcel Number’s (APN’s):  016-019-001, 016-019-054, 016-
019-055 (see Exhibit G –APN Map).  Each letter describes opposition to the project for reasons 
such as: commercial cannabis being better suited in industrial zones, slower sheriff response times 
in rural areas, concern for farm worker safety, and concern with private access roads deteriorating 
due to the increased use.  Lastly, the three letters question the property owner’s commitment to 
maintaining the property and question who will monitor the site.

Two additional letters of opposition were received from Griselda Villareal and Susan Flora.  Mrs. 
Villareal states that although the project may meet the requirements of the County it should not be 
approved because: cannabis is not legal federally, it will bring a criminal element to the area, already 
slow sheriff response time, existing excessive traffic, and would harm the safety of those that work in 
the area.  

Ms. Flora’s, who owns property with her family to the north of the site (APN: 016-037-012), states 
opposition is due to the vehicle traffic from the project will increase dust, which will be harmful to 
their crops.  She states that the property owner in the past has done a poor job of dust control. 
Additionally, Ms. Flora states that because of strict food safety laws, the apricots they grow could be 
impacted if the commercial cannabis facility uses incompatible pesticides or contaminates 
groundwater.  She states that the rural areas already suffer from illegal dumping, vandals, and theft 
and a commercial cannabis facility would threaten the physical safety of those that work on their 
parcel.  Ms. Flora states concerns with the applicant’s ability to comply with the project requirements 
and that the applicant has a history of property neglect should not be approved to construct any 
more facilities. 
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As with all commercial cannabis cultivation projects, pesticide use is closely regulated by the State 
of California’s Department of Food and Agriculture’s Cal Cannabis Division and the Stanislaus 
County Agricultural Commissioners office.  Additionally, all commercial cannabis cultivation 
operations are required to be grown completely indoors and will be required to maintain any 
cannabis odors indoors.  As stipulated by Chapter 6.78 of the County Code, commercial cannabis 
applications are required to receive an annual inspection prior to renewal of a license to ensure 
continued compliance with the regulations and requirements of the specific project.  To address the 
concerns related to dust created by the existing dirt access road, a condition of approval has been 
placed on the project requiring: 

“All access roads utilized to access the operation shall be properly graded and 
maintained., including but not limited to, regularly oiled to control dust, and in 
addition, shall be graded and maintained to an all-weather standard that is 
appropriate to be used by emergency vehicles. “Regularly maintained” shall be semi-
annually at a minimum, unless additional maintenance is necessary” 

Letters of Support 

Ten letters of support were received for this project (see Exhibit H – Letters of Support).  The letters 
received were from Marie Joiner, Broker for Bella Casa Realty; Brigido Mota, independent farming 
contractor; Miguel Gonzales, Pastor of Iglesia Apostolica de la fe en Cristo Jesus; Don Degraff, 
Celadon Development and Construction Services; Harbir Singh, Field Representative for Dave 
Wilson’s Nursery; James Blink, CEO of Lyfted Farms, Inc.; Nelson Beare, Beare Farms, Inc.; 
Geoffrey Fleissner, G. Fleissner Engineering; Jeff Barron, District Manager for Pacific Coast 
Producers; and Narinder Dhaliwal, Crop Advisor for Stanislaus Farm Supply.  Each letter describes 
their personal and professional relationship with the applicant, their experience in the agricultural 
community, and the projects importance to the local economy.  

GENERAL PLAN CONSISTENCY 

Consistency with the goals, objectives, and policies of the various elements of the General Plan 
must be evaluated when processing all discretionary project requests.  The project site has a 
General Plan designation of Agriculture.  This designation establishes agriculture as the primary use 
on land so designated, but allows dwelling units, limited agriculturally-related commercial services, 
agriculturally-related light industrial uses, and other uses which by their unique nature are not 
compatible with urban uses, provided they do not conflict with the primary use.  The Agriculture 
designation is appropriate in areas where the agricultural land is productive or potentially productive. 

Goal Three, Policy 19 of the Land Use Element encourages accommodating the siting of industries 
with unique requirements and Policy 21 encourages the retention and expansion of existing 
businesses.  Approval of this request would uphold both of these General Plan goals and policies, 
by recognizing the siting of a new industry type. 

The Agricultural Element of the Stanislaus County General Plan establishes policies to protect the 
economy of Stanislaus County by minimizing conflicts between agriculture, the environment, and 
urban development.  The element: (1) strengthens the agricultural sector of the economy; (2) 
conserves agricultural lands for agricultural uses; and (3) protects the natural resources that sustain 
agriculture in Stanislaus County.  Goal One of the Agricultural Element discusses the importance of 
strengthening the agricultural sector of the local economy.  Specifically, Objective Number 1.2 
supports the development of agriculture-related uses.  The proposed cannabis cultivation activities 
are similar to other activities that are permitted in the A-2 zoning district such as the cultivation of 
agricultural crops.   
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The Stanislaus County Agricultural Element includes guidelines for the implementation of 
agricultural buffers applicable to new and expanding non-agricultural uses within or adjacent to the 
A-2 zoning district.  The purpose of these guidelines is to protect the long-term health of agriculture
by minimizing conflicts such as spray drift and trespassing resulting from the interaction of
agricultural and non-agricultural uses.  Non-people intensive uses require a 150 foot buffer between
the proposed use and surrounding agriculture.  Alternatives may be approved provided the Planning
Commission finds that the alternative provides equal or greater protection than the existing buffer
standards.

The project site is adjacent to A-2 (General Agriculture) zoned property on all sides.  With a 
maximum of 18 employees anticipated at full build-out, the project will be conducted mostly indoors 
and is considered to be a low people intensive use.  However, the project will meet or exceed the 
150 foot agricultural buffer on all sides.  The distance from the proposed greenhouses to the nearest 
property line is 166 feet to the north.   

Staff believes that the proposed project is consistent with the General Plan policies discussed 
above.  The proposed cannabis cultivation activities are similar to other activities permitted in the A-
2 zoning district and, with conditions of approval applied, are not anticipated to negatively impact 
surrounding agricultural uses or the community.   

CONSISTENCY WITH THE ZONING & DEVELOPMENT AGREEMENT ORDINANCES 

The site is zoned A-2 (General Agriculture).  The A-2 zoning district is intended to support and 
enhance agriculture as the predominant land use in the unincorporated areas of the County. 
Commercial cannabis cultivation, nursery, and distribution activities limited to product produced on-
site may be allowed in the A-2 zoning district upon approval of a use permit when conducted within a 
greenhouse or an accessory agricultural storage building. 

In order to approve a use permit, the decision-making body shall make a finding that the 
establishment, maintenance, and operation of the proposed use or building applied for is consistent 
with the General Plan and will not, under the circumstances of the particular case, be detrimental to 
the health, safety, and general welfare of persons residing or working in the neighborhood of the 
use, and that it will not be detrimental or injurious to property and improvements in the neighborhood 
or to the general welfare of the County.  If after receiving and considering the evidence and any 
proposed conditions, the decision-making body is unable to make the findings, the use permit shall 
be denied.  In this case, the Planning Commission is providing a recommendation to the Board of 
Supervisors which will serve as the decision-making body for both the Use Permit and the 
Development Agreement. 

The project site is enrolled in Williamson Act Contract No. 1971-1020.  Section 21.20.045(A) of the 
A-2 zoning district requires that all uses requiring use permits that are approved on Williamson Act
contracted lands shall be consistent with the following three principles of compatibility:

1. The use will not significantly compromise the long-term productive agricultural
capability of the subject contracted parcel or parcels or on other contracted lands in
the A-2 zoning district.

2. The use will not significantly displace or impair current or reasonably foreseeable
agricultural operations on the subject contracted parcel or parcels or on other
contracted lands in the A-2 zoning district.  Uses that significantly displace
agricultural operations on the subject contracted parcel or parcels may be deemed
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compatible if they relate directly to the production of commercial agricultural products 
on the subject contracted parcel or parcels or neighboring lands, including activities 
such as harvesting, processing, or shipping. 

3. The use will not result in the significant removal of adjacent contracted land from
agricultural or open-space use.

As previously discussed, the proposed cannabis cultivation activities are considered to be similar to 
other permitted activities such as the cultivation of agricultural crops which are considered to be 
consistent with the Williamson Act principals of compatibility.  Approval of this project will not 
significantly compromise the long-term productive agricultural capability of the subject property or of 
surrounding agricultural operations.  Nor will the proposed project result in new facilities limiting the 
return of the property to agricultural production in the future, or in the removal of any adjacent 
contracted land from agricultural or open-space use.  The project was referred to the State 
Department of Conservation during the Early Consultation review periods and no comment was 
received.  

Chapter 21.08.020(D), General Provisions, of the Stanislaus County Zoning Ordinance requires that 
commercial cannabis activities be located and operated in compliance with all the requirements of 
Chapter 6.78 of the Stanislaus County Code.  A discussion of the project’s compatibility with 
Chapter 6.78 is provided below in the Section titled “Commercial Cannabis Activities Ordinance 
Consistency.”  General Provisions also require that property owner notification for the consideration 
of any discretionary action authorizing commercial cannabis activities be required at a distance of 
600 feet, increased from the State required 300 feet, measured from the boundaries of the project 
site, unless a greater distance is required by adopted County policy or State requirement.  Per 
County policy, in a rural area, all owners of property within a 1/4 mile, or 1,320 feet, shall be notified. 
All projects are required to notice a minimum of two parcels out in each direction.  The landowner 
notification completed for this project met these standards.  

At full build-out, the project proposes 18 employees on a maximum shift, which would require a total 
of 21 parking spaces.  The applicant has proposed 22 parking spaces, which meets the required 
parking standard. 

As required by Chapter 6.78.060 of the Stanislaus County Code, prior to operating in the County, the 
permittee of each commercial cannabis activity shall enter into a development agreement, as 
specified in Title 22 of the Stanislaus County Code.  Title 22 specifies that the Planning Commission 
shall consider the proposed development agreement and provide a recommendation to the Board of 
Supervisors.  The recommendation shall include the Planning Commission’s determination on 
whether or not the Development Agreement:  

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

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

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

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

by providing a greater degree of requisite certainty.
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A Development Agreement has been prepared for this project (see Exhibit E – Development 
Agreement).  Attachments to the Development Agreement include: Attachment A - Project 
Description, Attachment B - Legal Description/Property Description, Attachment C - Operating 
Conditions, Attachment D - Community Benefits, Attachment E – Grant Deed, and Attachment F – 
Development Schedule.  Fees to be collected from the project include a Community Benefit, which 
is divided into two categories: A Community Benefit Contribution and a Community Benefit Rate.  
Community Benefits are negotiated on a project-by-project basis and are required to be paid 
quarterly, by the operator.  The Community Benefit Contribution is intended to be distributed to local 
community charities and to be utilized for public improvement projects.  The Community Benefit 
Rate fees collected are intended to be used for enforcement activities of illegal cannabis activities 
throughout the County.  The proposed Development Agreement has a term of five years and the 
fees will be reassessed under a subsequent Development Agreement or any amendments to the 
proposed Development Agreement. 
 
The Community Benefit Contribution included in the Development Agreement for this project is an 
annual fee which will range from $3,438 to $87,300 over the first five years.  The Community Benefit 
Rate is based on the activities to be permitted and their proposed scope.  The Community Benefit 
Rate for cultivation activities is an annual rate of $13,750 in 2021, $93,500 in 2022, $173,500 in 
2023, and $187,000 in 2024; for nursery activities the annual rate will be $7,000 starting in 2024.  

 
Staff believes that the proposed project is consistent with the requirements of both the Zoning and 
Development Agreements Ordinances of the Stanislaus County Code.  The proposed use is 
considered to be similar in nature to agricultural uses permitted in the A-2 zoning district.  The 
applicant has provided information on the operation which indicates that the project conforms to the 
requirements included in Chapter 6.78 of the County Code, as discussed below.  With conditions of 
approval in place, the proposed business is not anticipated to have a negative impact to the 
surrounding neighborhood or County as a whole. 
 
COMMERCIAL CANNABIS ACTIVITIES ORDINANCE CONSISTENCY 
 
The intent of Chapter 6.78, Commercial Cannabis Activities, of the Stanislaus County Code, is to 
regulate the cultivation, possession, manufacturing, processing, storing, laboratory testing, labeling, 
transportation, destruction, delivery, or sale of medicinal and adult-use cannabis and cannabis 
products in a responsible manner to protect the health, safety, and welfare of the residents of 
Stanislaus County and to enforce rules and regulations consistent with State law.  Further, the 
purpose and intent of Chapter 6.78 is to require all commercial cannabis activities to obtain and 
renew annually a Commercial Cannabis Activity (CCA) Permit to operate in Stanislaus County.  
 
Cultivation: The cultivation section of the Commercial Cannabis Activities Ordinance, states that in 
no case shall cannabis plants be visible from off-site, including the transfer of product.  Further, no 
visual markers indicating that cannabis is cultivated on the site shall be visible from off-site and all 
cultivation activities shall be fully enclosed by an opaque fence, made of uniform material, at least 
seven feet in height.  The fence must be adequately secured by a locked gate to prevent 
unauthorized entry.  The fence design and construction material shall be approved by the County.  
All commercial cannabis cultivation operations shall occur within a greenhouse or fully enclosed 
building.  As discussed previously, the project proposes to construct a seven-foot-tall security fence 
with privacy screening around the area of cannabis activity in order to provide the required visual 
screening.  Additionally, all cultivation is proposed to take place in greenhouses and all processing 
activities are proposed to take place inside of a fully enclosed warehouse building. 
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Additionally, all commercial cannabis activities are required to meet the general operational 
standards laid out in Section 6.78.120.  Those standards include, but are not limited to, the 
following: 
 
Buildings: If commercial cannabis activities are to take place in an existing structure, that said 
structure shall obtain building permits for any improvements required to meet the building standards 
identified in Chapter 6.78, which include walls, doors, and the roof, shall be of solid construction, 
and shall include material strong enough to prevent entry except through an open door, and walls 
with a minimum thickness of six inches unless located in an A-2 zoning district, which allows for 
cultivation in greenhouse buildings.  This project will be required to obtain building permits for all 
new structures as reflected in conditions of approval applied to the project.   
 
Security: All commercial cannabis activities are required to provide a security plan to the Sheriff’s 
Department for review and approval.  The security plan shall be reviewed annually or as often as 
deemed necessary by the Sheriff’s Department.  The security plan shall include security measures 
to deter and prevent the unauthorized entrance into areas containing cannabis or cannabis projects, 
and to deter and prevent the theft of cannabis or cannabis projects at the site of commercial 
cannabis activity.  The building is required to include a professionally installed and maintained alarm 
system, monitored by an alarm company or private security company, which monitors the interior, all 
perimeter entry points and windows, and the parking lot, 24 hours a day.  Alarm system panic 
buttons and perimeter lighting are also required.  The applicant provided a security plan which 
includes employee screening, a secure method for the transfer of products, a fenced and gated 
premise, an alarm, on-site security and surveillance system.  The Sheriff’s Department has reviewed 
and approved the security plan provided for the project.  However, the applicant will be required to 
submit a formal security plan to the Sheriff’s Department for review and approval, as reflected in 
conditions of approval applied to the project.   
 
Setbacks: Section 6.78.120(A)(6) and (7) identifies several setback requirements for commercial 
cannabis uses including the local setback requirement of 200 feet from residences located on a 
separate parcel under different ownership or a library, and the State required setback of 600 feet 
from a day care center, youth center (including parks), or school.  An additional setback is required 
in the A-2 zoning district of 50 feet from the use to all property lines.   
 
The proposed project is in conformance with the 600 foot setback from childcare centers, youth 
centers, or schools.  The nearest school is Grayson Elementary, located approximately 3.05 miles 
east from the site.  There are no libraries or dwellings located within 200 feet of the area of 
commercial cannabis activity and the proposed project exceeds the 50 foot setback to all property 
lines.   
 
Odor Control: Odor control devices and techniques are required to be incorporated into all 
commercial cannabis activities to ensure that odors from cannabis are not detectable off-site.  
Commercial cannabis activities shall provide a sufficient odor absorbing ventilation and exhaust 
system so that cannabis odors are not detected outside of the facility, anywhere on adjacent 
property or public rights-of-way, on or about the exterior or interior common area walkways, 
hallways, breezeways, foyers, lobby areas, or any other areas available for use by common tenants 
or the visiting public, or within any other unit located inside the same building as a commercial 
cannabis activity.  Per the Air Quality and Odor Control Plan prepared for the project, each building 
will feature a HEPA filter on the HVAC systems and Carbon filtration on exhaust areas to prevent 
the odor of cannabis from being detectable from off-site.  
 
Signage and Notices: The operator’s CCA Permit is required to be posted inside the premises of 
the commercial cannabis business in a location readily visible to the public.  Each entrance to a 
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commercial cannabis activity premises shall be visibly posted with a clear and legible notice 
indicating that no person under 21 years of age is permitted to enter upon the premises of the 
commercial cannabis activity, and that smoking, ingesting, or otherwise consuming cannabis in the 
parking areas, on the premises, or in the areas adjacent to the premises is prohibited.  Limits on the 
methods of advertising commercial cannabis activities is also included in Section 6.78.120.  The 
project does not propose any signage advertising the business, but will include all required signage, 
including “no loitering” signage.  

Track and Trace: All permittees shall comply with the State of California and Stanislaus County 
Agricultural Commissioner’s requirements for unique identifiers and Track and Trace programs and 
shall pay all associated fees.  The permittees shall obtain and use the unique identifiers from the 
State and County identified source, maintain them in a readable form, and comply with all data entry 
requirements and pay all required fees.  Non-compliance with any Track and Trace requirements 
shall be grounds for revocation, suspension, or nonrenewal of the permittee’s CCA permit. 

Additionally, Section 6.78.120 restricts loitering, on-site consumption of cannabis products, and 
outdoor storage of cannabis or cannabis products, and sets up standards for records and record 
keeping. 

ENVIRONMENTAL REVIEW 

The California Environmental Quality Act (Section 21000, et seq. of the California Public Resources 
Code, hereafter CEQA) requires analysis of agency approvals of discretionary “projects.”  A project, 
under CEQA, is defined as “the whole of an action, which has a potential for resulting in either a 
direct physical change in the environment, or a reasonably foreseeable indirect physical change in 
the environment.”  The proposed project is a project under CEQA.  

Staff has reviewed the proposed action and has identified that no further analysis is required 
pursuant to CEQA Guidelines Section 15183 (Consistency with a General Plan, Community Plan, or 
Zoning for which an EIR was certified).  State CEQA Guidelines Section 15183 (Public Resources 
Code Section 21083.3) provides that projects that are consistent with the development density and 
intensity established by existing zoning, community plan, or General Plan policies for which an 
Environmental Impact Report (EIR) has been certified “shall not require additional environmental 
review, except as might be necessary to examine whether there are project-specific significant 
effects which are peculiar to the project or its site.” 

A project-specific CEQA Guidelines Section 15183 Consistency Checklist has been prepared for 
this Use Permit and Development Agreement request to determine if the project, and any resulting 
development, is consistent with Stanislaus County’s 2016 General Plan Update (GPU) EIR (see 
Exhibit D – CEQA Guidelines Section 15183 Consistency Checklist).  The GPU incorporated all 
feasible mitigation measures identified in the EIR in the form of goals, objectives, policies, action 
items and programs.  All applicable policies and implementation measures identified in the GPU EIR 
have been applied to this request as conditions of approval or will be applied to any resulting 
development as part of standard development processes.  As reflected in the Consistency Checklist, 
development associated with the proposed commercial cannabis cultivation operation will be 
consistent with the density and intensity established by the A-2 (General Agriculture) zoning district, 
which has been determined to be consistent with the site’s Agriculture General Plan land use 
designation.  Therefore, because any development resulting from the proposed project is similar to 
the uses allowed in the A-2 (General Agriculture) zoning district, there are no effects peculiar to the 
project or project site or substantial new information that would result in new or more severe adverse 
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impacts than discussed in the EIR certified on August 23, 2016 for the GPU.  Therefore, no further 
analysis is required.  Fish and Wildlife Fees for the EIR were paid on August 29, 2016 and no further 
fees are required. 

A Notice of Exemption (see Exhibit I – Notice of Exemption) has also been prepared for the project, 
which declares that the project is exempt from CEQA on the basis of CEQA Guideline Section 
15061 (Common Sense Exemption.) 

As part of the review process, the proposed project was circulated to interested parties and 
responsible agencies for review and comment and no significant issues were raised.  (see Exhibit J 
- Environmental Review Referrals.)  Conditions of Approval reflecting referral responses have been
placed on the project (see Exhibit C - Conditions of Approval.).

****** 

Contact Person: Jeremy Ballard, Associate Planner, (209) 525-6330 

Attachments: 

Exhibit A – Findings and Actions Required for Project Approval 
Exhibit B – Maps 
Exhibit C - Conditions of Approval  
Exhibit D - CEQA Guidelines Section 15183 Consistency Checklist 
Exhibit E – Development Agreement 
Exhibit F – Letters of Opposition 
Exhibit G - APN Map 
Exhibit H - Letters of Support  
Exhibit I – Notice of Exemption 
Exhibit J – Environmental Review Referral 
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Findings and Actions Required for Project Approval 

1. Find that:

(a) No further analysis under California Environmental Quality Act (CEQA) is required
pursuant to CEQA Guidelines Section 15183 (Consistency with a General Plan,
Community Plan or Zoning Ordinance for which an Environmental Impact Report
(EIR) was prepared), on the basis of the whole record, including any comments
received in response to the Environmental Review Referral.

(b) The Project is consistent with the development density established by existing
zoning, community plan or general plan policies for which an EIR was certified.

(c) There are no Project specific effects which are peculiar to the Project or its site, and
which the 2016 Stanislaus County General Plan Update (GPU) EIR Failed to analyze
as significant effects.

(d) There are no potentially significant off-site and/or cumulative impacts which the GPU
EIR failed to evaluate.

(e) There is no substantial new information which results in more severe impacts than
anticipated by the GPU EIR.

(f) The Project will undertake feasible mitigation measures specified in the GPU EIR.
(g) The Project is exempt as per CEQA Guidelines Section 15061, Common Sense

Exemption, from CEQA.
2. Order the filing of a Notice of Determination with the Stanislaus County Clerk Recorder’s

Office pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section
15075.

3. Order the filing of a Notice of Exemption with the Stanislaus County Clerk Recorder’s Office
pursuant to CEQA Guidelines Section 15061.

4. Find that:

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

b. The use will not significantly compromise the long-term productive agricultural
capability of the subject contracted parcel or parcels or on other contracted lands in
the A-2 zoning district.

c. The use will not significantly displace or impair current or reasonably foreseeable
agricultural operations on the subject contracted parcel or parcels may be deemed
compatible if they relate directly to the production of commercial agricultural product
on the subject contracted parcel or parcels or neighboring lands, including activities
such as harvesting, processing, or shipping.

d. The use will not result in the significant removal of adjacent contracted land from
agricultural or open-space use.

5. Find that the Development Agreement:

a. Is consistent with the General Plan and any applicable specific plan.

EXHIBIT A12
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b. Is compatible with the uses authorized in, and the regulations prescribed for, the land
use district in which the real property is or will be located.

c. Is in conformity with and will promote public convenience, general welfare and good
land use practice.

d. Will not be detrimental to health, safety, and general welfare.

e. Will not adversely affect the orderly development of property or the preservation of
property values.

f. Will promote and encourage the orderly development of the proposed project by
providing a greater degree of requisite certainty.

6. Approve Use Permit and Development Agreement Application No. PLN2019-0095 – Central
Valley Growers, LLC – Howard Road III., subject to the attached conditions of approval.

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

8. Introduce, waive the reading, and adopt an ordinance for the approved Development
Agreement.
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As Approved by the Board of Supervisors 
December 15, 2020 

As Denied by the Planning Commission 
September 17, 2020 

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

CONDITIONS OF APPROVAL 
USE PERMIT AND DEVELOPMENT AGREEMENT APPLICATION NO. PLN2019-0095 

CENTRAL VALLEY GROWERS, LLC. – HOWARD ROAD III 

Department of Planning and Community Development 

1. Use(s) shall be conducted as described in the application and supporting information
(including the plot plan) as approved by the Planning Commission and/or Board of
Supervisors and in accordance with other laws and ordinances.  All development standards
and mitigation measures adopted for the A-2 zoning district shall remain in effect.

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

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

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

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

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

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

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

9. Prior to issuance of a CCA permit, operator shall designate two individuals who shall be
available at all times to communicate with the County Sheriff’s Department and Code
Enforcement.

10. Prior to issuance of a CCA permit, operator shall designate two persons who shall be
available at all times to respond to community inquiries and complaints.

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

12. All intake ventilation systems into the cannabis housing should be placed at the furthest
point away from adjacent agricultural operations to reduce the chances of unwanted
chemicals being drawn into the cannabis housing.

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

14. Prior to issuance of a building permit for each phase, adequate parking in accordance with
Section 21.76 of the County Code, shall be provided on-site.

15. Any construction resulting from this project shall comply with standardized dust controls
adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be
subject to additional regulations/permits, as determined by the SJVAPCD.

16. A sign plan for all proposed on-site signs indicating the location, height, area of the sign(s),
and message must be approved by the Planning Director or appointed designee(s) prior to
installation.

17. Prior to issuance of a CCA permit, the area of commercial cannabis activity shall be fully
enclosed by an opaque fence, made of uniform material, at least seven feet in height.  The
location, design, and construction of the fencing shall be reviewed and approved by the
Director of Planning and Community Development prior to installation for conformance with
County Code Section 6.78.080 (D).  Any modification to any fencing located on the project
site, shall be subject to review and approval by the Planning Director or appointed
designee(s) for aesthetics and security purposes.

18. All landscaped areas, fences, and walls shall be maintained, and the premises shall be kept
free of weeds, trash, and other debris.

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

 
20. All access roads utilized to access the operation shall be properly graded and maintained., 

including but not limited to, regularly oiled to control dust, and in addition, shall be graded 
and maintained to an all-weather standard that is appropriate to be used by emergency 
vehicles. “Regularly maintained” shall be semi-annually at a minimum, unless additional 
maintenance is necessary. 

 
Department of Public Works 
 
21. Prior to the issuance of a building permit, an encroachment permit shall be taken out for an 

asphalt driveway onto Howard Road.  The paved driveway shall be installed per current 
Stanislaus County Public Works Standards and Specifications. 

 
22. No parking, loading or unloading of vehicles will be permitted within the County Road right-

of-way.  The developer will be required to install or pay for the installation of any signs and/or 
markings, if necessary. 

 
23. Prior to the issuance of a grading permit or a building permit, whichever comes first, the 

Howard Road frontage shall be offered to Stanislaus County as an Irrevocable Offer of 
Dedication.  Howard Road is classified as a 110 foot Minor Arterial roadway.  The required ½ 
width is 55 foot north of the centerline.  Currently there is 20 feet of existing right-of-way 
north of the centerline.  This means that the requirement for the IOD to be 35 feet east of the 
existing right-of-way. 

 
23. Applicant shall comply with State Water Resources Control Board Order #WQ2017-0023-

DWQ General WDRs and Waiver of WDRs for Discharges of Waste Associated with 
Cannabis Cultivation Activities. 

 
24. Applicant shall comply with Stanislaus County Code Chapter 14.14, Stormwater 

Management and Discharge Control. 
 
25. All creation, collection, and disposal of process wastewater shall be done in accordance with 

the latest requirements from the State Water Resources Control Board Guidelines and 
County’s Department of Public Works requirements in effect at the time of wastewater 
disposal.  Prior to issuance of a CCA Permit, the applicant shall demonstrate compliance 
with these requirements to the Department of Public Works.  

 
26. A grading, drainage, and erosion/sediment control plan for the project site shall be submitted 

with any building permit that will create a larger building footprint for the site.  The grading 
and drainage plan shall include the following information: 

 
a. The plan shall contain drainage calculations and enough information to verify that all 

run-off will be kept from going onto adjacent properties and Stanislaus County road 
right-of-way.  Public Works will review and approve the drainage calculations. 
 

b. The grading drainage and erosion/sediment control plan shall comply with the 
current State of California National Pollutant Discharge Elimination System (NPDES) 
General Construction Permit.  A Waste Discharge Identification Number (WDID) and 
a copy of the Notice of Intent (NOI) and the project’s Storm Water Pollution 
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Prevention Plan (SWPPP) shall be provided prior to the approval of any grading, if 
applicable. 
 

c. The applicant of the grading permit shall pay the current Stanislaus County Public 
Works weighted labor rate for the plan review of the grading plan.   
 

d. The applicant of the grading permit shall pay the current Stanislaus County Public 
Works weighted labor rate for all on-site inspections.  The Public Works inspector 
shall be contacted 48 hours prior to the commencement of any grading or drainage 
work on-site. 

 
Department of Environmental Resources (DER) 

 
27. Any new buildings with an OWTS connection shall be subject to Measure X.  The OWTS is 

to be of an engineered design, plans and calculations shall be submitted to DER for review. 
All Local Agency Management Program (LAMP) standards shall be met. 

 
28. Based on the information provided in this use permit, the existing well/water system does not 

meet the definition of a public water system as defined in California Health and Safety Code 
Section 116275 (h).  It is the property owner’s responsibility to notify the DER if the water 
system ever meets the definition of a public water system. 

 
Department of Environmental Resources – Hazardous Materials Division 
 
29. The applicant shall contact the Department of Environmental Resources regarding 

appropriate permitting requirements for hazardous materials, and/or wastes.  The applicant 
and/or occupants handling hazardous materials or generating wastes must notify the 
Department prior to operation. 

 
Building Permits Division 

 
30. Building permits are required, and the project must conform with the California Code of 

Regulations, Title 24.  All unpermitted portions of existing buildings, including unpermitted 
interior improvements on compartmentalized portions of the existing structure, shall obtain 
building permits and shall comply with the provisions of the code set forth in the most current 
adopted California Code of Regulations Title 24 or be demolished.  It shall be unlawful for 
any person, firm, or corporation to erect, construct, alter, or occupy any building or portions 
of any buildings where unpermitted work exists.   

 
31. All indoor cultivation, distribution, and storage areas shall be considered S-1 occupancies in 

accordance to the most current adopted California Building Code, California Code of 
Regulations Title 24. 

 
32. All non-volatile manufacturing, processing, and packaging shall be considered F-1 

occupancies in accordance to the most current adopted California Building Code, California 
Code of Regulations Title 24. 

 
33. A Change of Occupancy will be required for use of existing structures associated with the 

project per the current and adopted version of the California Building Code, California Code 
of Regulations Title 24, Part 10. 
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34. No change shall be made in the use or occupancy of any building unless such building is 

made to comply with the requirements of the most current adopted California Building Code, 
California Code of Regulations Title 24, Volumes 1 and 2 of Part 2. 

 
35. Accessibility for existing buildings shall comply with Section 410 of the California Building 

Code, California Code of Regulations Title 24, Part 10. 
 
36. Separate toilet facilities shall be provided for each sex prior to issuance of a CCA permit.  

Required toilet facilities for employees and customers shall have a maximum travel distance 
not to exceed 500 feet. 

 
37. All plans submitted shall be reviewed and/or designed by a California licensed architect or 

engineer. 
 
San Joaquin Valley Air Pollution Control District 
 
38. All odor control devices shall receive an Authority to Construct (ATC) permit prior to 

installation and operation.  
 
39. Prior to the start of construction, the property owner/operator shall contact the District’s 

Small Business Assistance Office to determine if any Air District permits or if any other 
District rules or permits are required, including but not limited to an Authority to Construct 
(ATC) for construction or demolition of structures.   

 
Central Valley Regional Water Quality Control Board 
 
40. Prior to ground disturbance or issuance of a building permit, the Central Valley Regional 

Quality Control Board shall be consulted to obtain any necessary permits and to implement 
any necessary measures, including but not limited to: Cannabis General Order, Construction 
Storm Water General Permit, Phase I and II Municipal Separate Storm Sewer System (MS4) 
Permits, Industrial Storm Water General Permit, Clean Water Act Section 404 Permit, Clean 
Water Act Section 401 Permit (Water Quality Certification), Waste Discharge Requirements, 
Dewatering Permit, Low or Limited Threat General NPDES Permit, NPDES Permit, or any 
other applicable Regional Water Quality Control Board permit. 

 
******** 

Please note: If Conditions of Approval/Development Standards are amended by the Planning 
Commission or Board of Supervisors, such amendments will be noted in the upper right-hand corner 
of the Conditions of Approval/Development Standards; new wording is in bold, and deleted wording 
will have a line through it. 



DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
1010 10TH Street, Suite 3400, Modesto, CA 95354 

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 

 __________________________________________________________________________________________________________  

STRIVING TOGETHER TO BE THE BEST! 

CEQA Guidelines §15183 Consistency Checklist  
Adapted from CEQA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009

1. Project title: Use Permit & Development Agreement Application 
No. PLN2019-0095 – Central Valley Growers, LLC – 
Howard Road III 

2. Lead agency name and address: Stanislaus County 
1010 10th Street, Suite 3400 
Modesto, CA   95354 

3. Contact person and phone number: Jeremy Ballard, Associate Planner 

4. Project location: 3735 Howard Road, between the California 
Aqueduct and the Delta Mendota Canal, east of 
Interstate Highway 5, in the Westley area.  
(APN: 016-037-039). 

5. Project sponsor’s name and address: Sarbji Athwal dba Central Valley Growers, LLC. 

6. General Plan designation:

7. Community Plan

Agriculture 

N/A 

8. Zoning: A-2-40 (General Agriculture)

9. Description of project:

This project is a request to obtain a Use Permit and Development Agreement to establish a mixed-light commercial cannabis 
cultivation, nursery, processing, and distribution operation in phases on a 49-acre parcel in the A-2 (General Agriculture) 
zoning district.  Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and 
construction of a 14,650 square-foot warehouse building to be used for processing, distribution, product and materials 
storage, clonal research for nursery activities, and administrative activities.  The warehouse building will also include rooms 
for; secure transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  The greenhouse will include up to 10,000 square feet of flowering 
canopy and 2,000 square feet of vegetative area.  Phase 1 will develop 22 parking spaces within an enclosed parking area. 
Phase 2 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 square feet of flowering 
cultivation space and 2,000 square feet of vegetative area.  Phase 3 will construct an additional 13,940 square foot 
greenhouse building for an additional 10,000 square feet of flowering cultivation space and 2,000 square feet of vegetative 
area.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  The greenhouse with flowering cultivation, will be made up of 2,000 square feet 
of flowering canopy and 1,000 square feet of vegetative stock.  In total of all four phases, the project will consist of 67,500 
square feet of building space and 32,000 square feet of flowering canopy space.  Nursery stock is proposed to be sold 
wholesale as well as to feed the cultivation operation.  Additionally, the project proposes to develop 7-foot-tall security fencing 
with screening.  Hours of operation are proposed to be Monday through Sunday, 6 a.m. to 9 p.m.  Domestic and irrigation 
water will be provided from an existing on-site private well.  The project will include a total of 18 employees on a maximum 
shift.  The applicant anticipates up to two vehicle trips a day associated with deliveries and product distribution, which will 
only occur between the hours of 8:30 a.m. to 5:00 p.m.  

EXHIBIT D27
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9. Surrounding land uses and setting: Orchards, in all directions; Delta Mendota Canal and 
a poultry ranch to the east; the California Aqueduct, 
highway commercial development, and Interstate 
Highway 5 to the west; and vineyards to the south. 

10. Other public agencies whose approval is required (e.g.,
permits, financing approval, or participation agreement.): Stanislaus County Department of Public Works and

Department of Environmental Resources; California 
Department of Food and Agriculture, CalCannabis 
Division; Central Valley Regional Water Quality 
Control Board; San Joaquin Valley Air Pollution 
Control District 

11. Attachments: Appendix A - 2016 General Plan Update EIR 
Summary of Impacts and Mitigation Measures  
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CEQA Guidelines §15183 Consistency Checklist 
Findings 
In accordance with CEQA Guidelines §15183, no additional CEQA review is required for the Project as the project has been 
determined to be consistent with the Environmental Impact Report (EIR) certified on August 23, 2016 for the Stanislaus 
County 2016 General Plan Update (GPU) as the following findings can be made: 

1. The Project is consistent with the development density established by existing zoning, community plan or general
plan policies for which an EIR was certified.

2. There are no Project specific effects which are peculiar to the Project or its site, and which the GPU EIR Failed to
analyze as significant effects.

3. There are no potentially significant off-site and/or cumulative impacts which the GPU EIR failed to evaluate.

4. There is no substantial new information which results in more severe impacts than anticipated by the GPU EIR.

5. The Project will undertake feasible mitigation measures specified in the GPU EIR.

Overview 

This checklist provides an analysis of potential environmental impacts resulting from the Project.  Following the format of 
CEQA Guidelines Appendix G, environmental effects are evaluated to determine if the Project would result in a potentially 
significant impact triggering additional review under Guidelines section 15183. 

• Items checked “Significant Project Impact” indicates that the Project could result in a significant effect which either
requires mitigation to be reduced to a less than significant level or which has a significant, unmitigated impact.

• Items checked “Impact not identified by the GPU EIR” indicates the Project would result in a Project specific
significant impact (peculiar off-site or cumulative that was not identified in the GPU EIR.

• Items checked “Substantial New Information” indicates that there is new information which leads to a determination
that a Project impact is more severe than what had been anticipated by the GPU EIR.

• Items checked “Consistent with GPU EIR” indicates that the Project meets findings 1-5 listed above, as included in
CEQA Guidelines §15183.

In approving a project meeting the requirements under CEQA Guidelines §15183, a public agency shall limit its examination 
of environmental effects to those which the agency determines, in an initial study or other analysis: (1) Are peculiar to the 
project or the parcel on which the project would be located; (2) Were not analyzed as significant effects in a prior EIR on 
the zoning action, general plan, or community plan, with which the project is consistent; (3) Are potentially significant off-
site impacts and cumulative impacts which were not discussed in the prior EIR prepared for the general plan, community 
plan or zoning action; or (4) Are previously identified significant effects which, as a result of substantial new information 
which was not known at the time the EIR was certified, are determined to have a more severe adverse impact than discussed 
in the prior EIR.  

If an impact is not peculiar to the parcel or to the project, has been addressed as a significant effect in the prior EIR, or can 
be substantially mitigated by the imposition of uniformly applied development policies or standards, as contemplated by, 
then an additional environmental review need not be prepared for the project solely on the basis of that impact. 

A summary of Staff’s analysis of each potential environmental effect is provided below the checklist for each subject area. 
The GPU EIR, including a list of applicable General Plan policies, references, significance guidelines, and technical studies 
used to support the analysis can be found at http://www.stancounty.com/planning/pl/general-plan.shtm.  All feasible 
mitigation measures have been incorporated into the Updated Stanislaus County General Plan in the form of goals, 
objectives, policies, action items and programs to reduce the anticipated environmental impacts.   
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentially affected by this project, involving at least one 
impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 

DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation: 

☐ I find that the proposed project would result in a project specific significant impact (peculiar off-site or
cumulative) that was not identified in the GPU EIR.

☐ I find that the proposed project could result in a significant effect which either requires mitigation to be
reduced to a less than significant level or which has a significant unmitigated impact.

☐ I find that the proposed project includes new information which leads to a determination that a project
impact is more severe than what had been anticipated by the GPU EIR.

☒ I find that all potentially significant effects have been analyzed adequately in the GPU EIR and that with
the application of uniformly applied development policies and/or standards, no further environmental
review is required.

Jeremy Ballard  8/21/2020 
Prepared by Date 

☐ Aesthetics ☐ Agriculture & Forestry Resources ☐ Air Quality

☐ Biological Resources ☐ Cultural Resources ☐ Energy

☐ Geology / Soils ☐ Greenhouse Gas Emissions ☐ Hazards & Hazardous Materials

☐ Hydrology / Water Quality ☐ Land Use / Planning ☐ Mineral Resources

☐ Noise ☐ Population/Housing ☐ Public Services

☐ Recreation ☐ Transportation ☐ Utilities/Service Systems

☐ Wildfire ☐ Mandatory Findings of
Significance
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ISSUES 

I. AESTHETICS – Except as provided in Public
Resources Code Section 21099, could the project:

Significant 
Project 
Impact 

Impact Not 
Identified by 

GPU EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 
a) Have a substantial adverse effect on a scenic vista? X 
b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway? X 
c) In non-urbanized areas, substantially degrade the
existing visual character or quality of public views of
the site and its surroundings? (Public views are those
that are experienced from publicly accessible vantage
point). If the project is in an urbanized area, would the
project conflict with applicable zoning and other
regulations governing scenic quality?

X 

d) Create a new source of substantial light or glare
which would adversely affect day or nighttime views in
the area?

X 

Discussion:  The GPU EIR determined that overall, development that would result from implementation of the General 
Plan would change the existing visual character of the County, but the impact would not be significant.  The sole scenic 
designation in the County is along Interstate-5, which is in the vicinity of the project site but not adjacent.  Community 
standards generally do not dictate the need or desire for architectural review of agricultural or residential subdivisions.   

The GPU EIR found potential impacts associated with light and glare to be significant and unavoidable.  However, the 
inclusion of Land Use Element Goal 2, Policy 16, Implementation Measures 1 and 2 requires that outdoor lighting be efficient 
and designed to provide minimum impact to the surrounding environment through the use of shielded fixtures which direct 
light only towards the objects requiring illumination reduces this impact.  Any construction that may occur in the future would 
be required to meet this General Plan policy.  A condition of approval will be added to the project requiring a photometric 
lighting plan, to ensure no light pollution occurs on-site for all phases of development. 

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  Phase 1 will develop 22 parking spaces within an enclosed parking 
area.  Phase 2 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 square feet of 
flowering cultivation space and 2,000 square feet of vegetative area.  Phase 3 will construct an additional 13,940 square 
foot greenhouse building for an additional 10,000 square feet of flowering cultivation space and 2,000 square feet of 
vegetative area.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-
foot greenhouse for cultivation of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of 
building space and 32,000 square feet of flowering canopy space.  Additionally, the project proposes to develop 7-foot-tall 
security fencing with screening.   

No additional impacts to aesthetics are expected for Phases 2 through 4 as the additional greenhouses will be of similar 
material and visual make up, which are similar in nature to non-cannabis greenhouses.  The California Department of Food 
and Agriculture, Cal Cannabis Division (CDFA), who is charged with regulation of cannabis cultivation activities per state 
regulations.  In relation to aesthetics Section 8304(c) and (g) of the California Code of Regulations, require cultivation 
operations to aim all outdoor security lighting downward and that mixed light cultivators ensure that lighting used is shielded 
to avoid nighttime glare 

As stated previously, a condition of approval will be applied to the project which requires that all existing exterior lighting 
shall be designed (aimed down and toward the site) to provide adequate illumination without a glare effect.  This shall 
include, but not be limited to, the use of shielded light fixtures to prevent skyglow and to prevent light trespass onto 
neighboring properties.  The proposed project is not anticipated to have a substantial negative effect on a scenic vista, 
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damage scenic resources, or substantially degrade the existing visual character of the site or its surroundings.  Any further 
development resulting from this project will be consistent with existing area development.  Accordingly, the potential impacts 
to Aesthetics are considered to be consistent with those considered in the GPU EIR.  

Mitigation: None. 

References: PEIR California Department of Food and Agriculture – CalCannabis Division - Cultivation Licensing 
Program dated November 2017; Application Materials; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 
2016 General Plan EIR; Stanislaus County General Plan and Support Documentation1. 

II. AGRICULTURE AND FOREST RESOURCES:  In
determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the California
Department of Conservation as an optional model to use
in assessing impacts on agriculture and farmland.  In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. -- Would the project:

Significant 
Project 
Impact 

Impact Not 
Identified by 

GPU EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as shown
on the maps prepared pursuant to the Farmland Mapping
and Monitoring Program of the California Resources
Agency, to non-agricultural use?

X 

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract? X 
c) Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code section
12220(g)), timberland (as defined by Public Resources
Code section 4526), or timberland zoned Timberland
Production (as defined by Government Code section
51104(g))?

X 

d) Result in the loss of forest land or conversion of forest
land to non-forest use? X 
e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

X 

Discussion:  The GPU EIR determined that impacts to Agriculture and Forest Resources resulting from implementation 
of the General Plan are less than significant.  The project site is comprised of a 49.15 ± acre parcel in the A-2-40 (General 
Agriculture) zoning district.  The applicant is proposing a mixed-light commercial cannabis cultivation operation by Phase 1 
includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of a 14,650 
square foot warehouse building to be used for processing, distribution, product and materials storage, clonal research for 
nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure transportation, 
cannabis waste storage, storage of harvested product, offices, conference room and security room, employee bathrooms, 
break room and changing room.  Phase 1 will develop 22 parking spaces within an enclosed parking area.  Phase 2 will 
construct an additional 13,940 square foot greenhouse building for an additional 10,000 square feet of flowering cultivation 
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space and 2,000 square feet of vegetative area.  Phase 3 will construct an additional 13,940 square foot greenhouse building 
for an additional 10,000 square feet of flowering cultivation space and 2,000 square feet of vegetative area.  Phase 4 will 
construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot greenhouse for cultivation 
of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of building space and 32,000 
square feet of flowering canopy space.  Additionally, the project proposes to develop 7-foot-tall security fencing with 
screening. 

In all four phases, construction of each greenhouses will be adjacent to each other limiting use of agriculturally productive 
land.  The property is currently improved with an almond orchard and agricultural storage building.  The project site is in a 
rural area surrounded by agriculturally zoned parcels.  Adjacent land uses include orchards in all directions, a poultry ranch 
to the east and vineyards to the south.  

The site is enrolled in the Williamson Act under Contract No. 1971-1020.  The proposed cannabis cultivation activities are 
considered to be similar to other permitted activities such as the cultivation of agricultural crops which are considered to be 
consistent with the Williamson Act principals of compatibility.  Approval of this project will not significantly compromise the 
long-term productive agricultural capability of the subject property or of surrounding agricultural operations.  Nor will the 
proposed project result in new facilities limiting the return of the property to agricultural production in the future, or in the 
removal of any adjacent contracted land from agricultural or open-space use.  The project was referred to the State 
Department of Conservation during the Early Consultation review periods and no comment was received. 

The Stanislaus County Agricultural Element includes guidelines for the implementation of agricultural buffers applicable to 
new and expanding non-agricultural uses within or adjacent to the A-2 zoning district.  The purpose of these guidelines is 
to protect the long-term health of agriculture by minimizing conflicts such as spray drift and trespassing resulting from the 
interaction of agricultural and non-agricultural uses.  Non-people intensive uses require a 150 foot-buffer between the 
proposed use and surrounding agriculture.  Alternatives may be approved provided the Planning Commission finds that the 
alternative provides equal or greater protection than the existing buffer standards.  The project site is adjacent to 
agriculturally zoned property, zoned A-2, on all sides.  With a maximum of 18 employees at full build-out, the project will be 
conducted mostly indoors and would be considered to be a low people intensive use.  The area where the project will take 
place meets or exceeds the 150-foot agricultural buffer to the north, west, east, and south. 

The site is also between the California Aqueducts and the Delta Mendota Canal.  The project was referred to the California 
Department of Water Resources.  No response has been received to date.  However, the proposed project will be served 
by an existing private well and anticipates only to utilize approximately 2.6 acre-feet a year for the proposed cultivation 
operation.    

The site is classified as Prime Farmland by the California Department of Conservation’s Farmland Mapping and Monitoring 
Program.  The United States Department of Agriculture Natural Resources Conservation Service (USDA NRCS) Web Soil 
Survey indicates that property is comprised of Capay clay, 0 to 1 percent slopes, MLRA 17, Grade 4 and Zacharias gravelly 
clay loam, wet, 0 to 2 percent slopes Grade 1.  

The California Department of Food and Agriculture, Cal Cannabis Division (CDFA), developed a Programmatic 
Environmental Impact Report (PEIR) for the adoption of regulations for cultivation of commercial cannabis.  The PEIR stated 
that for the purposes of the Williamson Act, cannabis is considered under state law as an Agricultural product, therefore it 
is an acceptable use of agriculture zoned property and would not result in the conversion of farmland.  Additionally, the 
PEIR believed that conversion or loss of non-cannabis crops to cannabis would be limited due to overall size restrictions on 
cultivation permit types allowed under the CDFA.  

All commercial cannabis uses are required under Stanislaus County Code 6.78.080(a) to participate in State of California’s 
and Stanislaus County’s Agricultural Commissioners Track and Trace Program for all cannabis grown within the facility. 
Additionally, the use of any fertilizers or pesticides must be in accordance with CDFA regulations, and the County’s 
Agricultural Commissioners rules and regulations. 

The project site does not contain forest land or timberland.  The proposed project will take place indoors within proposed 
greenhouses which will not require removal of any of the existing almond orchard.  No impacts to important farmland, 
agriculturally zoned land, land subject to a Williamson Act contract, or timberlands are anticipated.  Both phases of the 
project will consist of greenhouse structures, which the area of development be reasonably returned to agriculture in the 
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future.  Accordingly, the potential impacts associated with this project to Agriculture and Forest Resources are considered 
to be consistent with those considered in the GPU EIR.  

Mitigation: None. 

References:  PEIR California Department of Food and Agriculture – CalCannabis Division - Cultivation Licensing 
Program dated November 2017; Natural Resources Conservation Service Soil Survey; Stanislaus Soil Survey (1957); 
California State Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County Farmland 
2018; Application Materials; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 2016 General Plan EIR; 
Stanislaus County General Plan and Support Documentation1 

III. AIR QUALITY:  Where available, the significance
criteria established by the applicable air quality
management district or air pollution control district may
be relied upon to make the following determinations. --
Would the project:

Significant 
Project 
Impact 

Impact Not 
Identified by 

GPU EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Conflict with or obstruct implementation of the
applicable air quality plan? X 
b) Result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient
air quality standard?

X 

c) Expose sensitive receptors to substantial pollutant
concentrations? X 
d) Result in other emissions (such as those odors
adversely affecting a substantial number of people? X 

Discussion:  The proposed project is located within the San Joaquin Valley Air Basin (SJVAB) and, therefore, falls under 
the jurisdiction of the San Joaquin Valley Air Pollution Control District (SJVAPCD).  In conjunction with the Stanislaus Council 
of Governments (StanCOG), the SJVAPCD is responsible for formulating and implementing air pollution control strategies. 
The SJVAPCD’s most recent air quality plans are the 2007 PM10 (respirable particulate matter) Maintenance Plan, the 
2008 PM2.5 (fine particulate matter) Plan, and the 2007 Ozone Plan.  These plans establish a comprehensive air pollution 
control program leading to the attainment of state and federal air quality standards in the SJVAB, which has been classified 
as “extreme non-attainment” for ozone, “attainment” for respirable particulate matter (PM-10), and “non-attainment” for PM 
2.5, as defined by the Federal Clean Air Act.  

The GPU EIR determined that most impacts to Air Quality resulting from implementation of the General Plan are less than 
significant.  However, it also determined that construction-related emissions in excess of the SJVAB’s thresholds of 
significance were unquantifiable and thus considered to be significant and unavoidable.  Construction-related emissions 
would vary substantially depending on the level of activity, length of the construction period, specific construction operations, 
types of equipment, number of personnel, wind and precipitation conditions, and soil moisture content.  Should construction 
activities exceed the SJVAPCD’s thresholds for ROG and NOX of 10 tons per year or PM10 or PM2.5 of 15 tons per year, 
a significant construction-related impact would occur.  

Construction-related emissions would consist of the construction of six greenhouse buildings for a total of 19,440 square 
feet.  The primary source of operational air pollutants generated by this project would be classified as being generated from 
"mobile" sources created from increased vehicle trips generated by employees and shipping/receiving vehicles. 
Additionally, the San Joaquin Valley Air Pollution Control District’s Small Project Analysis Level (SPAL) analyses indicates 
that the minimum threshold of significance for criteria pollutant emissions for commercial projects is 1,673 trips/day and 
1,506 trips/day for industrial projects.  The applicant anticipates 18 employees on a maximum shift and a total of two vehicle 
trips per day, which would be below the District’s threshold for significance.  Mobile sources are generally regulated by the 
California Air Resources Board of the California Environmental Protection Agency which sets emissions for vehicles and 
acts on issues regarding cleaner-burning fuels and alternative fuel technologies.  As such, the District has addressed most 
criteria air pollutants through basin-wide programs and policies to prevent cumulative deterioration of air quality within the 
Air Basin.     
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Under CDFA’s PEIR Air Quality Section, the PEIR discussed potential impacts to air quality due outdoor cultivation’s use of 
equipment that includes combustibles or creation of fugitive dust emissions through land preparation.  Outdoor cultivation 
is not permitted in Stanislaus County, which would limit creation of the emissions discussed in the PEIR.  The PEIR did not 
anticipate a conflict or obstruct implementation of air quality plans in the individual basins.  Consequently, the PEIR 
anticipates the commercial cannabis cultivation program to lead to a decrease in emissions, as previously unregulated 
cultivation sites came into compliance.  Lastly, the PEIR discussed additional air quality measures that are required 
protection of employees.  Each individual project will be subject to building code and OSHA requirements for.  Regulations 
to reduce air quality impacts from cultivation operations that are enforced by CDFA include Sections 8102(s), 8304(e), 8305, 
and 8306.  

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  Phase 2 and 3 will each construct a 13,940 square foot greenhouse 
building.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of 
building space and 32,000 square feet of flowering canopy space.  The construction of each phase will have temporary 
construction-related emissions but will not exceed any basin wide thresholds.  

The project was referred to the Air District, they responded that the proposed project would have a less than significant 
impact on air quality.  The District also requested that the applicant received an Authority to Construct permit prior to any 
construction for the project to ensure that District rules and regulations be identified prior to work being done.  A condition 
of approval will be added to the project requiring an Authority to Construct permit prior to commencement of work.  

Cannabis has the potential to generate odor that can be considered objectionable.  However, as required by County Code 
Section 6.78.120(9)(D), the project applicant has developed an odor control plan that includes several elements to ensure 
odors will not affect adjacent properties, including carbon filters attached to exhaust fans.  Implementation of the odor control 
measures would ensure a substantial number of people would not be affected by project-generated odors. 

Potential impacts on local and regional air quality are anticipated to be less than significant, falling below SJVAPCD 
thresholds.  Accordingly, the potential impacts to Air Quality are considered to be consistent with those considered in the 
GPU EIR.   

Mitigation: None. 

References: Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; San Joaquin Valley Air Pollution Control District - Regulation VIII 
Fugitive Dust/PM-10 Synopsis, Small Project Level Analysis Level; www.valleyair.org; SJVAPCD Project Referral 
Response, dated March 12, 2020; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 2016 General Plan 
EIR; Stanislaus County General Plan and Support Documentation1

IV. BIOLOGICAL RESOURCES -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified by 

GPU EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 
a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified
as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or by
the California Department of Fish and Game or U.S. Fish
and Wildlife Service?

X 

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community identified
in local or regional plans, policies, regulations, or by the
California Department of Fish and Game or U.S. Fish
and Wildlife Service?

X 
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c) Have a substantial adverse effect on state or federally
protected wetlands (including, but not limited to,
marsh, vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption, or other
means?

X 

d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?

X 

e) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?

X 

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan?

X 

Discussion:   The GPU EIR determined that most impacts to Biological Resources resulting from implementation of the 
General Plan has no impact or a less than significant impact.  However, it also determined that there was a significant and 
unavoidable impact to the movement of any native resident or migratory fish or wildlife species or established native resident 
or migratory wildlife corridors, or the use of native wildlife nursery sites, due to potential impacts to riparian habitat.   

The project is located within the Solyo Quad of the California Natural Diversity Database.  There are two plants and animals 
that are state or federally listed, threatened, or identified as species of special concern in this quad, the tricolored blackbird 
and the San Joaquin Kit Fox.  Because the planned construction is in an area that has already been disturbed, the likelihood 
for these species to be present on the project site is very low.  Furthermore, there is no sensitive habitat present on the site 
including wetlands or other waters of the State or of the United States. 

The PEIR prepared by CDFA for commercial cannabis cultivation activities, stated that regulatory requirements for state 
licensing require applicants to consult with the California Department of Fish and Wildlife.  The consultation and enforcement 
of regulatory requirements would limit the impacts to any potential biological species onsite.  The PEIR also discussed 
measures regarding security lighting to be limited and aimed downward to reduce impacts to nocturnal species.  As stated 
in the Section I – Aesthetics, conditions of approval will be added to the project to ensure outdoor lighting is shielded and 
aimed downward.  Lastly, the PEIR stated that indoor or mixed-light cultivations operations are not anticipated to have 
impacts on nesting birds, as the enclosed buildings would restrict nesting species from entering.  Regulations to reduce 
impacts to Biological Resources from cultivation operations that are enforced by CDFA include Sections 8102(w), 8102(dd), 
8216, 8304 (a-c), and 8304(g).  

An Early Consultation was referred to the California Department of Fish and Wildlife (formerly the Department of Fish and 
Game) and no response was received. 

The project will not conflict with a Habitat Conservation Plan, a Natural Community Conservation Plan, or other locally 
approved conservation plans.  Impacts to endangered species or habitats, locally designated species, or wildlife dispersal 
or mitigation corridors are considered to be less than significant.  It does not appear that this project will result in significant 
impacts to biological resources.  Accordingly, the potential impacts to Biological Resources are less significant than those 
considered in the GPU EIR.  Less than significant impacts are considered to be consistent with the GPU EIR. 

Mitigation: None. 

References: California Department of Fish and Wildlife’s Natural Diversity Database Quad Species List; U.S. 
Geographical Survey Topographic Quadrangle Map Series; Application Materials; PEIR California Department of Food and 
Agriculture – CalCannabis Division - Cultivation Licensing Program dated November 2017; Stanislaus County Zoning 
Ordinance (Title 21); Stanislaus County 2016 General Plan EIR; Stanislaus County General Plan and Support 
Documentation1
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V. CULTURAL RESOURCES -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Cause a substantial adverse change in the
significance of a historical resource pursuant to in §
15064.5?

X 

b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant to
§ 15064.5?

X 

c) Disturb any human remains, including those interred
outside of formal cemeteries? X 

Discussion:   The GPU EIR determined that impacts to Cultural Resources resulting from implementation of the General 
Plan were significant and unavoidable.  The GPU EIR states that development that occurs pursuant to the General Plan, 
as amended by the project will result in changes to existing cultural resources.  At the individual project level, there may be 
future projects that are consistent with the General Plan, comply with all state and local laws that are protective of significant 
historical resources, and still result in a significant adverse impact on a historical resource.  Typically, this would be a project 
that demolishes or otherwise destroys a significant historical resource.  Demolition or destruction cannot be mitigated under 
CEQA.  The GPU EIR assumed that there would be development projects with this impact in the future.  Therefore, when 
examined in conjunction with development under the General Plan, the GPU EIR determined that there would be a 
significant and unavoidable impact to Cultural Resources. 

While CDFA did not anticipate significant impacts to cultural resources from cultivation activities, the PEIR adopted a 
mitigation measure to require to suspension of activities if any cultural resources were uncovered during construction.  This 
mitigation measure would be consistent with standard conditions of approval the County places on all commercial cannabis 
discretionary projects.  

The site is already developed/disturbed, and the proposed construction is within an area which has already been disturbed. 
Conditions of approval will be placed on the project requiring that construction activities be halted if any cultural or 
paleontological resources are encountered until appropriate agencies are contacted and an archaeological survey is 
completed.  The proposed project is in conformance with AB52 as it is not required to consult known tribes in region. 
Regulations to reduce impacts to Cultural Resources from cultivation operations that are enforced by CDFA fall under 
Section 8304(d), which require a halt to activities if human remains are found on-site.  This regulation would be consistent 
with the County’s standard conditions of approval.  

It does not appear that this project will result in significant impacts to any archaeological or cultural resources.  Accordingly, 
the potential impacts to Cultural Resources are less significant than those considered in the GPU EIR.  Less than significant 
impacts are considered to be consistent with the GPU EIR. 

Mitigation: None. 

References: Application Materials; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 
2016 General Plan EIR; Stanislaus County General Plan and Support Documentation1

VI. ENERGY. -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Result in potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?

X 
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b) Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency? X 

Discussion:  The GPU EIR determined that impacts to Energy resulting from implementation of the General Plan are less 
than significant.  The CEQA Guidelines Appendix F states that energy consuming equipment and processes, which will be 
used during construction or operation, shall be taken into consideration when evaluating energy impacts, such as: energy 
requirements of the project by fuel type and end use; energy conservation equipment and design features; energy supplies 
that would serve the project; and total estimated daily vehicle trips to be generated by the project and the additional energy 
consumed per trip by mode.  Additionally, the project’s compliance with applicable state or local energy legislation, policies, 
and standards must be considered. 

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  Phase 2 and 3 will each construct a 13,940 square foot greenhouse 
building.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of 
building space and 32,000 square feet of flowering canopy space.  All greenhouses developed for the project will be of 
mixed-light construction, utilizing natural sun light and will also be required to meet energy renewal portfolios for commercial 
cannabis.  Per the applicant’s utility plan, they anticipate the use of 4,000 amps for full build-out of the project.  However, 
the majority of lighting be used would be LED, including grow lighting.  

The project includes mixed-light cultivation which will involve artificial lighting which utilizes wattage at a rate above 25 watts 
per square-foot, temperature/humidity/air flow control, carbon filters, and irrigation and water treatment equipment.  A 
condition of approval will be added to this project to address compliance with Title 24, Green Building Code, which includes 
energy efficiency requirements.  Each greenhouse constructed, as well as the warehouse building used for processing, 
distribution and administrative activities will have to meet this standard.  

The operation is also required to meet state standards regarding energy use and cannabis cultivation.  The PEIR prepared 
for the State’s Cultivation Permitting Program identified that the program’s offset of illegal operator energy use would 
improve energy use overall.  Additionally, the State’s regulations require mixed-light and indoor cannabis cultivation and 
nursery licensees, beginning January 1, 2023, to ensure that electrical power used for commercial cannabis activity meets 
the average electricity greenhouse gas emissions intensity required by their local utility provider pursuant to the California 
Renewables Portfolio Standard Program, Division 1, Part 1, Chapter 2.3, Article 16 (commencing with Section 399.11) of 
the California Public Utilities Code.  As evidence of meeting the standard, licensees shall provide information on the average 
weighted greenhouse gas emission intensity of their operation and of their utility provider.  The licensee is required to cover 
the excess of their emissions in carbon offsets.  Beginning January 1, 2022, an application for renewal of a license shall 
include details on the total electricity supplied by local utility provider, name of local utility provider, and greenhouse gas 
emission intensity per kilowatt hour reported by the utility provider under section 398.4(c) of the Public Utilities Code for the 
most recent calendar year available at time of submission.  The permittees must also identify what percentage of their 
energy provider’s energy comes from a zero-net energy renewable sources and what percentage comes from other 
unspecified sources.  

With existing requirements in place that the project is required to meet and with the proposed additional measures providing 
energy efficient improvements, it does not appear this project will result in significant impacts to the wasteful, inefficient, or 
unnecessary consumption of energy resources. 

Mitigation: None. 

References:  Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Referral Response from the Stanislaus County Department of 
Planning and Community Development, Building Division, dated March 9, 2020; California Stanislaus County General 
Plan EIR. 
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VII. GEOLOGY AND SOILS -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death involving:

i) Rupture of a known earthquake fault, as
delineated on  the most recent Alquist-Priolo 
Earthquake Fault Zoning  Map issued by the State 
Geologist for the area or based  on other 
substantial evidence of a known fault?  Refer 

to Division of Mines and Geology Special 
Publication 42. 

X 

ii) Strong seismic ground shaking? X 
iii) Seismic-related ground failure, including
liquefaction? X 
iv) Landslides? X 

b) Result in substantial soil erosion or the loss of
topsoil? X 
c) Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

X 

d) Be located on expansive soil, as defined in Table 18-
1-B of the Uniform Building Code (1994), creating
substantial direct or indirect risks to life or property?

X 

e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water disposal
systems where sewers are not available for the
disposal of waste water?

X 

f) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

X 

Discussion: The site 49.15-acre site is classified as Prime Farmland by the California Department of Conservation’s 
Farmland Mapping and Monitoring Program.  The United States Department of Agriculture Natural Resources Conservation 
Service (USDA NRCS) Web Soil Survey indicates that property is comprised of Capay clay, 0 to 1 percent slopes, MLRA 
17, Grade 4 and Zacharias gravelly clay loam, wet, 0 to 2 percent slopes Grade 1. 

As contained in Chapter 5 of the General Plan Support Documentation, the areas of the County subject to significant 
geologic hazard are located in the Diablo Range west of Interstate 5.  The General Plan EIR identifies the portion of the 
County most susceptible to liquefaction as the western margin of the valley because of the combination of young geologic 
units (Quaternary fan deposits and Dos Palos Alluvium) and potential for strong ground shaking.  The project site is located 
considerably east of this area, and therefore would not be subject to significant risk of fault rupture or liquefaction.  The 
project site is flat, so there would be no risk of landslide.  The California Building Code identifies all of Stanislaus County as 
located within a geologic hazard zone (Seismic Design Category D, E, or F), and a soils test may be required at building 
permit application to determine if unstable or expansive soils are present.  If such soils are present, special engineering of 
the structure will be required to compensate for the soil deficiency.  Any new structures must be designed and built according 
to building standards appropriate to withstand shaking for the area in which they are constructed.  An Early Consultation 
referral response from the County’s Building Division stating that a building permit is required for all structures and each 
type of structure must comply with the building codes classification for cultivation and processing.  The Department of Public 
Works provided a comment letter stating that a grading and drainage plan will be required for any new construction on-site, 
subject to Public Works Standards and Specifications, that consider the potential for erosion and runoff prior to permit 
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approval.  Conditions of approval will be added to this project to address comments from both the Building Division and the 
Department of Public Works.  

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  Phase 2 and 3 will each construct a 13,940 square foot greenhouse 
building.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of 
building space and 32,000 square feet of flowering canopy space. 

The project site is served by a private well and private septic system.  The applicant will also develop permanent employee 
restrooms for the site, the warehouse structure.  A referral response was received from the Department of Environmental 
Resources (DER) stating that the applicant must notify the department if the on-site wastewater treatment system (OWTS) 
meets the definitions of Measure X.  Conditions of approval will be added to the project for these requirements.  

Mitigation: None. 

References: Referral Response from the Department of Environmental Resources (DER), dated September 3, 2020; 
Referral Response from the Stanislaus County Department of Public Works, dated March 4, 2020; Referral Response from 
the Stanislaus County Department of Planning and Community Development, Building Permits Division, dated March 9, 
2020; Stanislaus County General Plan and Support Documentation.1

VIII. GREENHOUSE GAS EMISSIONS -- Would the
project:

Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Generate greenhouse gas emissions, either directly
or indirectly, that may have a significant impact on the
environment?

X 

b) Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gases?

X 

Discussion:  The principal greenhouse gases (GHGs) are carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), sulfur 
hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HCFCs), and tropospheric ozone (O3).  CO2 is the 
reference gas for climate change, because it is the predominant greenhouse gas emitted.  To account for the varying 
warming potential of different greenhouse gases, GHG emissions are often quantified and reported as CO2 equivalents 
(CO2e).  In 2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] 32), which 
requires the California Air Resources Board (CARB) to design and implement emission limits, regulations, and other 
measures such that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020.  Additionally, 
SB 375 mandated a reduction target of 5% by 2020 and 10% by 2035 for emissions from land use, automobiles, and light 
trucks.  The PEIR prepared for the Cannabis Cultivation Licensing Program indicates that cannabis cultivation generates 
energy demand and GHG emissions from use of high-intensity lighting, ventilation, and temperature control necessary to 
grow cannabis indoors and in mixed-light operations.  The high energy demand of indoor cultivation represents the largest 
contributor of GHG emissions.  However, both state and local jurisdictions have required renewal energy portfolios for all 
commercial cannabis activities, which will lower the energy demand of the activity types, which will reduce overall GHG 
emissions.  Construction emissions, which are temporary in nature, distribution, and employee vehicle use and truck-trips 
are also GHG emission generators associated with indoor cultivation and distribution activities.  The PEIR concludes that 
GHG emissions would remain essentially unchanged, with implementation of the State’s Cultivation Licensing Program, 
due to a corresponding decrease in illegal cultivation as permitted cultivation increases.  

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
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transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  Phase 2 and 3 will each construct a 13,940 square foot greenhouse 
building.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  In total of all four phases, the project will consist of 67,500 square feet of 
building space and 32,000 square feet of flowering canopy space.  Total number of employees at full build-out and the 
anticipated trips per day would be consistent with GPU EIR for Green House Gases.  Green House Gas regulations to 
reduce impacts from cultivation operations that are enforced by CDFA include Sections 8102(s), 8304(e), 8305, and 8306.  

The proposed operation is required to obtain building permits, which would be subject to the mandatory planning and design, 
energy efficiency, water efficiency and conservation, material conservation and resources efficiency, and environmental 
quality measures of the California Green Building Standards (CALGreen) Code (California Code of Regulations, Title 24, 
Part 11).  Minimal greenhouse gas emissions will occur during construction.  Construction activities are considered to be 
less than significant as they are temporary in nature and are subject to meeting SJVAPCD standards for air quality control. 

The applicant anticipates 18 employees on a maximum shift.  Additionally, there will be approximately two truck-trips per 
day.  The project was referred to the Air District, they responded that the proposed project would have a less than significant 
impact on air quality.  The District also requested that the applicant received an Authority to Construct permit prior to any 
construction for the project to ensure that District rules and regulations be identified prior to work being done.  A condition 
of approval will be added to the project requiring an Authority to Construct permit prior to commencement of work.  It is not 
anticipated that the project will create any significant greenhouse gas emissions. 

The GPU EIR determined that impacts to Greenhouse Gas (GHG) Emissions resulting from implementation of the General 
Plan are less than significant.   

Mitigation: None. 

References:  Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Referral Response from the San Joaquin Valley Air Pollution Control 
District (SJVAPCD), dated March 12, 2020; Stanislaus County General Plan and Support Documentation1

IX. HAZARDS AND HAZARDOUS MATERIALS -- Would
the project:

Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?

X 

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?

X 

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?

X 

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result,
would it create a significant hazard to the public or the
environment?

X 

e) For a project located within an airport land use plan
or, where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the
project result in a safety hazard or excessive noise for
people residing or working in the project area?

X 
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f) Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan?

X 

g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires?

X 

Discussion:  The PEIR completed by CalCannabis for their Cannabis Cultivation Program indicates that cannabis 
cultivation operations may involve the use of hazardous materials, such as fuel for power equipment and backup generators, 
and pesticides.  Additionally, indoor and mixed-light cultivation operations may use high-powered lights, which could contain 
hazardous components that could enter the environment during disposal.  Routine transport, handling, use, and disposal of 
these types of materials could expose people to hazards if adequate precautions are not taken.  However, evidence 
suggests that improper storage, use, and disposal of hazardous materials is a major problem at unpermitted cannabis 
cultivation sites.  Permitted cannabis cultivation, such as the proposed project, must comply with local and state hazardous 
materials handling, use procedures and regulations, and are regularly inspected for compliance by both local and state 
departments.  Regulations to reduce impacts to Hazards and Hazardous Materials from cultivation operations that are 
enforced by CDFA include Sections 8102(q), 8106(a)(3), 8304(f), and 8307.  

The County’s Department of Environmental Resources (DER) is responsible for overseeing hazardous materials in the 
project area.  During project construction, various hazardous materials may be used like, gasoline, oil, and paints.  The 
applicant would also be required to use, store, and dispose of any hazardous materials in accordance with all applicable 
federal, state, and local regulations.  The proposed project would include the storage and use of fertilizers and pesticides.  
All fertilizers and pesticides will be stored in isolated fireproof cabinets.  However, state regulations limit the types of 
chemicals that could be allowed to be applied onto cannabis products.  In addition, all cultivation activities would occur 
indoors with direct application of water, pesticides, and fertilizers to eliminate drift of chemicals to areas outside the project 
area.  A referral response was received from DER HazMat, stating that the project is not anticipated to have a significant 
impact on the environment regarding hazardous materials; however, the operation will require permitting through the 
Department for the storage and use of any hazardous materials.  A condition of approval will be added to the project to 
address this requirement.  

A referral response from the Department of Public works stated that the proposed cultivation operation will be required to 
meet all State Water Resources Control Board measures for collection and disposal of process wastewater including a 
manifest of disposal activities to be monitored by the Central Valley Regional Water Quality Control Board.  A condition of 
approval will be added to reflect this requirement. 

The project site is not located within an airport land use plan or a wildlands area.  The project site is not located in a very 
high or high fire severity zone and is located in the West Stanislaus Fire Protection District.  The project was referred to the 
West Stanislaus Fire Protection District, no response has been received to date.  During the building permit phase, each 
permit request will be reviewed by the Stanislaus County’s Fire Prevention Bureau to ensure all activities meet the 
appropriate federal, state, or local fire code requirements.  

Pesticide exposure is a risk in agricultural areas.  Sources of exposure include contaminated groundwater, which is 
consumed, and drift from spray applications.  Application of sprays is strictly controlled by the Agricultural Commissioner 
and can only be accomplished after first obtaining the applicable permits.   

No significant impacts associated with hazards or hazardous materials are anticipated to occur as a result of the proposed 
project for either phase.  Accordingly, the potential Hazards and Hazardous Materials impacts are considered to be 
consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Referral Response from the Department of Environmental Resources 
Hazardous Materials Division, dated March 9, 2020; Referral Response from the Department of Public Works, dated 
February 20, 2020; Stanislaus County General Plan and Support Documentation1
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X. HYDROLOGY AND WATER QUALITY -- Would the
project:

Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially
degrade surface or ground water quality?

X 

b) Substantially decrease groundwater supplies or
interfere substantially with groundwater recharge such
that the project may impede sustainable groundwater
management of the basin?

X 

c) Substantially alter the existing drainage pattern of
the site or area, including through the alteration of the
course of a stream or river or through the addition of
impervious surfaces, in a manner which would:

X 

(i) result in substantial erosion or siltation on – or off-
site; X 
(ii) substantially increase the rate of amount of surface
runoff in a manner which would result in flooding on- 
or off-site;

X 

(iii) create or contribute runoff water which would
exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional
sources of polluted runoff; or

X 

(iv) impede or redirect flood flows? X 
d) In flood hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation? X 
e) Conflict with or obstruct implementation of a water
quality control plan or sustainable groundwater
management plan?

X 

Discussion: GPU EIR determined that most potential impacts to Hydrology and Water Quality resulting from 
implementation of the General Plan are less than significant.  The General Plan Update integrated multiple goals, policies, 
and implementation measures into the General Plan which address management efforts that aim to protect natural 
vegetation, riparian habitat, and water quantity and quality; minimizing the potential for the release of pollutants and violation 
of water quality standards, or the altering of drainage patterns or the course of a stream or river.  Furthermore, additional 
regional, state, and federal regulations would also reduce the potential for violation of water quality standards.  Water quality 
protection measures are enforced by the Central Valley Regional Water Quality Control Board (RWQCB) under various 
National Pollutant Discharge Elimination System (NPDES) programs for municipal separate storm sewer systems, 
construction sites greater than one acre, and industrial operations.  Stanislaus County has implemented their Storm Water 
Management Program under the NPDES Phase II MS4 General Permit that includes programs to eliminate illicit discharges, 
control construction site stormwater runoff, and meet postconstruction stormwater runoff goals to improve water quality 
protection.  Adherence with the stormwater management plan and the various municipal, industrial, and construction 
NPDES program requirements would ensure that pollutants are not released to nearby surface water bodies or groundwater 
during short-term construction efforts, or long-term operation of industrial or agricultural facilities.  

Areas subject to flooding have been identified in accordance with the Federal Emergency Management Act (FEMA).  Under 
the Goal One, Policy Two of the Safety Element of the General Plan, development is not allowed in areas that are within 
the designated floodway.  For projects located within a flood zone, requirements are addressed by the Building Permits 
Division during the building permit process.  No construction is permitted within the floodway.  The project site is located in 
FEMA Flood Zone X, which includes areas determined to be outside the 0.2% annual chance floodplains and is not located 
within a floodway.   
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The GPU EIR determined that future development under the General Plan Update could result in an increase in the number 
of persons and property potentially at risk from flooding due to a catastrophic levee or dam failure.  However, compliance 
with the requirements of existing emergency management plans and the Central Valley Flood Protection Board, coupled 
with implementation of the General Plan Update Safety Element policies associated with Goal One (“Prevent loss of life and 
reduce property damage as a result of natural disasters”), would reduce this potential effect to less than significant.  The 
GPU EIR stated that the County is not at risk due to inundation from a tsunami because of its distance from the ocean. 
However, there is a risk of seiche from major bodies of water such as the Woodward, Turlock, and Modesto reservoirs. 
However, given the relatively small size of these reservoirs, potential impacts would remain localized to recreational users 
on these reservoirs.  The County also possesses a geologic and climate setting not particularly prone to mud flows.  

The project site is currently served by a private well for water and a private septic system and will not result in the formation 
of a new public water system as defined in California Health and Safety Code (CHSC), Section 116275 (h).  Additionally, 
Goal Two, Policy Seven, of the Stanislaus County General Plan’s Conservation/Open Space Element requires that new 
development that does not derive domestic water from pre-existing domestic and public water supply systems be required 
to have a documented water supply that does not adversely impact Stanislaus County water resources.  This Policy is 
implemented by requiring proposals for development that will be served by new water supply systems be referred to 
appropriate water districts, irrigation districts, community services districts, the State Water Resources Control Board and 
any other appropriate agencies for review and comment.  Additionally, all development requests shall be reviewed to ensure 
that sufficient evidence has been provided to document the existence of a water supply sufficient to meet the short and 
long-term water needs of the project without adversely impacting the quality and quantity of existing local water resources.  
If required, the property owner must obtain concurrence from the State of California Water Resources Control Board 
(SWRCB), Drinking Water Division, in accordance to CHSC, Section 116527 (SB1263) and submit an application for a 
water supply permit with the associated technical report to Stanislaus County DER.   

Furthermore, the Sustainable Groundwater Management Act (SGMA) was passed in 2014 with the goal of ensuring the 
long-term sustainable management of California’s groundwater resources.  SGMA requires agencies throughout California 
to meet certain requirements including forming Groundwater Sustainability Agencies (GSA), developing Groundwater 
Sustainability Plans (GSP), and achieving balanced groundwater levels within 20 years.  The site is located in the San 
Joaquin Valley Delta-Mendota sub-basin under the jurisdiction of the Delta Mendota – II GSA.   

Stanislaus County adopted a Groundwater Ordinance in November 2014 (Chapter 9.37 of the County Code, hereinafter, 
the “Ordinance”) that codifies requirements, prohibitions, and exemptions intended to help promote sustainable groundwater 
extraction in unincorporated areas of the County.  The Ordinance prohibits the unsustainable extraction of groundwater and 
makes issuing permits for new wells, which are not exempt from this prohibition, discretionary.  For unincorporated areas 
covered in an adopted GSP pursuant to SGMA, the County can require holders of permits for wells it reasonably concludes 
are withdrawing groundwater unsustainably to provide substantial evidence that continued operation of such wells does not 
constitute unsustainable extraction and has the authority to regulate future groundwater extraction.  The construction and 
operation of wells could potentially cause degradation of water quality due to cross connection of aquifers of varying quality 
or induced migration of groundwater with impaired water quality.  The Ordinance is intended to address these eventualities. 

For all four phases, the applicant anticipates 2.6 acre-feet per year for the entire operation, which will be minimal compared 
to the amount utilized for the onsite orchard.  The applicant will utilize a drip system irrigation method to reduce the amount 
of evapotranspiration and waste within the greenhouse.  Additionally, the area of development will remove producing almond 
trees, lessening the amount of water used for the orchard.  Additionally, the applicant will be required to apply for a waste 
discharge waiver through the Central Valley Regional Water Quality Control Board (RWQCB) and will be subject to any 
requirements of that waiver.  As required by regulations administered by the CDFA, the applicant will be required to show 
proof of enrollment or exemption in the applicable water quality programs of the RWQCB.  

The PEIR adopted by the CDFA stated that diversion of surface water to irrigate cannabis has potential for impacts to 
several impacts on water quality and quantity.  As stated previously, the applicant proposes to utilize an existing groundwater 
well to supply water for the mixed light cultivation activities.  The well would be accounted for under the Del Puerto – II GSP. 
The PEIR also discussed the unlikelihood of cultivation activities creating areas overdraft of groundwater aquifers due to 
the smaller water demand of cannabis crops.  In addition, the PEIR states that State licensing for cultivation activities would 
limit large scale growers, limiting overall water use.  The PEIR touches on discharge of waste that could have an impact on 
water quality.  However, cultivators are required to be comply with all Regional Water Quality Control Board standards for 
any discharge including the adopted General Order for cannabis cultivation. Furthermore, the PEIR identified best 
management practices such as; comply with all pesticide label directions;  Store chemicals in a secure building or shed to 
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prevent access by wildlife;  contain any chemical leaks and immediately clean up any spills;  apply the minimum amount of 
product necessary to control the target pest;  prevent off-site drift;  do not apply pesticides when pollinators are present;  do 
not allow drift to flowering plants attractive to pollinators;  do not spray directly to surface water or allow pesticide product to 
drift to surface water; spray only when wind is blowing away from surface water bodies;  do not apply pesticides when they 
may reach surface water or groundwater; and  only use properly labeled pesticides, which would result in a less than 
significant impact to water quality.  The PEIR also found that indoor cultivation would be less likely to create significant 
impacts to water quality as direct discharge into bodies of water would have a low potential for occurrence.  Regulations to 
reduce impacts to Hydrology and Water Quality from cultivation operations that are enforced by CDFA include Sections 
8102(p), 8102(v), 8102 (w), 8102 (dd), 8107(b), 8216, 8304 (a-b), and 8307.  

There are no rivers or streams in the project vicinity, therefore the project would not alter the course of a stream or river in 
a manner which would result in substantial erosion or siltation on or off-site.  The applicant will be required by CDFA 
regulations to provide proof of exemption from any streambed alterations required by the California Department of Fish and 
Wildlife.  Prior to any ground disturbance, grading and drainage plans are required to be submitted to the County Department 
of Public Works for review and approval to demonstrate that all storm water generated from the proposed project will be 
maintained on-site.  This requirement will be reflected as conditions of approval for the project. 

A referral response from the Department of Public works stated that the proposed cultivation operation will be required to 
meet all State Water Resources Control Board measures for collection and disposal of process wastewater including a 
manifest of disposal activities to be monitored by the Central Valley Regional Water Quality Control Board.  A condition of 
approval will be added to reflect this requirement. 

No identified impacts associated with hydrology and water quality are anticipated to occur as a result of the proposed project. 
Accordingly, the potential Hydrology and Water Quality impacts are considered to be less than significant than those 
evaluated in the GPU EIR.  Less than significant impacts are considered to be consistent with the GPU EIR.  

Mitigation: None. 

References:  Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Correspondence received from Department of Environmental 
Resources, dated September 3, 2020; Referral Response from the Department of Public Works, dated February 20, 2020; 
Stanislaus County General Plan Conservation/Open Space Element and Support Documentation1

XI. LAND USE AND PLANNING -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Physically divide an established community? X 
b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an
environmental effect?

X 

Discussion: The GPU EIR determined that the potential for Land Use and Planning impacts resulting from 
implementation of the General Plan were less than significant.  The GPU did not propose any changes to the County’s land 
use map or the existing boundaries of the land use designations but did incorporate changes to legislation, regulatory codes, 
and local standards as well as some minor revisions to General Plan language and some policy improvements.  This project 
is being processed under the same land use regulations and designations that were in place at the time of adoption of the 
GPU EIR. 

All commercial cannabis activities within the State of California are subject to Section 26000-26250 of California Business 
and Professions Code, as well as California Code of Regulations, Title's 3, 16, and 17.  Specifically, CDFA is responsible 
for regulation of cannabis cultivation and enforcement per the Medicinal and Adult-Use Cannabis Regulation and Safety Act 
(MAUCRSA). 
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The project, a request to establish a mixed-light commercial cannabis cultivation, nursery, processing, and distribution 
operation in phases on a 49-acre parcel in the A-2 (General Agriculture) zoning district.  Phase 1 includes construction of a 
13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of a 14,650 square foot warehouse 
building to be used for processing, distribution, product and materials storage, clonal research for nursery activities, and 
administrative activities.  The warehouse building will also include rooms for; secure transportation, cannabis waste storage, 
storage of harvested product, offices, conference room and security room, employee bathrooms, break room and changing 
room.  The greenhouse will include up to 10,000 square feet of flowering canopy and 2,000 square feet of vegetative area.  
Phase 1 will develop 22 parking spaces within an enclosed parking area.  Phase 2 will construct an additional 13,940 square 
foot greenhouse building for an additional 10,000 square feet of flowering cultivation space and 2,000 square feet of 
vegetative area.  Phase 3 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 
square feet of flowering cultivation space and 2,000 square feet of vegetative area.  Phase 4 will construct one 3,000 square-
foot greenhouse for flowering cultivation and one 7,000 square-foot greenhouse for cultivation of nursery stock.  The 
greenhouse with flowering cultivation, will be made up of 2,000 square feet of flowering canopy and 1,000 square feet of 
vegetative stock.  In total of all four phases, the project will consist of 67,500 square feet of building space and 32,000 
square feet of flowering canopy space.  Nursery stock is proposed to be sold wholesale as well as to feed the cultivation 
operation.  Additionally, the project proposes to develop 7-foot-tall security fencing with screening.  Hours of operation are 
proposed to be Monday through Sunday, 6 a.m. to 9 p.m.  Domestic and irrigation water will be provided from an existing 
on-site private well.  The project will include a total of 18 employees on a maximum shift.  The applicant anticipates up to 
two vehicle trips a day associated with deliveries and product distribution, which will only occur between the hours of 8:30 
a.m. to 5:00 p.m.

The project has a General Plan designation of Agriculture and is in the A-2-40 (General Agriculture) zoning district.  The A-
2 zoning district is intended to support and enhance agriculture as the predominant land use in the unincorporated areas of 
the County.  Commercial cannabis cultivation, nursery, and distribution activities may be allowed in the A-2 zoning district 
upon approval of a use permit when conducted within a greenhouse or accessory agricultural storage building.  In order to 
approve a use permit, the decision making authority shall make a finding that the establishment, maintenance, and operation 
of the proposed use or building applied for is consistent with the General Plan and will not, under the circumstances of the 
particular case, be detrimental to the health, safety and general welfare of persons residing or working in the neighborhood 
of the use and that it will not be detrimental or injurious to property and improvements in the neighborhood or to the general 
welfare of the County.  If after receiving and considering the evidence, and any proposed conditions, the decision-making 
body is unable to make the findings, the use permit shall be denied.  Section 6.78.060 requires that all commercial cannabis 
applicants be subject to a Commercial Cannabis Activity Permit, Development Agreement, Land Use Permit, and State 
Licensure for Commercial Cannabis Activities.  In this instance, a commercial cannabis cultivation operation requires a 
conditional use permit and development agreement.  

The site is enrolled in the Williamson Act under Contract No. 1971-1020.  The proposed cannabis cultivation activities are 
considered to be similar to other permitted activities such as the cultivation of agricultural crops which are considered to be 
consistent with the Williamson Act principals of compatibility.  Approval of this project will not significantly compromise the 
long-term productive agricultural capability of the subject property or of surrounding agricultural operations.  Nor will the 
proposed project result in new facilities limiting the return of the property to agricultural production in the future, or in the 
removal of any adjacent contracted land from agricultural or open-space use.  The project was referred to the State 
Department of Conservation during the Early Consultation review periods and no comment was received. 

Furthermore, per Section 6.78, each commercial cannabis activity must meet and maintain operating standards for odor 
control, security, minimum building standards, track and trace, as well as meeting specialized setbacks.  To reduce land 
use conflicts, Section 6.78.120 requires that all commercial cannabis activities are setback a minimum of 200 feet from 
adjacent residents and libraries.  Additionally, commercial cannabis activities must be setback a minimum of 600 feet from 
day cares, schools, and youth centers, in existence at the initial time of permitting.  The facility is 50 feet from the nearest 
property line, the nearest known dwelling is more than 200 feet away, and there are no sensitive uses within 600 feet of the 
project parcel.  The nearest school is Grayson Elementary, located 3.05 miles from the site. 

The proposed use will not physically divide an established community and/or conflict with any habitat conservation plan or 
natural community conservation plan.  This project is not known to conflict with any adopted land use plan, policy, or 
regulation of any agency with jurisdiction over the project.  No significant impacts associated with land use and planning are 
anticipated to occur as a result of the proposed project.  Accordingly, the potential land use and planning impacts are 
considered to be consistent with those evaluated in the GPU EIR.  
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Mitigation: None. 

References:  Application Materials; Stanislaus County Code Chapter 6.78 and Title 21; Stanislaus County 2016 General 
Plan EIR; Stanislaus County General Plan and Support Documentation1 

XII. MINERAL RESOURCES -- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state?

X 

b) Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

X 

Discussion:  The GPU EIR determined that the potential impacts to Mineral Resources resulting from implementation of 
the General Plan were beneficial, and accordingly considered to be less than significant.  The GPU incorporated an 
amendment to the Conservation and Open Space Element’s Goal Nine, Policy 26, Implementation measures 2 and 3 which 
address the management of mineral resources.  Additionally, the location of all commercially viable mineral resources in 
Stanislaus County has been mapped by the State Division of Mines and Geology in Special Report 173 and is incorporated 
into the General Plan’s Conservation and Open Space Element.   

There are no known significant resources on the site, nor is the project site located in a geological area known to produce 
resources.  Accordingly, the potential impacts to mineral resources are considered to be consistent with those evaluated in 
the GPU EIR.  

Mitigation: None. 

References: Application Materials; Stanislaus County 2016 General Plan EIR; Stanislaus County General Plan and 
Support Documentation1 

XIII. NOISE -- Would the project result in: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the
project in excess of standards established in the local
general plan or noise ordinance, or applicable
standards of other agencies?

X 

b) Generation of excessive groundborne vibration or
groundborne noise levels? X 
c) For a project located within the vicinity of a private
airstrip or an airport land use plan or, where such a
plan has not been adopted, within two miles of a public
airport or public use airport, would the project expose
people residing or working in the project area to
excessive noise levels?

X 

Discussion: The GPU EIR determined that most potential noise impacts resulting from implementation of the General 
Plan are less than significant.  However, the GPU EIR did identify potential temporary or permanent ambient noise levels 
which exceed existing standards as significant and unavoidable due projected traffic noise levels in year 2035 which would 
result in noise levels of 60 Ldn or greater on several roadway segments within the County.  

47



Stanislaus County Initial Study Checklist Page 22 

The PEIR prepared by CDFA did not anticipate any significant impacts with noise from cultivation operations, as the most 
likely noise generator would come from temperature control devices that would be not produce any more noise than any 
other equipment used for non-cannabis land uses.  Additionally, the PEIR didn’t find that any other equipment utilized for 
the cultivation of cannabis would generate temporary or ambient noise that would create any significant impacts and review 
of sensitive receptors would be done on a site-specific basis.  Regulations to reduce impacts to Noise from cultivation 
operations that are enforced by CDFA include Sections 8304(e) and 8306, which include requirements for generator use. 

A temporary increase in noise and vibration, associated with construction of the proposed greenhouses, is anticipated. 
However, there are no sensitive receptors in the vicinity of the project site.  Cultivation activities would not generate 
substantial noise.  Proposed hours of operation for the business are seven days a week, 6 a.m. to 9 p.m.  The project will 
include a total of 18 employees on a maximum shift.  The applicant anticipates up to two vehicle trips a day associated with 
deliveries and product distribution, which will only occur between the hours of 8:30 a.m. to 5:00 p.m.  The proposed use is 
not anticipated to exceed ambient noise levels in the vicinity.  Section 6.78.120(8)(N) require that any commercial cannabis 
activities comply with County’s previously adopted Noise Control Ordinance.  According to the County’s Noise Element of 
the General Plan, acceptable noise levels in industrial land use categories is 75 decibels, which the proposed project is not 
anticipated to exceed.  Additionally, agricultural activity is exempt from the Stanislaus County Noise Control Ordinance (Ord. 
CS 1070 §2, 2010).  All equipment proposed for this project will be reviewed upon submission of a building permit and must 
be consistent with the County’s noise ordinance.  Per the County’s Noise Ordinance construction activities are not permitted 
to operate any construction equipment so as to cause at or beyond the property line of any property upon which a dwelling 
unit is located an average sound level greater than seventy-five decibels between the hours of 7 p.m. and 7 a.m.  The 
closest residence to the proposed project site is over 200 feet from the site.  It is not anticipated that the cultivation of 
cannabis will create significant impacts to sensitive receptors as the growing of plants is not anticipated to be heard from 
outside the existing building nor will the use of passenger vehicles create noise levels that exceed levels of noise exhibited 
by existing traffic in the area.  

The proposed project is not within two miles of a public airstrip.  The site is not located within an airport land use plan. 
Accordingly, the potential noise impacts are considered to be consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; Chapter 6.78, Chapter 10.46, and Title 21 of the Stanislaus County 
Code; Stanislaus County General Plan Noise Element and Support Documentation1 

XIV. POPULATION AND HOUSING -- Would the project: Significant
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Induce substantial unplanned population growth in
an area, either directly (for example, by proposing new
homes and businesses) or indirectly (for example,
through extension of roads or other infrastructure)?

X 

b) Displace substantial numbers of existing people or
housing, necessitating the construction of
replacement housing elsewhere?

X 

Discussion:  The GPU EIR determined that the potential for Population and Housing impacts resulting from implementation 
of the General Plan were less than significant.  Although the Housing Element was updated through a separate process, 
the GPU EIR integrated population projections adopted by StanCOG that extend the planning horizon to 2035 to ensure 
consistency between the GPU and the RTP/SCS.  StanCOG’s regional growth forecast predicts a population for the 
unincorporated County jurisdiction of 133,753 in 2035, which represents an increase of approximately 23,517 people, or 
approximately 21%, from its 2010 population (Stanislaus Council of Governments 2013).  This is a yearly increase of 
approximately 0.8%.  The majority of this growth is anticipated to occur within existing community plan areas and in 
unincorporated pockets of existing cities which are designated in the Land Use Element as Residential.  Agricultural areas, 
not designated as Residential in the Land Use Element of the General Plan, would be required to be rezoned and approved 
by a majority vote of the County through the Measure E process in order to be residentially developed.  Unincorporated 
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Disadvantaged Communities were inventoried and needed upgrades to public services were also identified with the GPU.  
The ALUCP update was identified in the GPU EIR as less than significant because it does not displace any existing housing. 
However, it does affect the potential for future development.  Although no direct impacts occurring as a result of 
implementation of the General Plan were identified in the GPU EIR, the EIR did identify indirect impacts that could occur 
through individual developments that are consistent with the General Plan and the extension of roads and other 
infrastructure as the County becomes more built-out as 2035 approaches.  The Stanislaus County General Plan Update 
revised certain General Plan policies but did not substantially change where future development would occur.  

The Housing Element was updated after adoption of the GPU EIR, in 2016, to address the 5th cycle Regional Housing 
Needs Allocation (RHNA) for the County.  The project site is not included in the vacant sites inventory for the 2016 Stanislaus 
County Housing Element and will therefore not impact the County’s ability to meet their RHNA.  No population growth will 
be induced nor will any existing housing be displaced as a result of this project.  The potential population and housing 
impacts are considered to be consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application Materials; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 2016 General Plan 
EIR; Stanislaus County General Plan and Support Documentation1

XV. PUBLIC SERVICES -- Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Would the project result in the substantial adverse
physical impacts associated with the provision of new
or physically altered governmental facilities, need for
new or physically altered governmental facilities, the
construction of which could cause significant
environmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:
Fire protection? X 
Police protection? X 
Schools? X 
Parks? X 
Other public facilities? X 

Discussion:  The GPU EIR determined that the potential for impacts to public services resulting from implementation of 
the General Plan were less than significant.  The County has adopted Public Facilities Fees (Title 23 of the County Code), 
as well as Fire Facility Fees on behalf of the appropriate fire district, to address impacts to public services.  School Districts 
also have their own adopted fees, which are required to be paid at the time of Building Permit issuance.   

Upon project approval, the applicant will be required to obtain building permits for the proposed construction in accordance 
with the adopted building and fire codes.  The project site is located within the West Stanislaus Fire Protection District and 
would be subject to the District’s fire fees for any building permits for the proposed project.  

This project was circulated to all applicable school, fire, police, irrigation, and public works departments and districts during 
the early consultation referral period and no concerns were identified with regard to public services.  The project was referred 
to the Del Puerto Irrigation District, no comment has been received today.  However, the operation intends to utilize the 
existing well and does not require supplemental irrigation water from the District.   

CDFA’s PEIR stated that cannabis activities could increase the need for police services but would reviewed on an individual 
project level by the local jurisdiction.  Additionally, the PEIR did not anticipate any significant impacts related to fire 
protection, school or park services and relied on the local jurisdiction’s regulatory requirements to account for any increases 
needed.  
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Section 6.78.060 requires that all commercial cannabis applicants be subject to a Commercial Cannabis Activity Permit, 
Development Agreement, Land Use Permit, and a State Licensure for Commercial Cannabis Activities.  Per Section 6.78, 
each commercial cannabis activity must meet and maintain operating standards for odor control, security control, minimum 
building standards, and track and trace.  State and local regulations must also be met in order to maintain an active 
commercial cannabis permit.  The Development Agreement establishes two fees to be collected from each project applicant; 
the Community Benefit Contribution and the Community Benefit Rate.  The Contribution fee will be paid quarterly and utilized 
for local community charities or public improvement projects.  The Rate fee will also be paid quarterly but will be utilized for 
County enforcement activities of illegal cannabis.  The funds received from the Community Benefit fees are anticipated to 
address any increase in service impacts induced by commercial cannabis activities.  

Conditions of approval will be added to this project to ensure that the proposed development complies with all applicable 
federal, state, and local requirements.  The project has submitted a safety and security plan with fire evacuation plans, fire 
suppression, employee training, 24-hour video surveillance, and on-site security personnel.  The safety and security plan 
are required to be reviewed and approved by the County Sheriff’s Department, as well as the appropriate fire district for 
each project.  Upon project approval, the applicant shall be required to obtain building permits in accordance with the 
adopted building and fire codes.   

The potential impacts to public services are considered to be consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application material; Chapter 6.78 and Title 21 of the Stanislaus County Code; PEIR California Department 
of Food and Agriculture – CalCannabis Division - Cultivation Licensing Program dated November 2017; Stanislaus County 
General Plan Safety Element and Support Documentation1

XVI. RECREATION -- Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

X 

b) Does the project include recreational facilities or
require the construction or expansion of recreational
facilities which might have an adverse physical effect
on the environment?

X 

Discussion: The GPU EIR determined that the potential for impacts to recreational facilities or development which would 
require the construction or expansion of recreational facilities which might have an adverse physical effect on the 
environment resulting from implementation of the General Plan to be less than significant.  However, impacts to 
neighborhood and regional parks or other recreational facilities were considered to be significant and unavoidable due to 
the population and housing increase projected under the GPU which would increase the demands on Stanislaus County 
parks and recreational facilities.  However, this project is not anticipated to increase demands for recreational facilities, as 
there are no increases to population as result of it.  Accordingly, the potential impacts to recreation are considered to be 
consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application Materials; Stanislaus County Zoning Ordinance (Title 21); Stanislaus County 2016 General Plan 
EIR; Stanislaus County General Plan and Support Documentation1
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XVII. TRANSPORTATION-- Would the project: Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Conflict with a program plan, ordinance or policy
addressing the circulation system, including transit,
roadway, bicycle and pedestrian facilities?

X 

b) Would the project conflict or be inconsistent with
CEQA Guidelines section 15064.3, subdivision (b)? X 
c) Substantially increase hazards due to a geometric
design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm
equipment)?

X 

d) Result in inadequate emergency access? X 

Discussion:  As required by CEQA Guidelines section 15064.3, potential impacts to the transportation system should 
evaluate Vehicle Miles Traveled (VMT).  The GPU EIR identified that there were no significant impacts to existing program 
plans, ordinances, or policies addressing circulation to Vehicle Miles Traveled (VMT) or to increased hazards of the 
transportation system, or to emergency access.  Although the calculation of VMT is simply the number of cars multiplied by 
the distance traveled by each car, VMT performance measures can be reported differently.  For this project, VMT was 
reported based on the sum of all vehicle trips originating and terminating within unincorporated Stanislaus County 
boundaries and half of the VMT associated with trips with an origin or destination outside of unincorporated Stanislaus 
County.  Trips that have neither an origin nor destination within the County are not included in the VMT total, as County 
General Plan policies cannot appreciably affect the amount of through traffic in the area within its jurisdiction.  The total 
VMT is then divided by the unincorporated County’s total service population, defined as the residential population plus the 
number of jobs.  The General Plan Update includes new population and employment growth that would generate additional 
VMT, which would result in increased air pollutant and GHG emissions as well as additional energy consumption from 
vehicle travel.  However, the expected location of the employment and household growth results in a slight decline in VMT 
generated per household and service population.  Additionally, policies were incorporated into the General Plan to mitigate 
potential hazards due to transportation design features and increase safety, and to ensure adequate emergency access.   

The GPU EIR did find that due to the population projections and the planned road infrastructure incorporated into the 
General Plan, implementation of the GPU would have a significant and unavoidable impact resulting in traffic operations 
below the minimum acceptable thresholds on roadways outside Stanislaus County’s jurisdiction, in transportation network 
changes that would prevent the efficient movement of goods within the County (cumulative impact only identified), and 
additional vehicle, bicycle, or pedestrian travel on roadways or other facilities that do not meet current County design 
standards. 

The PEIR performed by CDFA did not anticipate significant impacts to traffic from cannabis cultivation activities due to the 
limit on size of operations from state licenses, which would limit the number of employees and amount of vehicle trips from 
supply deliveries to a minimal amount.  Furthermore, the PEIR stated that local regulatory measures for traffic control would 
limit any impacts to the local traffic network.  

Phase 1 includes construction of a 13,940 square-foot greenhouse for cultivation of flowering cannabis and construction of 
a 14,650 square foot warehouse building to be used for processing, distribution, product and materials storage, clonal 
research for nursery activities, and administrative activities.  The warehouse building will also include rooms for; secure 
transportation, cannabis waste storage, storage of harvested product, offices, conference room and security room, 
employee bathrooms, break room and changing room.  The greenhouse will include up to 10,000 square feet of flowering 
canopy and 2,000 square feet of vegetative area.  Phase 1 will develop 22 parking spaces within an enclosed parking area. 
Phase 2 will construct an additional 13,940 square foot greenhouse building for an additional 10,000 square feet of flowering 
cultivation space and 2,000 square feet of vegetative area.  Phase 3 will construct an additional 13,940 square foot 
greenhouse building for an additional 10,000 square feet of flowering cultivation space and 2,000 square feet of vegetative 
area.  Phase 4 will construct one 3,000 square-foot greenhouse for flowering cultivation and one 7,000 square-foot 
greenhouse for cultivation of nursery stock.  The greenhouse with flowering cultivation, will be made up of 2,000 square feet 
of flowering canopy and 1,000 square feet of vegetative stock.  In total of all four phases, the project will consist of 67,500 
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square feet of building space and 32,000 square feet of flowering canopy space.  Hours of operation are proposed to be 
Monday through Sunday, 6 a.m. to 9 p.m.  The project will include a total of 18 employees on a maximum shift.  The 
applicant anticipates up to two vehicle trips a day associated with deliveries and product distribution, which will only occur 
between the hours of 8:30 a.m. to 5:00 p.m. 

The project was referred to the State of California Department of Transportation (CalTrans), who did not respond.  No 
impacts to local or state transportation facilities are anticipated.  However, if approved, the proposed project would be 
required to obtain a building permit for the greenhouses and any tenant improvements or change in occupancy of the 
building.  Those building permits would require Public Facility Fees to be paid to the County prior to issuance.  Those fees 
would contribute to any improvements to the local road infrastructure impacted by the proposed project.    

The project was also referred to the County’s Public Works Department and Environmental Review Committee, both 
reviewed the project and did not provide any comments or concerns with traffic impacts that would be generated as a result 
of this project.   

The project will not alter any existing streets, pedestrian/bicycle paths, or create a substantial demand for transit.  The 
project would not affect air traffic patterns or create substantial hazards on any roadways.  The potential impacts to 
transportation for all four phases are considered to be consistent with those evaluated in the GPU EIR as the ultimate build-
out will not alter the anticipated employee or vehicle trips. 

Mitigation: None. 

References: Application Material; PEIR California Department of Food and Agriculture – CalCannabis Division - 
Cultivation Licensing Program dated November 2017; CEQA Guidelines Section 15064.3; Referral Response from 
Stanislaus County Department of Public Works, dated February 20, 2020; Circulation Element of the Stanislaus County 
General Plan and Support Documentation1 
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XIX. UTILITIES AND SERVICE SYSTEMS -- Would the
project:

Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Require or result in the relocation or construction of
new or expanded water, wastewater treatment or storm
water drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

X 

b) Have sufficient water supplies available to serve the
project and reasonably foreseeable future
development during normal, dry and multiple dry
years?

X 

c) Result in a determination by the wastewater
treatment provider which serves or may serve the
project that it has adequate capacity to serve the
project’s projected demand in addition to the
provider’s existing commitments?

X 

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of
solid waste reduction goals?

X 

e) Comply with federal, state, and local management
and reduction statutes and regulations related to solid
waste?

X 

Discussion:  The GPU EIR determined that most of the potential for impacts to utilities and service systems resulting from 
implementation of the General Plan were less than significant.  However, the GPU EIR analysis of the population projections 
covering the 2035 planning horizon of the General Plan did identify significant and unavoidable impacts in terms of 
wastewater and water treatment facility capacity to serve this projected future development.  Further, some existing water 
and wastewater systems, specifically those identified in the Disadvantaged Communities Report, were determined to be at 
capacity or in need of improvements.  The Central Valley Regional Water Quality Control Board (CVRWQCB) will set the 
specific waste discharge requirements for any new or expanded wastewater treatment facility as part of its permit for that 
facility.  Future water and wastewater treatment facilities will be required by law to operate in compliance with any and all 
requirements of the CVRWQCB permits.  Additionally, any expansion of these facilities would require additional CEQA 
review.   

The PEIR published by CDFA touches on discharge of waste that could have an impact on capacity of waste water treatment 
facilities and water quality.  However, cultivators are required to be comply with all Regional Water Quality Control Board 
standards for any discharge including the adopted General Order for cannabis cultivation.  Furthermore, the PEIR identified 
best management practices such as; comply with all pesticide label directions;  Store chemicals in a secure building or shed 
to prevent access by wildlife; contain any chemical leaks and immediately clean up any spills; apply the minimum amount 
of product necessary to control the target pest; prevent off-site drift; do not apply pesticides when pollinators are present; 
do not allow drift to flowering plants attractive to pollinators; do not spray directly to surface water or allow pesticide product 
to drift to surface water; spray only when wind is blowing away from surface water bodies; do not apply pesticides when 
they may reach surface water or groundwater; and only use properly labeled pesticides, which would result in a less than 
significant impact to water quality.  The PEIR also found that indoor cultivation would be less likely to create significant 
impacts to water quality as direct discharge into bodies of water would have a low potential for occurrence.  As for capacity 
of waste water treatment facilities, cultivation operations will be limited in size due to state licensure possibilities, which is 
not foreseen to create significant impacts to existing facilities if connected to.  Additionally, storm water collection systems 
would be unlikely to be specifically impacted significantly by cultivation activities and would be reviewed on a site-specific 
basis by the local jurisdiction.  Regulations to reduce impacts to Utilities and Service Systems from cultivation operations 
that are enforced by CDFA include Sections 8102(s), 8108, and 8308.  
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The proposed project site is served by a private well and private septic system, and the Pacific Gas and Electric (PG&E) for 
electricity.  The project was referred to PG&E, and no response was received.  There are no rivers or streams in the project 
vicinity, therefore the project would not alter the course of a stream or river in a manner which would result in substantial 
erosion or siltation on or off-site.  The site is located in the San Joaquin Valley Delta-Mendota sub-basin any new well 
facilities will be required to be consistent with any Groundwater Service Agency (GSA) plan for the basin.  As stated 
previously, this project will not result in the formation of a new public water system as defined in California Health and Safety 
Code (CHSC), Section 116275 (h) and will utilize the existing well. 

It is not anticipated that the proposed project would have a significant impact on existing wastewater facilities or require 
expanded entitlements for water supplies.  A referral response from the Department of Public works stated that the proposed 
cultivation operation will be required to meet all Water Resources Control Board measures for collection and disposal of 
process wastewater including a manifest of disposal activities to be monitored by the Central Valley Regional Water Quality 
Control Board.  A condition of approval will be added to reflect this requirement. 

The project would be required to comply with all regulations related to solid waste.  The solid waste generated by the project 
would be primarily organic waste from the cannabis plants, which would be collected and removed by State licensed 
operators.  The project would not generate an amount of solid waste, such that the landfill’s capacity would become impacted 
and expansion required. 

Accordingly, the potential impacts to utilities and service systems are considered to be consistent with those evaluated in 
the GPU EIR. 

Mitigation: None. 

References: Application Material; Correspondence from Department of Environmental Resources, dated September 3, 
2020, PEIR California Department of Food and Agriculture – CalCannabis Division - Cultivation Licensing Program dated 
November 2017; 2018; Referral Response from the Department of Public Works, dated February 20, 2020; Stanislaus 
County General Plan and Support Documentation1

XX. WILDFIRE – If located in or near state
responsibility areas or lands classified as very high fire
hazard severity zones, would the project:

Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan? X 
b) Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose project
occupants to, pollutant concentrations from a wildfire
or the uncontrolled spread of a wildfire?

X 

c) Require the installation of maintenance of
associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other
utilities) that may exacerbate fire risk or that may result
in temporary or ongoing impacts to the environment?

X 

d) Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope
instability, or drainage changes?

X 

Discussion:  The GPU EIR determined that the potential for exposing people to risk involving wildland fires, as discussed 
in the Hazards and Hazardous Materials Section of GPU EIR, was less than significant.  The Safety Element of the General 
Plan includes maps which show the County’s Fire Hazard Severity Zones and State Responsibility Areas, and also includes 
Goals, Policies, and Implementation Measures, including the incorporation of the County’s Local Hazard Mitigation Plan by 
reference, which address reducing the risk of wildland fires. 
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Stanislaus County Initial Study Checklist Page 29 

The site is located in a Local Responsibility Area (LRA) and is served by the West Stanislaus Fire Protection District.  The 
site is not located in a State Responsibility Area.  The site has access to a County-maintained road.  The terrain is relatively 
flat and it is not located near any bodies of water.  No significant impacts to the project site’s or surrounding environment’s 
wildfire risk is anticipated as a result of this project.  Accordingly, the potential impacts to wildfire are considered to be 
consistent with those evaluated in the GPU EIR. 

Mitigation: None. 

References: Application Material; Stanislaus County General Plan and Support Documentation1

XXI. MANDATORY FINDINGS OF SIGNIFICANCE -- Significant 
Project 
Impact 

Impact Not 
Identified 
by GPU 

EIR 

Substantial 
New 

Information 

Consistent 
with GPU 

EIR 

a) Does the project have the potential to substantially
degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a
fish or wildlife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, substantially reduce the number or restrict
the range of a rare or endangered plant or animal or
eliminate important examples of the major periods of
California history or prehistory?

X 

b) Does the project have impacts that are individually
limited, but cumulatively considerable?
(“Cumulatively considerable” means that the
incremental effects of a project are considerable when
viewed in connection with the effects of past projects,
the effects of other current projects, and the effects of
probable future projects.)

X 

c) Does the project have environmental effects which
will cause substantial adverse effects on human
beings, either directly or indirectly?

X 

Discussion: The GPU EIR identified the following impacts as cumulative significant and unavoidable impacts: 

• Air Quality - Construction-related emissions in excess of the SJVAB’s thresholds of significance
• Biological Resources - Movement of any native resident or migratory fish or wildlife species or established native

resident or migratory wildlife corridors, or the use of native wildlife nursery sites
• Hydrology and Water Quality - Impacts to groundwater supplies and groundwater recharge
• Noise - Potential temporary or permanent ambient noise levels which exceed existing standards

Transportation - Result in transportation network changes that would prevent the efficient movement of goods within
the county (less than significant individual; significant and unavoidable cumulative)

Specifically, cumulative impacts to noise are anticipated to consistent with GPU EIR due the restrictions and regulations of 
noise generation outlined within County’s General Plan Noise Element and Noise Ordinance.  Cumulative impacts to air 
quality will be captured under basin wide programs, and the County’s ordinance for Commercial Cannabis provides 
requirements for odor to not be detectable offsite, which non-compliance can result in revocation of County licensure. 
Additionally, cumulative impacts to Hydrology and Water Quality are to be considered consistent with GPU EIR as the 
existing well used for the cultivation operation will be covered adopted GSP that are required under SIGMA.  Use of the 
existing well for cannabis cultivation would be less than on-site the existing agricultural practices.  Lastly, although the 
impacts to traffic are considered consistent with GPU EIR, the applicant will be required to pay into County Public Facility 
prior to be issuance of any building permit.  The fees collected will go towards County-wide transportation maintenance and 
projects. 
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Review of this project has not indicated any features which might significantly impact the environmental quality of the site 
and/or the surrounding area.  Less than significant impacts are addressed through regulatory requirements and conditions 
of approval limit any impacts the project could have on the environment.  The County has limited the total number of 
permitted commercial cannabis activities to 61 permit types, including cultivation, nursery, manufacturing volatile and non-
volatile, distribution, laboratory testing, and retail.  As a result of a cumulative analysis performed by CDFA in their PEIR for 
commercial cannabis cultivation licensing program, no impacts that are identified as cumulatively considerable were 
identified.  County staff finds that the proposed project does not exhibit impacts that could be identified as cumulatively 
considerable either.  

Mitigation: None. 

References: Application Materials; Stanislaus County Zoning Ordinance (Title 21); PEIR California Department of Food 
and Agriculture – CalCannabis Division - Cultivation Licensing Program dated November 2017; Stanislaus County 2016 
General Plan EIR; Stanislaus County General Plan and Support Documentation1 

1Stanislaus County General Plan and Support Documentation adopted in August 23, 2016, as amended.  Housing 
Element adopted on April 5, 2016. 
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Attachment to Letter dated March 4, 2020 from Sharleen Jerome
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Attachment to letter dated March 4, 2020 from Susan Jerome
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BELLA CASA REALTY
_______________________________________ 
April 3, 2020 

Stanislaus County Planning Department 
1010 10 th Street, Suite 3400 
Modesto, CA 95354 
Attention: Jeremy Ballard 

Dear Mr. Ballard: 

My name is Marie Joiner and I’ve been a resident of Stanislaus County for the last 45 years. I 
run two businesses within the county including Bella Casa Realty, a real estate brokerage, and 
Luxury Limousine Service, a transportation company. I’ve run both businesses for over 25 
years, and both are located within Stanislaus County. I am also a best selling Author of  
Picking up The Pieces By: Marie Joiner.  

I am writing this letter in support of Central Valley Growers, LLC and Sarbjit Athwal with 
respect to the Conditional Use Permits that are currently pending from Central Valley Growers, 
LLC with the County of Stanislaus. 

I have known Sarbjit for the last 15 years and got to know him through the brokerage community 
in Stanislaus County. Like me, Mr. Athwal is a real estate broker that has worked in Stanislaus 
County on residential and commercial real estate transactions for over two decades. I have 
always known Sarbjit to operate with the highest level of integrity and honesty in his business 
and personal life and find him to be a very intelligent entrepreneur that excels at whatever he 
puts his mind to. Additionally, Mr. Athwal also treats his business partners, associates and 
customers fairly and honestly. 

Mr. Athwal’s story of coming from India as an immigrant in the 70’s with no money in his 
pocket and then working blue collar jobs before becoming a successful farmer and real estate 
broker is inspiring and a true example of the American Dream. 

Given my very positive experiences with Mr. Athwal over the last 15 years and his stellar 
reputation within the County, Central Valley Growers and Sarbjit Athwal have my support in 
their future endeavors within the County and I look forward to a long and mutually prosperous 
business relationship with Mr. Athwal long into the future. 

Best Regards 
Marie Joiner  
Marie L. Joiner Broker / Owner Of Bella Casa Realty BRE: 01362203 
___________________________________________________________________________________ 
2307 Magnolia St Ceres Ca 95307 * 209-537-0996 * 209-537-6298 *ladyrealestate@gmail.com 
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   1570 East F Street, #L-300, Oakdale, CA. 95361        C: 209.840.3150   
   CSLB: 918654 

Date: 04-06-20 

Jeremy Ballard 
Associate Planner 
Stanislaus County 

Planning and Community 
Development Department 

Dear Mr. Ballard 
As the Contractor for the referenced Project's, it is with great pleasure that I write this letter of 
support for Central Valley Growers, LLC, Sarbjit Athwal and Navjot Athwal. 

Growing up in the Central Valley, I truly appreciate the value and economic support California 
Agriculture brings to us who reside here. Whether we are farming almonds or cannabis, the goal is 
the same, providing a product safe for consumption. Farmers are the best equipped and most 
experienced people on the planet to provide the volume and consistency we all come to expect. 
The Owners of Central Valley Growers, LLC (CVG) have been farming in Stanislaus County for 
over 25 years. Their commitment and dedication are unparalleled and they have the experience to 
transition a small part of the almond farming operation to cannabis farming/cultivation… and they 
are doing it “right” by following the rules and regulations set forth by all regulatory agencies.  

As I write this, I am at home in compliance with the COVID19 “shelter-in-place” recommendation 
issued by our Federal and State authorities.  COVID19 has had a devastating impact on 
everyone.  We all must to do our part to assist in the recovery.   

This project will occur over a three-year period. Table 1 below displays total projected economic 
impacts from construction spending locally. Calculations do not include impact overseas. About 40 
percent of the construction spending will occur in the first and third year. 

Projected Economic Impacts of Construction Expenditures 

Employment 
Year 1 
40% 

Year 2 
20% 

Year 3 
40% 

Total 

Direct Effect 20 10 20 50

Indirect Effect 19 10 19 48

Total Effect 39 20 39 98

Payroll 
Year 1 
40% 

Year 2 
20% 

Year 3  
$40% 

Total 

Direct Effect $345,992  $172,996  $345,992  $864,979  

Indirect Effect $200,825  $105,697  $200,825  $507,348  

Total Effect $546,817  $278,693  $546,817  $1,372,327  

Output 
Year 1 
40% 

Year 2 
20% 

Year 3 
40% 

Total 

Direct Effect $1,006,829  $503,415  $1,006,829  $2,517,073  

Indirect Effect $567,229  $298,541  $567,229  $1,432,999  

Total Effect $1,574,058  $801,956  $1,574,058  $3,950,072  

In Reference To: 
Central Valley Growers, 
LLC, Sarbjit Athwal and 

Navjot Athwal 

Application No. 
PLN2019-0094 - Howard 

Road II 

Application No. 
PLN2019-0095 - Howard 

Road III 
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A final thought on security: This is a topic of great concern and CVG’s response to it was above 
and beyond the basic requirements.  They are sourcing materials equivalent to “military style” 
fencing to fortify their sites to protect their employees, vendors and indirectly their neighbors.  
With my experience working with food processors in the area (Harris Wolf Almonds, Blue 
Diamond Almonds, Stanislaus Foods, ConAgra), they are pulling from the FSMA (Food Safety 
Modernization Act) as it relates to the camera system and data storage to be installed.  We are 
also involving (and taking input from) Stanislaus County Sheriff’s Department.   

In short, Navjot, Sarbjit and CVG’s approach as it relates to security and going through the proper 
channels for licensing, confirms their commitment and solidifies my support for the project.   

Sincerely, 

Don DeGraff 
Celadon Development & Construction Services 

Dd/dd 
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G. FLE ISSNER ENG INEER ING 220 Woodland Drive, Ben Lomond, CA 95005
PHONE: (831) 336-8403 FAX: (831) 336-3638 EMAIL: gfleissner@comcast.net 

3735 Howard Road – Letter of Support  Page 1 of 3 

April 8, 2020 

Department of Planning and Community Development 
1010 10th Street, Suite 3400  
Modesto, CA 95354 

RE: 1. Application PLN2019-0094 – Howard Road II Project 

2. Application PLN2019-0095 – Howard Road III Project

Introduction and Project Team 

Central Valley Growers is a locally-run company that has, for decades, successfully 
owned and managed several large cultivation properties in the Central Valley region. 
Through two generations, they have productively, profitably and conscientiously run 
operations that yield diverse crops including almonds, apples, grapes and apricots.  

In the development phase of their cannabis project concept, Central Valley Growers 
hired BeGreenLegal, a Sacramento-based company specializing in cannabis cultivation 
consulting and licensing; to complete the Conditional Use Permit application, prepare 
supportive materials, and provide regulatory guidance. BeGreenLegal has extensive 
experience in planning, permitting and licensing similar cannabis cultivation projects. 
They have the personnel and technical expertise to deliver guidance regarding rapidly 
changing local, state, and federal laws and regulations and the nescient industry itself. 

As it moves toward the facility design and construction phase, Central Valley Growers is 
working with my company, G. Fleissner Engineering, Celadon Development & 
Construction Services, Sees Geotechnical, GDR Engineering, Huifa Greenhouse, Bay 
Alarm and other designers and engineers to produce construction documents including 
designs, plans and calculations for a building permit for the adjacent property at 3501 
Howard Road (016-019-036). This team provides a broad knowledge base in 
construction and design know-how from industry professionals in surveying, civil 
engineering, geotechnical engineering, greenhouse manufacturing, site security and 
other construction-related fields and will be developing designs and construction 
documents for this project.  

I am a civil engineer living in Santa Cruz county. I have worked for several years at a 
fairly large surveying and engineering firm with about 50 employees in 4 offices in 
Northern California. That firm offers a broad range of services including planning, 
surveying, civil engineering, structural engineering, septic system design, permit 
assistance and violation resolution. I have designed a variety of municipal, residential 
and commercial projects in several local counties including Santa Cruz, Monterey, 
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G. FLE ISSNER ENG INEER ING 220 Woodland Drive, Ben Lomond, CA 95005
PHONE: (831) 336-8403 FAX: (831) 336-3638 EMAIL: gfleissner@comcast.net 

Santa Clara, Alameda, Sonoma, San Mateo and San Benito. I’ve designed driveways, 
bridges and culverts, utilities, parking lots, retaining walls, storm drainage structures and 
mitigation measures, sewer and septic systems, structural elements and even an 
outdoor performing arts venue. I’ve also performed a variety of field work including 
septic system soils testing, construction inspections, topographic surveying, survey 
staking and site inspections related to failing structures and drainage systems. 

Project Scope 

Central Valley Growers seeks to construct greenhouse buildings for cannabis cultivation 
within their existing orchard properties. The new facilities are both “tucked away” in the 
orchard properties and designed to “fit in” to the surroundings by utilizing manufactured 
greenhouse buildings. The planned development at this site includes a warehouse 
building and several greenhouse buildings constructed in 3 phases. The initial phase 
includes the warehouse and two greenhouse buildings. The warehouse building will 
house most of the restrooms, locker rooms, utility areas, etc. to support the final build-
out. The second phase includes two more greenhouse buildings and an extension of the 
warehouse. The third phase includes four more greenhouse buildings. The facility will 
include a dedicated process waste collection system that isolates the process waste 
stream and prevents any possible contamination of soil or groundwater. In conformance 
with Measure X an enhanced treatment system will be the basis of the septic system 
along with a standard leach field consisting of rock-filled trenches. The security system 
will be installed in its entirety during the initial phase of construction. 

The security system will include features beyond the requirements of the local 
permitting agency. A key-card gate will allow access to a well-lit driveway and parking 
area. The downlights will provide ample lighting for security without creating a visual 
nuisance to adjacent properties. High-definition cameras will be used with supplemental 
infrared LED illumination to provide clear imagery day and night. A "Military" style 
security fence will be utilized creating an intimidating security-conscious presentation to 
would-be intruders. A backup generator will power the entire security system including 
emergency lighting, cameras and the rack-mounted DVRs in the case of a power 
failure. 

In addition to these security features the project will include state-of-the-art greenhouse 
building enhancements such as strenuous climate control, odor control and various 
safety features including emergency vehicle access and onsite water flow adequate for 
fire suppression. The site will also include required lighting levels and signage for safety 
and security. 

Community Benefits 

Central Valley Growers seeks to add legal cannabis cultivation to the wide range of 
crops safely supplied to the people of California by its agricultural activities. We have 
obtained local and state licenses from Stanislaus County, the Department of Food and 
Agriculture and the Bureau of Cannabis Control. State licenses will include three Type 
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G. FLE ISSNER ENG INEER ING 220 Woodland Drive, Ben Lomond, CA 95005
PHONE: (831) 336-8403 FAX: (831) 336-3638 EMAIL: gfleissner@comcast.net 

3735 Howard Road – Letter of Support  Page 3 of 3 

2B, Tier 2 Mixed Light licenses, one Mixed Light Tier 2 Specialty Cottage License, one 
Type 4 Nursery license, and one Distribution license. In addition to local and state 
government revenue in fees and taxes, CVG supports local businesses with its 
development and operations. CVG cannabis cultivation operations will generate 
considerable tax revenue and numerous desirable employment opportunities to the 
local work force. 

Conclusion 

CVG believes that it is uniquely qualified take advantage of this opportunity to generate 
tax revenue and good paying, skilled jobs to the local community. With decades of 
experience in the legal agricultural markets, CVG will have proper processes and 
controls in place to ensure compliance with local and state licensing requirements, safe 
and secure cultivation and manufacturing operations, and a facility that fits within its 
surroundings minimizing disruption and undue attention.  

Please let me know if you have any questions about the material in this narrative or my 
conclusions. 

Sincerely, 

_______________________ 
Geoffrey Fleissner, RCE 82889 
Registered Civil Engineer 
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April 24, 2020 

Stanislaus County Planning Department 
1010 10th Street, Suite 3400 
Modesto, CA 95354 
Attention: Jeremy Ballard 

Dear Mr. Ballard: 

This letter is in support of Central Valley Growers, LLC, Sarbjit Athwal and Navjot Athwal 
with respect to the Conditional Use Permits that are currently pending from Central Valley 
Growers, LLC with the County of Stanislaus. 

Through my company, Stanislaus Farm Supply  , I've had the pleasure of working with the 
Athwals on their farming business that spans across Stanislaus County. Over the last 2 years, the 
Athwals have provided my company with millions of dollars of business revenue and I am very 
grateful for their partnership. During this time, I have always known the Athwals to deal with 
the highest level of integrity, morality and honesty with a goal of building sustainable 
businesses that take care of their employees, community and vendors. 

The Athwals are not only excellent farmers and business folks, but also strong supporters of the 
local community. Sarbjit Athwal has lived in Stanislaus County for over 40 years and has raised 
his family here. During this time, he's built various business interests and has supported his 
local Temple and other community organizations. 

Central Valley Growers and the Athwals have my support in their future endeavors within the 
County and I look forward to a long and mutually prosperous business and personal relationship 
with them long into the future. 

Sincerely, 

Narinder Dhaliwal Crop Advisor 
7175 W. Oswego Ave 
Fresno CA 93723 
559-994-0836 (cell)
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STANISLAUS COUNTY 
DEPARTMENT OF PLANNING AND 
COMMUNITY DEVELOPMENT 
1010 10th Street, Suite 3400 
Modesto, California 95354 

NOTICE OF EXEMPTION 

Project Title:  Use Permit and Development Agreement Application No. PLN2019-0095 – Central Valley 
Growers, LLC – Howard Road III 

Applicant Information:   Sarbjit Athwal dba Central Valley Growers, LLC. 

Project Location:   3735 Howard Road, between the California Aqueduct and the Delta Mendota Canal, east 
of Interstate Highway 5, in the Westley area. Stanislaus County (APN: 016-037-039).  

Description of Project:  This project is a request to obtain a Use Permit and Development Agreement to 
establish a mixed-light commercial cannabis cultivation, nursery, processing, and distribution operation in phases 
on a 49-acre parcel in the A-2 (General Agriculture) zoning district. 

Name of Agency Approving Project:  Stanislaus County Board of Supervisors. 

Lead Agency Contact Person:  Jeremy Ballard, Associate Planner Telephone: (209) 525-6330 

Exempt Status: (check one) 

☐ Ministerial (Section 21080(b)(1); 15268);
☐ Declared Emergency (Section 21080(b)(3); 15269(a));
☐ Emergency Project (Section 21080(b)(4); 15269(b)(c));
☐ Categorical Exemption.  State type and section number:
☐ Statutory Exemptions.  State code number:
☒ Common Sense (Section 15061)

Reasons why project is exempt:  Project does not have possibility for significant effect on environment as non-
cannabis cultivation would be ministerially permitted in current zoning district and proposed structures would be 
considered accessory to onsite production.  

September 17, 2020 Signature on file. 
Date Jeremy Ballard 

Associate Planner 
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 CA DEPT OF CONSERVATION:
 Land Resources / Mine Reclamation X X X
 CA DEPT OF FISH & WILDLIFE X X X
 CA DEPT OF CONSUMER AFFAIRS 
BUREAU OF CANNABIS CONTROL X X X
 CA DEPT OF AGRICULTURE: CAL 
CANNABIS DIVISION X X X
 CA DEPT OF TRANSPORTATION DIST 10 X X X X X X
 CA DEPT OF WATER RESOURCES X X X
 CA RWQCB CENTRAL VALLEY REGION X X X X X X
 CA RWQCB CENTRAL VALLEY REGION: 
DRINKING WATER DIVISON X X X
 CEMETERY DISTRICT: PATTERSON X X
 COOPERATIVE EXTENSION X X X
 FIRE PROTECTION DIST: WEST STAN X X X
 HOSPITAL DISTRICT: DEL PUERTO X X X
 IRRIGATION DISTRICT: DEL PUERTO X X X
 MOSQUITO DISTRICT: TURLOCK X X X
 MT VALLEY EMERGENCY MEDICAL X X X
 PACIFIC GAS & ELECTRIC X X X
 SAN JOAQUIN VALLEY APCD X X X X X X
 SCHOOL DISTRICT 1: PATTERSON JOINT X X X
 STAN CO AG COMMISSIONER X X X
 STAN CO BUILDING PERMITS DIVISION X X X X X X
 STAN CO CEO X X X
 STAN CO DER X X X X X X
 STAN CO ERC X X X X X X
 STAN CO FARM BUREAU X X X
 STAN CO HAZARDOUS MATERIALS X X X X X X
 STAN CO PUBLIC WORKS X X X X X X
 STAN CO SHERIFF X X X X X X
 STAN CO SUPERVISOR DIST 5: DEMARTIN X X X
 STAN COUNTY COUNSEL X X X
 STANISLAUS FIRE PREVENTION BUREAU X X X
 STANISLAUS LAFCO X X X
 SURROUNDING LAND OWNERS    X X X X X X
 TELEPHONE COMPANY: ATT X X X

SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS

RESPONDED RESPONSE MITIGATION 
MEASURES CONDITIONS

 PROJECT:   UP & DA PLN2019-0095 - CENTRAL VALLEY GROWERS, LLC - HOWARD ROAD III
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Stanislaus County Planning Commission 
Minutes 
September 17, 2020 
Page 2  

NON-CONSENT ITEMS 

A. USE PERMIT AND DEVELOPMENT AGREEMENT APPLICATION NO.
PLN2019-0095 – CENTRAL VALLEY GROWERS, LLC – HOWARD
ROAD III – Request to obtain a Use Permit and Development Agreement
to establish a mixed-light commercial cannabis cultivation, nursery,
processing, and distribution operation in phases on a 49-acre parcel in the
A-2 (General Agriculture) zoning district.  The project site is located at
3735 Howard Road, between the California Aqueduct and the Delta
Mendota Canal, east of Interstate Highway 5, in the Westley area.  The
Planning Commission will consider finding that no further analysis under
the California Environmental Quality Act is required pursuant to CEQA
Guidelines Section 15183 (Consistency with a General Plan or Zoning
Ordinance for which an EIR was certified) and that the project is exempt
from CEQA under CEQA Guidelines Section 15061 (Common Sense
Exemption).  APN: 016-037-039.
Staff Report:  Jeremy Ballard, Associate Planner, Recommends
APPROVAL.

Recess – 6:23 p.m. 

Recess was taken to allow the Planning Commission and Staff to review the 
correspondence  

Reconvened – 6:28 p.m. 

Public hearing opened. 
OPPOSITION:  Daniel Bays 
FAVOR:  Zach Drivon, Nav Athwal, Bob Blink, Shikha Jain, Roman 
Katuszonek, Don DeGraff 
Public hearing closed.  
Buehner/Mott (5/2) RECOMMENDED DENIAL TO THE BOARD OF 
SUPERVISORS.  

Roll Call Vote: Ayes – Buehner, Durrer, Maring, Mott, Pacheco 
Noes – Willerup, Blom 
Absent – Munoz, Zipser 

 Abstained – None. 

 

 

EXCERPT 
PLANNING COMMISSION 

MINUTES 

Signature on file. 
Angela Freitas  
Planning Commission Secretary 
October 1, 2020 
Date 
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DEVELOPMENT AGREEMENT 

BETWEEN 

THE COUNTY OF STANISLAUS 

AND 

CENTRAL VALLEY GROWERS, LLC 
3735 HOWARD ROAD 



THIS DEVELOPMENT AGREEMENT (this "Agreement" or this "Development 
Agreement"} is made and entered in the County of Stanislaus on this 15th day of 
December, 2020, by and between Stanislaus County, a body corporate and a political 
subdivision of the State of California (hereafter "County"} and Central Valley Growers, 
LLC, a California limited liability Company (hereafter "Permittee") pursuant to the 
authority of§§ 65864 et seq., of the California Government Code and Stanislaus County 
Code, Title 22. County and Permittee are, from time-to-time, individually referred to in 
this Agreement as a "Party," and are collectively referred to as "Parties." 

list of Attachments: 

Attachment A "Project Description" 

Attachment B "legal Description/Property Description" 

Attachment C "Operating Conditions" 

Attachment D "Community Benefits" 

Attachment E "Grant Deed" 

Attachment F "Development Schedule" 

RECITALS 

A. The legislature of the State of California adopted the Development 
Agreement Act, Government Code §§65864 et seq., which authorizes the County to enter 
into a property development agreement with any person having legal or equitable interest 
in real property for development of such property. 

B. Pursuant to the Development Agreement Act, the County adopted the 
Development Agreement Ordinance, Title 22 of the Stanislaus County Code (hereafter 
"Title 22"}, establishing procedures and requirements under which the County may enter 
into a Development Agreement for the development of real property with any person 
having a legal or equitable interest in such property in order to establish certain 
development rights in such property. 

C. Permittee retains a legal or equitable interest in certain real property located 
at 3735 Howard Road, in the Patterson area, California, also known as Stanislaus County 
Assessor Parcel Number 016-037-039 and that is more particularly described in 
Attachment B attached hereto and is incorporated herein by reference {"the Property"). 

D. Chapter 6.78 of the Stanislaus County Code (hereafter "Chapter 6.78") 
establishes a regulatory permit for Commercial Cannabis Activities ("Commercial 
Cannabis Activities Permit") and prohibits all Commercial Cannabis Activities in all zoning 
areas without first obtaining a permit. 



E. Permittee proposes to develop the Property to be used for the commercial 
cannabis activity described in Attachment A ("the Project"). 

F. To ensure that the County remains responsive and accountable to its 
residents while pursuing the benefits of this development agreement, the County accepts 
the restraints on its police powers contained in this Agreement only to the extent and for 
the duration required to achieve the County's objectives and to offset such restraints, 
seeks public benefits from the Permittee that go beyond those obtained by traditional 
County controls and conditions imposed on development project applications. 

G. The County Board of Supervisors has found that, among other things, this 
Development Agreement is consistent with its General Plan and has been reviewed and 
evaluated in accordance with the Development Agreement Statute and Title 22. 

H. County and Permittee desire the timely, efficient, orderly and proper 
development of the Project. 

I. County and Permittee have reached agreement and desire to express 
herein a Development Agreement that shall facilitate development of the Project in 
conformance with Title 22 and subject to conditions set forth herein. 

J. In addition, the parties intend that this Agreement satisfy the requirements 
of Chapter 6.78, which requires those operating a commercial cannabis activity to enter 
into a "development agreement" setting forth "the terms and conditions under which the 
Commercial Cannabis Activity will operate that are in addition to the requirements of this 
chapter, including, but not limited to, public outreach and education, community service, 
payment of fees and other charges as mutually agreed, and such other terms and 
conditions that will protect and promote the public health, safety, and welfare." 

K. On September 17, 2020, the Stanislaus County Planning Commission, 
serving as the planning agency for purposes of Government Code section 65867, held a 
duly noticed public hearing on this Agreement and Related Project Approvals. Following 
the public hearing, the Planning Commission, determined that the Project, the Initial 
Project Approvals, and the Agreement are, as a whole and taken in their entirety, 
consistent with the County's General Plan and the Zoning Code. The Planning 
Commission recommended denial of the Project. including this Agreement, to the Board 
of Supervisors. 

L. On December 15, 2020, the County Board of Supervisors of the County of 
Stanislaus having receive the recommendations of the Planning commission, held a duly 
notice public hearing on this Agreement and the related initial Project Approvals. 
Following the public hearing, the board adopted Ordinance No. C.S. 1287 (the "Enacting 
Ordinance"), approving this Agreement and authorizing the Chairman of the Board of 
Supervisors to execute this Agreement and found that the Agreement is consistent with 
the General Plan and Zoning Code in accordance with Government Code 



section 65867 .5 and determined that the Project as defined herein required no further 
analysis under CEQA, pursuant to CEQA Guidelines Section 15183 (Consistency with a 
General Plan or Zoning for which an EIR was prepared). 

M. Permittee will implement public benefits, above and beyond the necessary 
mitigation for the Project, including the creation of new jobs, funding for various 
community improvements, and payment of the benefit fees as set forth in this Agreement 
and these public benefits serve as the consideration upon which the County bases its 
decision to enter into this Agreement. 

NOW, THEREFORE, with reference to the foregoing recitals and in consideration 
of the mutual promises, obligations and covenants herein contained, County and 
Permittee agree as follows: 

AGREEMENT 

1. Incorporation of Recitals. The Recitals and all defined terms set forth above are 
hereby incorporated into this Agreement as if set forth herein in full. 

2. Definitions. 
2.1. "Agreement" means this Development Agreement and all amendments and 
modifications thereto. 

2.2. "Enacting Ordinance" means Ordinance No. C.S.1287 adopted by the 
Board of Supervisors on December 15, 2020, approving this Agreement and 
authorizing the Chairman of the Board of Supervisors to execute this Agreement. 

2.3. "Initial Project Approvals" means those land use approvals and entitlements 
relating to the Project that were approved by the Board of Supervisors concurrently 
with this Agreement, which include the Use Permit, and CEQA determination. 

2.4. "Regulatory Permit" means the permit required by Stanislaus County Code 
Chapter 6. 78 to conduct Commercial Cannabis Activities. 

2.5. "Development Agreement Act" means Article 2.5 of Chapter 4 of Division 1 
of Title 7 (section 65864 through 65869.5) of the California government Code. 

2.6. "Development Agreement Ordinance" means Title 22 of the Stanislaus 
County Code. 

2.7. "Effective Date" is the date on which the Agreement shall be effective in 
accordance with section 7.1 hereof. 



2.8. "Rules, Regulations and Official Policies" means the County rules, 
regulations, ordinances, laws, and officially adopted policies governing 
development, including, without limitation, density and intensity of use, permitted 
uses, the maximum height and size of proposed buildings, the provision for the 
reservation or dedication of land, if any, for public purposes, the construction, 
installation, and extension of public improvements, environmental review, and 
other criteria relating to development or use of real property and which are 
generally applicable to the Property. 

2.9. "Uniform Codes" means those building, electrical, mechanical, plumbing, 
fire, and other similar regulations of a Countywide adopted scope that are based 
on recommendations of the California Building Standards Commission and that 
become applicable throughout the County, such as, but not limited to, the 
California Uniform Building Code, the California Uniform Electrical Code, the 
California Uniform Mechanical Code, California Uniform Plumbing Code, or the 
California Uniform Fire Code (including those amendments to the promulgated 
California Uniform codes that reflect local modification adopted pursuant to the 
applicable process provided in state law for a local jurisdiction to modify such 
uniform codes and that are applicable Countywide}. 

3. Description of the Project. The Project consist of the use of the Property for the 
Commercial Cannabis Activities set forth in Attachment A attached hereto and in 
the Initial Project Approvals. 

4. Description of Property. The Property that is the subject of this Agreement is 
described in Attachments B and C attached hereto. 

5. Interest of Permittee. The Permittee has a legal interest in the Property in that it is 
the Lessee of the property. 

6. Relationship of County and Permittee. It is understood that this Agreement is a 
contract that has been negotiated and voluntarily entered into by the County and 
Permittee and that the Permittee is not an agent of the County. The County and 
Permittee hereby renounce the existence of any form of joint venture or partnership 
between them and agree that nothing contained herein or in any document 
executed in connection herewith shall be construed as making the County and 
Permittee joint venture's or partners. 

7. Effective Date and Term. 

7 .1. Effective Date. The Effective Date of this Agreement shall be the date on 
which the Enacting Ordinance becomes effective. The Enacting Ordinance is 
effective 30 days after the date of approval ("the Effective Date"}. 

7.2. Term. The term of this Agreement shall commence on the Effective Date 
and extend five (5) years thereafter, unless said term is otherwise terminated or 
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7.2. Term. The term of this Agreement shall commence on the Effective Date 
and extend five (5) years thereafter, unless said term is otherwise terminated or 
amended by circumstances set forth in this Agreement or Permittee no longer has 
a legal interest in the property or has ceased operations on the property for a period 
of 30 consecutive days. 

8. Development of the Property. 

8.1. Right to Develop. This Agreement is entered into by the Parties for the 
limited purpose of setting forth the terms concerning the development and use of 
the Property by Permittee for Commercial Cannabis Activities. Accordingly: 

8.1.1. Vested Rights. Permittee waives any and all "vested rights" (as that 
term is used in California land use law) the Permittee may have or later 
acquire, in law or equity, concerning the Property or the Project except 
those specifically stated herein. Nothing contained in this Agreement, nor 
in any of the permits, approvals, plans, inspections, certificates, documents, 
licenses, or any other actions taken by the County regarding the Project 
shall be construed to grant Permittee any vesting of rights for future 
development or use of the Property or to conduct commercial cannabis 
activities except as specifically stated herein; and 

8.1.2. Project Subject to Rules in Effect at Time of Development. Permittee 
agrees that any and all development and use of the Property shall be 
governed by the County's fees, taxes, rules, regulations, ordinances, laws, 
and officially adopted policies governing the development and use of the 
Property, including, without limitation, impact fees, processing fees, 
regulatory fees and permits, density and intensity of use, permitted uses, 
the maximum height and size of proposed buildings, the provision for the 
reservation or dedication of land, if any, for public purposes, the 
construction, installation, and extension of public improvements, 
environmental review, and other criteria relating to development or use of 
real property and which are generally applicable to the Property in effect at 
the time of the development or use. 

8.1.3. New Rules and Regulations. During the term of this Agreement, the 
County may apply new or modified ordinances, resolutions, rules, 
regulations and official policies of the County to the Property to ensure that 
the operation of the Commercial Cannabis Activity is consistent with the 
protection of the health, safety and welfare of the community and will not 
adversely affect the surrounding uses. 
8.1.4. Future Approvals. Nothing in this Agreement shall prevent the 
County from denying or conditionally approving any subsequent land use 
permit or authorization for the Project on the basis of such new or modified 



UP DA PLN2019-0095 
Development Agreement 
Page 13 

15.6.4. No Monetary Damages Against County. Notwithstanding anything 
to the contrary contained herein, in no event shall monetary damages be 
awarded against the County upon an event of default or upon termination 
of this Agreement. 

16. Dispute Resolution. In addition to, and not by way of limitation of, all other remedies 
available to the Parties under the terms of this Agreement, the Parties may choose 
to use the informal dispute resolution and/or arbitration processes in this Section. 

16.1. Informal Dispute Resolution Process. The Parties may agree to informal 
dispute resolution proceedings to fairly and expeditiously resolve disputes related 
to the interpretation or enforcement of, or compliance with, the provision of this 
Agreement ("Disputes"). These dispute resolution proceedings may include: (a) 
procedures developed by the County for expeditious interpretation of questions 
arising under development agreements; or (b) any other manner of dispute 
resolution that is mutually agreed upon by the Parties. 

16.2. Non-Binding Arbitration. The Parties may agree to use nonbinding 
arbitration to resolve any Dispute arising under this Agreement. The arbitration 
shall be conducted by an arbitrator who must be a former judge of the Stanislaus 
County Superior Court, Appellate Justice of the Fifth District Court of Appeals, or 
Justice of the California Supreme Court. This arbitrator shall be selected by mutual 
agreement of the Parties. 

16.3. Non-Binding Arbitration Procedures. Upon appointment of the arbitrator, the 
Dispute shall be set for arbitration at a time not less than thirty (30) nor more than 
ninety (90) days from the effective date of the appointment of the arbitrator. The 
arbitration shall be conducted under procedures that are mutually agreed upon by 
the Parties in writing prior to the commencement of arbitration. 

17. Termination or cancellation. In addition to the procedures set forth in Section 15.6, 
above, this Agreement is also subject to the following termination provisions: 

17.1. Termination Upon Expiration of Term. This Agreement shall terminate upon 
expiration of the Term set forth in Section 7.2 unless otherwise extended or 
modified by mutual consent of the Parties. Upon termination of this Agreement, the 
County Registrar-Recorder/County Clerk may cause a notice of such termination 
in a form satisfactory to the County to be duly recorded in the official records of the 
County. 

17.2. Cancellation by Mutual Consent. This Agreement may be cancelled by 
mutual consent of the Parties, subject to the procedures set forth in the 
Development Agreement Act and the Development Agreement Ordinance. 
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18, 

17.3. Enforced Delay; Extension of Time of Performance. In addition to specific 
provisions of this Agreement, performance by any Party hereunder shall not be 
deemed to be in default where a delay is enforced due to: war, insurrection, strikes, 
walkouts, riots, floods, earthquakes, fires, casualties, acts of God, third-party 
litigation, restrictions imposed or mandated by other governmental entities, 
enactment of conflicting state or federal laws or regulations, judicial decisions, or 
similar basis for excused performance that is not within the reasonable control of 
the Party to be excused, and the cause of the enforced delay actually prevents or 
unreasonably interferes with such Party's ability to comply with this Agreement; 
provided, however, that the Parties agree that a delay that results solely from 
unforeseen economic circumstances shall not constitute an enforced delay for 
purposes of this Section. This Section shall not be applicable to any proceedings 
with respect to bankruptcy or receivership initiated by or on behalf of Permittee, or 
by any third parties against Permittee if such third-party proceedings are not 
dismissed within ninety (90) days. If written notice of an enforced delay is given to 
either Party within forty-five (45) days of the commencement of such enforced 
delay, an extension of time for such cause will be granted in writing for the period 
of the enforced delay, or longer as may be mutually agreed upon. 

Estoppel Certificate. 

18.1. Either party may, at any time, and from lime to time, request written notice 
from the other party requesting such party to certify in writing that, (a) this 
Agreement is in full force and effect and a binding obligation of the parties, (b) this 
Agreement has not been amended or modified either orally or in writing, or if so 
amended, identifying the amendments, and (c) to the knowledge of the certifying 
party the requesting party is not in default in the performance of its obligations 
under this Agreement, or if in default, to describe therein the nature and amount of 
any such defaults. A party receiving a request hereunder shall execute and return 
such certificate within thirty (30) days following the receipt thereof, or such longer 
period as may reasonably be agreed to by the parties. Chief Executive Officer of 
the County shall be authorized to execute any certificate requested by Permittee. 
Should the party receiving the request not execute and return such certificate 
within the applicable period, this shall not be deemed lo be a default, provided that 
such party shall be deemed to have certified that the statements in clauses (a) 
through (c) of this section are true, and any party may rely on such deemed 
certification. 

19. Severability. 

19 .1. The unenforceability, invalidity or illegality of any provIsIons, covenant, 
condition or term of this Agreement shall not render the other provisions 
unenforceable, invalid or illegal. 



UP DA PLN2019-0095 
Development Agreement 
Page 15 

20. Attorneys' Fees and Costs. 

20.1. If the County or Permittee initiates any action at law or in equity to enforce 
or interpret the terms and conditions of this Agreement, the prevailing party shall 
be entitled to recover reasonable attorneys' fees and costs in addition to any other 
relief to which it may otheiwise be entitled. If any person or entity not a party to 
this Agreement initiates an action at law or in equity to challenge the validity of any 
provision of this Agreement or the Project Approvals, the parties shall cooperate 
in defending such action. Permittee shall bear its own costs of defense as a real 
party in interest in any such action and shall reimburse the County for all 
reasonable court costs and attorneys' fees expended by the County in defense of 
any such action or other proceeding. 

21. Transfers and Assignments. 

21.1. The Permittee shall not transfer, delegate, or assign its interest, rights, 
duties, and obligations under this Agreement without the prior written consent of 
the County. Any assignment. delegation, or assignment without the prior written 
County consent of the other parties to this Agreement shall be null and void. Any 
transfer, delegation, or assignment by the Permittee as authorized herein shall be 
effective only if and upon the party to whom such transfer, delegation, or 
assignment is made is issued a Regulatory Permit as required under chapter 6.78 
of the Stanislaus County Code. 

21.2. No change in Permittee's ownership or in the composition of the Permittee's 
ownership shall be made, and no transfer or sub-lease of the lease Agreement 
shall be made, without providing the County with 30 days prior written notice. If 
the change, transfer or sub-lease changes Control over the use of the Property, 
the operations of Permittee, or the actions or activities of Permittee, then the prior 
written consent of the County must be obtained 30 days before the change, 
transfer or sub-lease. 

22. Bankruptcy. 

The obligations of this Agreement shall not be dischargeable in bankruptcy. 

23. Indemnification. 

23.1. Permittee hereby agrees to and shall indemnify, save, hold harmless, and, 
if requested by the County, defend the County from any claim, action, or 
proceeding brought by a third party (i) to challenge, attack, set aside, void, or annul 
this Agreement or the Initial Project Approvals, or (ii) for claims, costs, and liability 
for any damages, personal injury, or death, which may arise in connection with The 
Project or this Agreement. Directly or indirectly from the negotiation, formation, 
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execution, enforcement, or termination of this Agreement. Nothing in this Section 
shall be construed to mean that Permittee shall hold the County harmless and/or 
defend it from any claims arising from, or alleged to arise from, the negligent acts, 
negligent failure to act, or intentional acts on the part of the County. The County 
agrees that it shall reasonably cooperate with Permittee in the defense of any 
matter in which Permiltee is defending, indemnifying, and/or holding the County 
harmless. The County may make all reasonable decisions with respect to its 
representation in any legal proceeding. In the event any claim, action, or 
proceeding as described above is filed by a third party against the County, 
Permittee shall, within 10 days of being notified of the filing, make an initial deposit 
with the County in the amount of $5,000, from which actual costs and expenses 
shall be billed and deducted for purposes of defraying the costs and/or expenses 
involved in the County's cooperation in the defense, including, but not limited to, 
depositions, testimony, and other assistance provided to Permittee or Permittee's 
counsel. If during the litigation process actual costs or expenses incurred reach 80 
percent of the amount on deposit, Permiltee shall deposit additional funds to bring 
the balance up to the amount of $5,000. There is no limit to the number of 
supplemental deposits that may be required during the course of litigation. At the 
sole discretion of Permittee. the amount of the initial or any supplemental deposit 
may exceed the minimum amounts specified herein. Additionally, the cost for 
collection and duplication of records, including the reasonable costs of staff time 
necessary to collect, review, and/or duplicate such records in connection with the 
preparation of any administrative record or otherwise in relation to litigation, shall 
be paid by Permittee. Upon Permittee's initial $5,000.00 deposit to cover the 
County's costs and expenses pursuant to this section, Permittee shall have the 
right to a monthly, itemized accounting of such expenses, which County shall 
provide upon Permittee's request within 5 days of such request, but no sooner than 
30 days after Permittee's initial deposit. 

24. Insurance. 

24.1. Public Liability and Property Damage Insurance. During the term of this 
Agreement, Permittee shall maintain in effect a policy of comprehensive general 
liability insurance with a per-occurrence combined single limit of not less than two 
million dollars ($2,000,000.00) with a one hundred thousand dollar ($100,000) self
insurance retention per claim. The policy so maintained by Permittee shall name 
the County as an additional insured and shall include either a severability of 
interest clause or cross-liability endorsement. 

24.2. Workers Compensation Insurance. During the term of this Agreement 
Permittee shall maintain Worker's Compensation insurance for all persons 
employed by Permittee for work at the Project site. Permittee shall require each 
contractor and subcontractor similarly to provide Worker's Compensation 



UP DA PLN2019-0095 
Development Agreement 
Page 17 

insurance for its respective employees. Permittee agrees to indemnify the County 
for any damage resulting from Permittee's failure to maintain any such insurance. 

24.3. Evidence of Insurance. Prior to the County Board of Supervisors approval 
of this Agreement, Permittee shall furnish the County satisfactory evidence of the 
insurance required in Sections 24.1 and 24.2 and evidence that the carrier is 
required to give the County at least fifteen days prior written notice of the 
cancellation or reduction in coverage of a policy. The insurance shall extend to 
the County, its elective and appointive boards, commissions, officers, agents, 
employees and representatives and to Permittee performing work on the Project. 

25. Notices. 

25. 1. All notices required or provided for under this Agreement shall be in writing. 
Notices required to be given to the County shall be addressed as follows: 

County Chief Executive Officer 
County of Stanislaus 
1010 10th Street, Suite 6800 
Modesto, CA 95354 

Notices required to be given to Permittee shall be addressed as follows: 

Central Valley Growers. LLC 
2561 4th Street 
Ceres, CA 95307 
Attn: Sarbjit Athwal 

A party may change address by giving notice in writing to the other party and 
thereafter all notices shall be addressed and transmitted to the new address. Notices 
shall be deemed given and received upon personal delivery, or if mailed, upon the 
expiration of 48 hours after being deposited in the United States Mail. Notices may also 
be given by overnight courier which shall be deemed given the following day or by 
facsimile transmission which shall be deemed given upon verification of receipt. 

26. Agreement is Entire Understanding. 

This Agreement constitutes the entire understanding and agreement of the parties. 

27. Attachments. 

The following documents are referred to in this Agreement and are attached hereto 
and incorporated herein as though set forth in full: 
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Attachment A "Project Description" 
Attachment B "Legal Description/Property Description" 
Attachment C "Operating Conditions" 
Attachment D "Community Benefits" 
Attachment E "Grant Deed" 
Attachment F "Development Schedule" 

28. Counterparts. 

This Agreement is executed in three (3) duplicate originals, each of which is 
deemed to be an original. 

29. Recordation. 

The County shall record a copy of this Agreement within ten (10) days following 
execution by all parties. 

[Signature Page Follows] 
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to 
be executed as of the date and year first above written. 

COUNTY 

By: --'L-=---=-----'-t&~~~~ 
VirisfiFI OlocR 1e..!:O. 
ChairwE11flOfl of the Board of Supervisors 

Attest: 

Approved as to form: 
o ty Counsel 

omas E. Boze 
County Counsel 

(NOTARIZATION ATTACHED) 

PERMITTEE 

Central Valley Growers, LLC 

Dated: 

Dated: 

thwal, Member 

\ 2-oc::D 

Navjot ~thwal, Limited Partner 

Dated: \Or S:::( ""2-cJ-Z...u 

By:5 J ~q L:J i ~j:{A 1.,0~ 

Satwant Athwal, General Partner 

Dated: \0 -1-cxD~D 



CALIFORNIA ALL- PURPOSE 
CERTIFICATE OF ACKNOWLEDGMENT 

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

State of California } 

County of --'S"-'-f,""tU/_,~:, ~I "=w=-1,.____ } 

On Ja.nu7 ,~.l<''' before me, _,/i:,,,,,_ "-!

1 

f=n..,,,Jl-'-· . ....,.t<1.:;,iii\""",(.~&.;"~n.,,cb¢~~,M'~~91=,,_.£..,,,,~#=z...--
personally appeared ------~f~'-./~0~{1_f~1~1L~s=·?,_~---· _______ _ 
who proved to me on the basis of satisfactory evidence to be the person(s) whose 
name(s) is/are subscribed to the within instrument and acknowledged to me that 
he/she/they executed the same in his/her/their authorized capacity(ies), and that by 
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

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

1·-····••=••·1 KARYN A. WATSON 
: ~• ,;·i\: Not« y Public - C"ifomi, < 
;: . ~ · St,.:mslaus County ~ i' · Commission# ;?2T27.o\4 t 

My Comm. bpire'S ~ J, 202f ·······-···· 
WITN~ESS my ha/nd official seal. 

\y. --5:.'c '/Q ,,--
Notary Pub S1gna11,Jre (Notary Public seal) 

INSTRUCTIONS FOR COMPLETING THIS FORM 
ADDITIONAL OPTIONAL INFORMATION Thts form complies wirh current California .wtutes regarding notaJ')" wordmg and, 

DESCRIPTION OF THE ATTACHED DOCUMENT fneeded, should he completed and attached to 1he document. Acknowledgm,:mts 
Jrom other stales may be completed/or docurmmrs bemg sent to that slate so long 
as the wording does rrot require the Co!iforma notary to VJclate California notary 
law. .. ··n I )f 1r !Ju,~ l Jr m « .,+ 

(Title or descriptiO cl attached furn) 

; /}, "~' ( 'e.dY4 aP-. · I t c.. 
{Title or description ot attache ocurnent contiN..ei:!} 

Number of Pages _·_ Document Date iq i -l.;,; c 

CAPACl1Y CLAIMED BY THE SIGNER 
□ Individual (s) 
□ Corporate Officer 

(Title) 
□ Partner(s) 
C Attorney-in-Fact 
□ Trustee(s) 
if Other 1,,·_,_,,_...1...,_.,...."'-'rt-..,,.....,,_ __ 

2015 \fe>sion ·,rvv,rv: N:)taryClasses.com 800-87?,·0{~05 

• State and County information must be the St.ate and County where the document 
,igner(s) personally appeared before the notary public for acknov.le<lgment 

• Date of notarization :nust he the daie that the s1gncr(s) personally appeared which 
must also be the same d<1tc the acknowledgment is i:omr,letet:L 

• The notary public must print his or ii.er name as 1t appears w1rhin his or her 
comm\ssi0n followed by a com:na and then your title (notary public} 

• Pnnt the name(s) of document s1'gner(s) who pers.:ma]ly appear al !he hme of 
nmarizat1on, 

• lncl1ca11: the ,·o~l""CI ;;:mgular or p!urni forms by crossing off mcorrect fom,s (i e_ 
he/she/~ is !Me) or cirding the correct forms Failure to correctly mdicate thti 
rnfonnation may lead :o :-eyxbon of docu1:,cnt recording 

• The notary &1s•al impression must be dear and photograph1ca!ly :eproduc1bie 
Impression m.isl not cover text or lines If seal impression smudges, re-seal 1f a 
suffo:ien: area pen:nts, otherwise complete u different aeknowle<lgment form 
S1g,nJt'Jre of the notary pubiic muf>I match the signature on file with the office of 
the counlv clerk 
❖ Actditiona! ir:format1011 1s not required Out could help 10 ensure this 

acknowicdgment is 1tot misused or attac~,ed tu a ditfrrent docun:cnt 
❖ J;:d1,;alc title or type of attached document, nucTiber of pages and date 
❖ lndica:e the capucity claimed by ;he signer, If the clai:ned capucity 1s a 

corporate officer, indien:e the title (i e, CEO, CFO, Secretary) 
• Sec..irely attach thi,; clocumen: to the sigr.ed Jocumcnt with a staple 



CALIFORNIA ALL- PURPOSE 
CERTIFICATE OF ACKNOWLEDGMENT 

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

State of California } 

County of SU11!r5/()iµs } 

On {1/ob,,,-.f, Zo,o before me, l<tut,1n ,A, ~~-'::! /....~{IJ,(i 11,/.,l,;;.,, 
(Hereriiici1l'lime ar\a hlla Othe ttcr' 

personally appeared JJ,u/4,/) Aw u);:,L ,, ' 
who proved to me on the basis of ktTsfactory evidence to be the person(s) whose 
name(s) is/are subscribed to the within instrument and acknowledged to me that 
he/she/they executed the same in his/her/their authorized capacity(ies), and that by 
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

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

hand and official seal. 

(Notary Public Seal) 

INSTRUCTIONS FOR COMPLETIKG THIS FORM 
ADDITIONAL OPTIONAL INFORMATION Th15/orm mmphes <Vllh cmnnl Ca/ifanua Slat<lle.t regarding notary wording and, 

DESCRIPTION OF THE ATTACHED DOCUMENT if needed, should be completed and attached lo the document Acknowledgmmi 
from other sJates may be completed for documents bemg sent ta that srate so /(lflg 
as the wordmg does not reqwre the Califorma notary lo vtolote California nomry• 
/cru,_ 

Number of Pages ~ Document Date 1a:s -?;,,'2/> 

CAPACITY CLAIMED BY THE SIGNER 
D Individual (s) 
D Corporate Officer 

(TttleJ 
i:;i-/ Partner(s) (',..v,,,.,L, 
□ Attorney-in-Fact 
□ Trustee(s) 

0 
Other _________ _ 

State and County rnformauon must be the Stat~ a'1d Cm:nty where the document 
signcr{s) personally uppcared before the notary public for a<:knowl(,.>dgr.-iem 

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

• 111e notary public must print h1s or her name as 1t appears v.'llhm his or her 
commission followed by a comma and then your title (n◊till) public)_ 
Print the namefs} of document s1gner(s} who personally appear at the time of 
notar:zatton. 
1:-:dicate the correct singular or plura: forms by crossing off incorrect fo:n:s (i e_ 
M/shehttey, is i~) or drcling the correct funns. Failure to correctly mdicate this 
infon:iation may kad to rejection of docurr:cnt rccordmg. 

• The notary seal impres.,ion must be clear and photographically reptoducible 
lmpression must not cover text or lines If seal impression smudge&, re-seal if a 
sutlk1ent area permits, otherw1se complete a different admowledgment form 
Signat,ire of the 1l-Otary public mus! match lhe signature on me wnh the office o( 

the cuunty clerk 
❖ Add:t;onal mformatkm is not required but could heip lo ensure this 

aci:noulectgmcc:t is not mi:;usfd or at1ac:1ed to a different document 
❖ [11d1cate title or type of attached document, null'tber of pages and date. 
❖ Indicate the capac:ty claimed bJ ~he signer lf the claimed capacity ls a 

corporate office:-, indicate the title (Le CEO, CFO, Secretary} 
• Securely attac½ this document to the ;ugned document w:ith a staple. 



CALIFORNIA ALL- PURPOSE 
CERTIFICATE OF ACKNOWLEDGMENT 

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

State of California } 

County of Sf@ l:i lcu,rs } 

On Qc:-bbv: I. @20 before me, Katyn ;J /~
1
J,j;',/h, t,k~{j f}Jll:L. 
are 10$$r.. l'\tMne an 1 kl ne o ct,r 

personally appeared S;,f t,@ f xlfh k>r,.L · 
who proved to me on the basis of satisfactory evidence to be the person(s) whose 
name(s) is/are subscribed to the within instrument and acknowledged to me that 
he/she/they executed the same in his/her/their authorized capacity(ies). and that by 
his/her/their signature(s) on the instrument the person(s). or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

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

y hand and official seal. 1············ @.,., KARYNA_,WATSON J 
,;,. -~·•~· , Notacy"ubhc • C•lifomi, , 
,:; ',~' St,m1sL!us County , 

. CoP'lmission, n12744 • 
My Comm, Expire~ s,p 3, 202 l 

(Notary Public Seal) 

INSTRUCTIONS FOR COMPLETING THIS FORM 
ADDITIONAL OPTIONAL INFORMATION This form comph,s wllh wmnl California sta/utes regarding nowy wording and. 

DESCRIPTION OF THE ATTACHED DOCUMENT if needed, should be completed and attached to the dornmenr. Acknow!edgmcn-ts 
from other states may be ,;omplcr;,dfor docwnefl!s beit1g .tent lo that state so long 
as the wordmg does not req11ire the Caiiforma notary to violate California notar\: 
/QJY, 

Number of Pages-=- Document Date /1) ·(1&1,;, 

CAPACITY CLAIMED BY THE SIGNER 
□ Individual (s) 
□ Corporate Officer 

(Tillel 
if Partner(s) l¥<A...,,)..,,., 
□ Attorney•in-Fact 
□ Trustee( s) 

0 
Other __________ _ 

• State and County mformauon must be the State and County where the Cocument 
signer(s) personally appemed before. the notary puhlk for ocknow1edgmcnt 

• Date ofnotarizatmn must be the date that the s1g11erts) f'}etsonally appean::d which 
must also be the same date the acknowledgment is completed_ 

• The notary public must pnnt hJs 0:' her name as it appears wuhin h1s or her 
commission followed oy a comma and then yo,..r title (notary puf'l!ic) 
Print the namcts.) of document s1gner{:sl who personally appear at the cme of 
notar:z.aiion 
lr:dicatc the correct singular or plum: forrns by crossing off incorrect fo:ms (i e_ 
He/she/H,ey, is /&ff} or drclmg the correct forms. Failure to corrert!y indicate this 
mfonnation may k:ad to rejectwn of document rei::ordmg 

• The notary sc.al 1mpress10n must ;)e clear anC photograp.hi,cally reproducible, 
lmpresskm must not oover text or lines. If seal 1mpressiot1. smudges, re~seal if a 
sutTh;:1ent area pcmuts, otherwise complete a different a<"know!edgme::t fmm 
Stgndt;..:re of the notary pubiic must mat:.:h the signature on file ½\th the office of 
the oounty deck 
❖ Add:t\onat information is not required but could hetr to ensure this 

acirnowle,;!gmen! 1s not misused or attached to a diftCrcnt documerll 
❖ Indicate title or type or attached document number of pages and date. 
❖ lndicat.;, the capacity claimed by :he sagner If the claimed capaci(y 1s a 

corporate officer. indicate the t1tk (i,e CEO, CFO, Secretary) 
Secureiy attach this document to the signed document with a staple 



CALIFORNIA ALL- PURPOSE 
CERTIFICATE OF ACKNOWLEDGMENT 

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

State of California } 

} County of , \f/J.tli')!Ut,, 

On Cckluc I. 2DU> before;ie, &v,;n ll l!,J,,&,".m~t;j~ftJ<Jkb6c. 
personally appeared ---- A/1,~f f}-H11wl 
who proved to me on the basis 6fsatisfactory evidence to be the person(s) whose 
name(s) is/are subscribed to the within instrument and acknowledged to me that 
he/she/they executed the same in his/her/their authorized capacity(ies), and that by 
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

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

1···••=••···· 

(Notary Public Seal) 

INSTRUCTIONS FOR COMPLETING THIS FORM 
ADDITIONAL OPTIONAL INFORMATION This form compltes"itb cu,,·ent Cahfornw .ttatur,, rega,ding notary wording and, 

DESCRIPTION OF THE ATTACHED DOCUMENT if needed. should be completed and attached to the documenJ, Acknowledgments 
from other states may be completed/or documents being sent to tlw.t #ate so long 
as the wording does no! reqwre 1he Cahfornia notary, to violate Ca/ifiirma nota1y 
law. 

Number of Pages - Document Date 10-(-Zc'lZ..o 

CAPACITY CLAIMED BY THE SIGNER 
O Individual ( s) 
0 Corporate Officer 

(Title) 
1B' Partner( s) l.,:m,k,,{., 
□ Attorney-in-Fact 
□ Trustee(s) 

0 
Other _________ _ 

2.015 \/er;;,.10,1 W'-NW-NutaryC!asse'.i.Cl)l;1 S00-873-88-&S 

• State and County information must be fnt' S1.ate and County where the document 
signer(s) pi.,-rsonally appeared before the notary public for acknowledgmen~ 

• Date ofnotariLation must be the date that the signer(s) personally appeared v..tiich 
must also be the same date the acknowledgment is completed 
The notary p;.;.blic must print his or i;er name as 11 appears within his or her 
commis~ion followed by J comma and then your title (nol:1ry public) 
Print the namc(s) of d;xumcnl s1gner(s) who personally appear at :1:e lime of 
notm ization 

• lnd1cate the correct sing:Jar or plum: forms by crossing off mcorrcct fonns (1.e 
fie/she/~ is ittff} or circling the correct forn:s. Failu:e to com:ctiy ind1c.itc this 
information may lead to rejcctmn of document recording. 

• The notary seal impression must be clear and photograph1cal!y reprod1X'.iblc 
tmpression must not oover text or li,,es. If seal impression smudges, re-seal if a 
suffktent areu pennits, otherwise complete a dit1etent acknowledgment form 

• Signature of the no:ary public must match me signat..re on file v,:th the office of 
the county clerk 
❖ Additional rnfonnat10n is not required but could help to ensure this 

adnowledgment is not mhuSOO or attached to a diffi:rent document 
❖ lndicate title or type of attaehed document, number of pages and date_ 
❖ InC.icate the capacity clanned by the signer_ If the claimed capacity ls a 

corporate officer, indicate the title {Le. CEO, CFO, Secretary) 
• Sec.;rely attach :his documen: to the signed document with a staple 



CALIFORNIA ALL- PURPOSE 
CERTIFICATE OF ACKNOWLEDGMENT 

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

State of California 

County of ,Sft1Ai:,/c1,;,,.., 

On Oc,ltJ:;.,., I, U>U> before me, 

} 

} 

personally appeared L 

who proved to me on the ba 1s of satisfactory evidence to be the person(s) whose 
name(s) is/are subscribed to the within instrument and acknowledged to me that 
he/she/they executed the same in his/her/their authorized capacity(ies), and that by 
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

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

WITNESS m hand and official seal. 

! 

INSTRUCTlOoiS FOR COMPLETING THIS FORM 
ADDITIONAL OPTIONAL IN FORMATION Thisfo,m comp/ie, wirh cumnt Ca/ifomia siatutes "gardmg notary• tto,ding and, 

DESCRIPTION OF THE ATTACHED DOCUMENT if needed, should be completed and attached to the do_cinnen1. Ackncrwledgments 
from other states may be completed for documents bemg sent to thar slate so long 
as the wordmg does nOJ require the California notatj' to violate California notmy 
law. ~,,.Ae'raL~~ 

(Title or d&script1ori of attached oocunfent) 

Q.nhl i/4Hu1 Ga,u>y<, , L.LL~_ 
(Title or cescription of atta~ document cootinued) 

Number of Pages - Documen!Date/D,/- 't.tl,!!> 

CAPACITY CLAIMED BY THE SIGNER 
[J Individual (s) 
C Corporate Officer 

(Title) 
□ Partner(s) 
□ Attorney-in-Fact 
□ Trustee( s) 
[3" Other «km bw: 

• State c1nd County ir:funnatJon must be the Staie and County ,..,here the document 
signer(s) personally appeared [l~fore 1he notary public for acknowledgment 

• Date of notam:atton rr.us, be the date that the signer(s) personally appeared which 
must also be the same date U"e acknowledgment is completed, 

• T!le notury public must print his or her name as it appear& within his or her 
commission followed by a comma and then your lllle {notary public), 

• Print the name(s) of document signer(s) \¥00 personally appear at the time of 
noumzm10n, 

• tnd1cate the .:otrect singular or plural forms by crossing off incorre<:t fonns (I e 
he/she/~ is /aft>) or circling the correct fonns. Failure to correctly indtcate this 
mfo~mut1on may lead w rejection of document recording 
T>:e notary sea'. impressmn must be clear and photogrnph1cal1y reproducible. 
lmpn:ssion must not cov<:r text or lines. If seal im;,ression smudges, re-seal if a 
suff1c:em area permits, otherwise comrlete a different acknowledgrncnr form_ 

• Signature of the notary public must match the signature on file v..ith the office of 
the county clerk 
❖ A.dd1t10nal :nformat1on 1s not required but could help to ensure this 

acknowledgment is not misused or attached to a d1ffer<:nt document. 
❖ Indicate title or type of attoched document, number of pages and date 
❖ Indicak' the capacity c!airnec by the signec If the claimed capacity is 11 

corporate officec mdu:ate the title (;_c CEO, CFO, Secretary)_ 
Securely attach this document to the signed document with a staple 
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ATTACHMENT A 
PROJECT DESCRIPTION 

Project Description: TO ESTABLISH A MIXED-LIGHT COMMERCIAL CANNABIS 
CULTIVATION, NURSERY, PROCESSING, AND DISTRIBUTION OPERATION IN 
PHASES ON A 49 ACRE PARCEL IN THE A-2 (GENERAL AGRICULTURE) ZONING 
DISTRICT. 
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ATTACHMENT B 

LEGAL DESCRIPTION 

Real property in the County of Stanislaus, State of California, described as follows: 
Parcel 1 as shown on Parcel Map filed February 21, 1997, in Book 48, Page 12 of 
Parcel Maps in the office of the County Recorder of Stanislaus County. 
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ATTACHMENT C 
OPERATING CONDITIONS 

1. Compliance with Laws. Permittee shall operate in accordance with all applicable State 
and local laws, and any regulations promulgated thereunder. 

2. Compliance with Conditions of Approval/Development Standards/Mitigation 
Measures. Permittee shall operate in compliance will all conditions of 
approvaVdevelopment standards/mitigation measures associated with the Initial 
Project Approvals and any subsequent approvals issued by the County or any other 
regulatory agency. 

3. Compliance with License Regulations. Permittee shall operate in strict compliance 
with the regulations contained in Chapter 6. 78 of the Stanislaus County Code. 
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ATTACHMENT D 
COMMUNITY BENEFITS 

Permittee agrees that its participation in commercial cannabis activities 
negatively impacts the residents of Stanislaus County and that by entering into this 
Development Agreement Permittee is agreeing to contrubute greater public 
benefits than could otherwise be required and that Permittee does so freely and 
with full knowledge and consent. 

Permittee agrees to provide the following public benefits and specifically consents to 
the payment or provision of these public benefits. Permittee agrees that these public 
benefits are not a tax and do not constitute a taking of Permittee's property for the 
public's benefit and Permittee waives any and all claims, actions, causes of action, 
liabilities, damages, demands, attorneys' fees, expenses and costs (including without 
limitation court costs) of any kind or nature whatsoever, whether known or unknown, 
suspected or unsuspected, which may arise by reason of payment or provision of 
the community benefits stated herein. 

A. Community Benefit Contribution. 

Permittee shall pay to the County a Community Benefit Contribution in the amount 
of $3,438 in 2021, $28,050 in 2022, $60,638 in 2023, $77,600 in 2024, and $87,300 in 
2025. Permittee shall deliver the Community Benefit Contribution in quarterly 
installments in the same manner as Benefit Rate Payments described in section B. 

The Community Benefit Contribution may be used for the general governmental 
purposes of the County and not for the purposes of regulation or of raising revenues for 
regulatory purposes. All of the Community Benefit Contribution proceeds received 
from Permittee shall be placed in the County's general fund and used for the usual 
current expenses of the County and is a separate and distinct payment from the 
Community Benefit Rate Payment below. The County intends, but is not obligated, to 
distribute these funds to local community charities for their use and for public 
improvement projects. 

B. Community Benefit Rate Payments: 

1. Permittee shall provide funding as described below for the general governmental 
purposes of the County, including the enforcement of illegal commercial cannabis 
activities, and not for the purposes of regulation or of raising revenues for 
regulatory purposes. All of the proceeds received from Permittee shall be placed 
in the County's general fund and used for the usual current expenses of the 
County. 

2. Definitions. 
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2.1. "Canopy" means all of the following: 

2.1.1. The designated area(s) at a licensed premises that will contain 
cannabis plants at any point in time; 

2.1.2. Canopy shall be calculated in square feet and measured using clearly 
identifiable boundaries of all area(s) that will contain cannabis plants at any 
point in time, including all of the space(s) within the boundaries; 

2.1.3. Canopy may be noncontiguous but each unique area included in the 
total canopy calculation shall be separated by an identifiable boundary such 
as an interior wall or by at least ten feet of open space; and 

2.1.4. If cannabis plants are being cultivated using a shelving system, the 
surface area of each level shall be included in the total canopy calculation. 

2.2. "Processing" means all activities associated with drying, curing, grading, 
trimming, rolling, storing, packaging, and labeling of nonmanufactured cannabis 
products, including flower, shake, kief, leaf, and pre-rolls. 

2.3. "Designated area(s)" means the entirety of the enclosured area measured 
in square feet without regard to any portion of the enclosed area that does not or 
will not contain cannabis plants. 

2.4. "Gross Receipts," except as otherwise specifically provided, means the total 
amount actually received or receivable from all sales or transfers; the total amount 
or compensation actually received or receivable for the performance of any act or 
service, of whatever nature it may be, for which a charge is made or credit allowed, 
whether or not such act or service is done as a part of or in connection with the 
sale of materials, goods, wares or merchandise; discounts, rents, royalties, fees, 
commissions, dividends, and gains realized from trading in stocks or bonds, 
however designated. Included in "gross receipts" shall be all receipts, cash, credits 
and property of any kind or nature, without any deduction therefrom on account of 
the cost of the property sold, the cost of materials used, labor or service costs, 
interest paid or payable, or losses or other expenses whatsoever, except that the 
following shall be excluded therefrom: 

2.4.1. Cash discounts allowed and taken on sales; 

2.4.2. Credit allowed on property accepted as part of the purchase price and 
which property may later be sold, at which time the sales price shall be 
included as gross receipts; 

2.4.3. Any tax required by law to be included in or added to the purchase 
price and collected from the consumer or purchaser; 
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2.4.4. Such part of the sale price of any property returned by purchasers to 
the seller as refunded by the seller by way of cash or credit allowances or 
return of refundable deposits previously included in gross receipts; 

2.4.5. Receipts from investments where the holder of the investment 
receives only interest and/or dividends, royalties, annuities and gains from 
the sale or exchange of stock or securities solely for a person's own 
account. not derived in the ordinary course of a business; 

2.4.6. Receipts derived from the occasional sale of used, obsolete or 
surplus trade fixtures, machinery or other equipment used by the Permiltee 
in the regular course of the Permittee's business; 

2.4.7. Cash value of sales, trades or transactions between departments or 
units of the same business; 

2.4.8. Whenever there are included within the gross receipts amounts which 
reflect sales for which credit is extended and such amount proved 
uncolleclible in a subsequent year, those amounts may be excluded from 
the gross receipts in the year they prove to be uncollectible; provided, 
however, if the whole or portion of such amounts excluded as uncollectible 
are subsequently collected, they shall be included in the amount of gross 
receipts for the period when they are recovered; 

2.4.9. Transactions between a partnership and its partners; 

2.4.10. Receipts from services or sales in transactions between affiliated 
corporations. An affiliated corporation is a corporation: 

A. The voting and nonvoting stock of which is owned at least 80 
percent by such other corporation with which such transaction is 
had;or 

B. Which owns at least 80 percent of the voting and nonvoting 
stock of such other corporation; or 

C. At least 80 percent of the voting and nonvoting stock of which 
is owned by a common parent corporation which also has such 
ownership of the corporation with which such transaction is had. 

2.4.11. Transactions between a limited liability company and its member(s), 
provided the limited liability company has elected to file as a Subchapter K 
entity under the Internal Revenue Code and that such transaction(s) shall 
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be treated the same as between a partnership and its partner(s) as specified 
in subsection (E)(9) of this section; 

2.4.12. Receipts of refundable deposits, except that such deposits when 
forfeited and taken into income of the business shall not be excluded when 
in excess of $1.00; 

2.4.13. Amounts collected for others where the business is acting as an 
agent or trustee and to the extent that such amounts are paid to those for 
whom collected. These agents or trustees must provide the names and the 
addresses of the others and the amounts paid to them. This exclusion shall 
not apply to any fees, percentages, or other payments retained by the agent 
or trustees. 

2.5. "Sell," "sale," and "to sell" include any transaction whereby, for any 
consideration, title to cannabis is transferred from one person to another, and 
includes the delivery of cannabis or cannabis products pursuant lo an order placed 
for the purchase of the same and soliciting or receiving an order for the same, but 
does not include the return of cannabis or cannabis products by a licensee to the 
licensee from whom such cannabis or cannabis product was purchased. 

3. Amount of Community Benefit Rate Payment. 

3.1. Cultivation. Permittee's Annual Community Benefit Rate Payment shall be 
based on the greater of the active slate, or local, permitted canopy, or actual total 
canopy. 

3.1.1. Community Benefit Rate Payment for Cultivation: For mixed light 
cultivation activities Permittee shall pay the greater of the applicable annual 
rate per square foot of canopy set forth in Table 1 below or the amount 
stated in paragraph 3.1.2 below. 

Table 1 

Annual Rate* Area of Canoov 
$25,000 UP to 5,000 SQ.ft. 
$55,000 5 001 to 10,000 so.ft. 
$132,000 10,001 to 22,000 SQ.ft. 

*Rate subject to CPI adjustment per paragraph 3.3 below. 

3.1.2. Permittee shall pay to the County: 

A. In 2021, $13,750 to be paid January 30, 2022. 
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B. In 2022, $93,500 to be paid in quarterly installments of $13,750 
on April 30 and July 30, and quarterly installments of $33,000 to be 
paid October 30, and January 30. 

C. In 2023, $173,250 to be paid in quarterly installments of $33,000 
on April 30 and quarterly installments of $46,750 to be paid on July 
30, October 30, and January 30. 

D. Subsequent years, $187,000 each year to be paid in quarterly 
installments of $46,750 and to be paid on April 30, July 30, October 
30, and January 30. 

3.2. Nursery. Permittee's Annual Community Benefit Rate Payment shall be 
based on the greater of the active state or local permitted canopy. 

3.2.1. Community Benefit Rate Payment for Nursery: For cannabis 
nursery activities Permittee shall pay the greater of the applicable rate per 
square foot of canopy set forth in Table 1 below or the amount stated in 
paragraph 3.1.2 below. 

Table 1 

Area of Cano 
U to 22,000 s 

*Rate subject to CPI adjustment per paragraph 3.3 below. 

3.2.2. Permittee shall pay to the County: 

A. In 2024, $7,000 to be paid in quarterly installments of$1,750 
and to be paid on April 30, July 30, October 30 and January 30. 

B. Subsequent years, $7,000 to be paid in quarterly installments 
of $1,750 and to be paid on April 30, July 30, October 30 and 
January 30. 

3.3. Annual CPI Adjustment. Beginning on July 1, 2020 and on July 1 of each 
succeeding fiscal year thereafter, the amount of each benefit rate payment 
imposed by this subsection shall be increased by the most recent change in the 
annual average of the Consumer Price Index ("CPI") for all urban consumers in 
the San Francisco-Oakland-San Jose areas as published by the United States 
Government Bureau of Labor Statistics. However, no CPI adjustment resulting in 
a decrease of any payment shall be made. 
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4. 

5. 

Payment Location. Permittee shall make the Community Benefit Rate Payment at 
the Offices of the County Treasurer-Tax Collector. The Community Benefit Rate 
Payment may be paid in legal tender or in money receivable in payment of taxes 
by the United States. The County Treasurer-Tax Collector shall have the right to 
refuse the payment in coins. The County Treasurer-Tax Collector may, in his or 
her discretion, accept electronic funds transfers in payment of the Community 
Benefit Rate Payment in the same way it would accept the payment of taxes in 
accordance with section 2503.2 of the Revenue and Taxation Code. 

Payment Due. 

5.1. The Community Benefit Rate Payment shall be due and payable as follows 

5.1.1. Permittee shall on or before the last day of the period designated by 
and at the discretion of the County Treasurer-Tax Collector, prepare and 
deliver a Community Benefit Rate Payment statement to the County 
Treasurer-Tax Collector of the total gross receipts and the amount of 
Community Benefit Rate Payment owed for the preceding designated 
period. At the time the Community Benefit Rate Payment statement is filed, 
the full amount of the Community Benefit Rate Payment owed for the 
preceding designated period shall be remitted to the County Treasurer-Tax 
Collector. 

5.1.2. All Community Benefit Rate Payment statements shall be completed 
on forms provided by the County Treasurer-Tax Collector. 

5.1.3. Community Benefit Rate Payment statements and payments for all 
outstanding Community Benefit Rate Payment owed the County are 
immediately due to the County Treasurer-Tax Collector upon cessation of 
business for any reason. 

6. Payments and Communications Made by Mail-Proof of Timely Submittal. 
Community Benefit Rate Payments made shall be deemed timely if submitted in 
accordance with Revenue and Taxation Code sections 2512 and 2513. 

7. Payment-When Deemed Late. 

7.1. The Community Benefit Rate Payments required to be paid pursuant to this 
Agreement shall be deemed late if not paid on or before the due date specified in 
this Attachment E. 

7.2. The County is not required to send a late or other notice or bill to the 
Permittee. 



UP DA PLN2019-0095 
Development Agreement 
Page 29 

B. Payment-Returned Checks. Whenever a check is submitted in payment of and 
the check is subsequently returned unpaid by the bank upon which the check is 
drawn, and the check is not redeemed prior to the due date, the Permittee, in 
addition to the amount due, pay a return check fee as established by the Board of 
Supervisors. 

9. Payment -Interest on Late Payments. If Permittee fails to remit the Community 
Benefit Rate Payment at the time due shall pay interest at the rate of one-half of 
one percent per month or fraction thereof on the amount of the Community Benefit 
Rate Payment, from the date on which the remittance first became delinquent until 
paid. All such interest as accrues shall become a part of the Community Benefit 
Rate Payment required to be paid. Only payments for the full amount due shall be 
accepted. Partial payments shall not be accepted. 

10. Refunds. 

10.1. Whenever the amount of Community Benefit Rate Payment or interest has 
been overpaid, paid more than once, or has been erroneously collected or received 
by the County under this Agreement, it may be refunded to the Permittee: provided, 
that a written claim for refund is filed with the County Treasurer-Tax Collector within 
three years of the date the Community Benefit Rate Payment was originally due 
and payable. 

10.2. The County Treasurer-Tax Collector or the County Treasurer-Tax 
Collector's authorized agent shall have the right to examine and audit all the books 
and business records of the Permittee in order to determine the eligibility of the 
Permittee to the claimed refund. No claim for refund shall be allowed if the 
Permittee refuses to allow such examination of Permittee's books and business 
records after request by the County Treasurer-Tax Collector to do so. 

10.3. In the event that the Community Benefit Rate Payment was erroneously 
paid and the error is attributable to the County, the entire amount of the Community 
Benefit Rate Payment erroneously paid shall be refunded to the claimant. If the 
error is attributable to the Permittee, the County shall retain the amount set forth 
in the schedule of fees and charges established by resolution of the Board of 
Supervisors from the amount to be refunded to cover expenses. 

11. Audit and Examination of Records and Equipment. 

11.1. The County Treasurer-Tax Collector shall have the power to audit and 
examine all books and records of the Permittee, including both State and Federal 
income tax returns, California sales tax returns, or other evidence documenting the 
gross receipts of the Permittee, and, where necessary, all equipment of Permittee, 
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for the purpose of ascertaining the gross receipts to determine the amount of 
Community Benefit Rate Payment, if any, required to be paid by this Agreement, 
and for the purpose of verifying any statements or any item thereof when filed by 
the Permittee. If such person, after written demand by the County Treasurer-Tax 
Collector, refuses to make available for audit, examination or verification such 
books, records or equipment as the County Treasurer-Tax Collector requests, the 
County Treasurer-Tax Collector may, after full consideration of all information 
within his or her knowledge concerning the cannabis business and activities of the 
person so refusing, make an assessment in the manner provided in this Chapter 
of any Benefit Rate Payment estimated to be due. 

11.2. Permittee shall keep and preserve, for a period of at least three years, all 
records as may be necessary to determine the amount of the Community Benefit 
Rate Payment, which records the County Treasurer-Tax Collector shall have the 
right to inspect at all reasonable times. 

12. Deficiency Determination. If the County Treasurer-Tax Collector is not satisfied 
that any statement filed as required under the provisions of this Agreement is 
correct, or that the amount of Community Benefit Rate Payment is correctly 
computed, the Treasurer-Tax Collector may compute and determine the amount 
to be paid and make a deficiency determination upon the basis of the facts 
contained in the statement or upon the basis of any information in their possession 
or that may come into their possession within three years of the date the 
Community Benefit Rate Payment was originally due and payable. One or more 
deficiency determinations of the amount of Community Benefit Rate Payment due 
for a period or periods may be made. If Permittee discontinues the permitted 
commercial cannabis activity, a deficiency determination may be made at any time 
within three years thereafter as to any liability arising from engaging in such 
business whether or not a deficiency determination is issued prior to the date the 
Community Benefit Rate Payment would otherwise be due. Whenever a 
deficiency determination is made, a notice shall be given to the Permittee 
concerned in the same manner as notices under this Agreement. 

13. Subseguently Enacted Tax. In the event Stanislaus County enacts a tax applicable 
to the Project following the execution of this agreement, Permittee's obligation to 
pay Community Benefit Rates under this Section shall be reduced by the amount 
to which Permittee would be obligated to pay under the subsequently enacted tax. 

[End of Attachment D.] 
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ATTACHMENT E 
GRANT DEED 



Recording Requested By 
MARK R. JENSEN 

Return to 
JENSEN & JENSEN 
1514 H Street 
Modesto, CA 95354 

/ 

11111111111111111111111111111111111111111111111 II 
Stanislaus, County Recorder 
Lee Lundri_gan Co Recorder Office 
DOC- 2012-0117768-00 
Acct 402-Countar CustDfflers 
F~lday, DEC 28, 2012 10:30:47 
Ttl Pd $17.00 Rcpt ij 0003315233 

OMK/RZ/1-2 

GRANT DEED 

The undersigned declares that the documentary transfer tax is $0.00 and is __ computed on the 
full value of the interest or property conveyed, or is __ computed on the full value less the value 
of liens or encumbrances remaining thereon at the time of sale. 
THERE IS NO CONSIDERATION FOR THIS TRANSFER. 
Exempt from documentary transfer tax under Revenue & Taxation Code §11925 
Grantors and Grantees are comprised of the same parties and their proportional interest remains 
the same immediately following transfer 
The land is located in X unincorporated area; or __ City 

signature ofDeclara r agent determining tax-firm name 

FOR AV ALUABLE CONSIDERATION, receipt of which is h eby acknowledged, 

SARBJIT S. ATHWAL and SATWANT K. ATHWAL, Husband and Wife, as Joint Tenants, 
as to an undivided ninety-nine percent (99%) interest, and ATHW AL MANAGEMENT, 
LLC, a California limited liability company, as to an undivided one percent (1 %) interest, 

hereby GRANT to 

ATHW AL INVESTMENTS, L.P., a California limited partnership, 

the following described real property in the County of Stanislaus, State of California: 

Parcels 1, 2 and 3 as shown on Parcel Map filed February 21, 1997, in Book 48, 
Page 12 of Parcel Maps in the office of the County Recorder of Stanislaus County. 

APN: 016-037-037 
APN: 016-037-038 
APN: 016-037-039 

Address: 3731 Howard Road Patterson, CA 
Address: 3739 Howard Road, Westley, CA 
Address: 3735 Howard Road, Patterson, CA 

DATED: _n_ec_e_mb_e_r_2_7 __ ~ 2012 ATHWAL MANAGEMENT, LLC, a 
California limited liability company 

c:::;:~~ -c-:&Q 
SARBJIT. ATHWAL 

By C:: Q, ~~S: h ~ 
. SARBJIT S~HW AL, Manage 

~ui~A~ 
SATWANT K. AT AL 
Mail Tax Statements To: Athwal Investments, L.P., 2561-4th Street, Ceres, CA 95307 



. ' -

STATE OF CALIFORNIA ) 
COUNTY OF STANISLAUS ) 

On December 27 2012, before me, HOPE CARMO Notary Public, 
personally appeared SARBJIT S. ATHWAL and SATWANT K. ATHWAL, who proved to me 
on the basis of satisfactory evidence to be the persons whose names are subscribed to the 
within instrument, and acknowledged to me that they executed the same in their 
authorized capacities, and that by their signatures on the instrument the persons, or the 
entity upon behalf of which the persons acted, executed the instrument. 

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

WITNESS my hand and official seal. 

Notary Public 

j:\ 10 .9\Alhwal&arbjil&SatwaAt&l.LC-Athwallnvntmaata•Hcnrud Roid-3.Prop Deed c:t. 
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ATTACHMENT F 
DEVELOPMENT SCHEDULE 

This is a proposed development schedule, date of completion referred to below is 
the date of the issuance of the Certificate of Occupancy. Permittee shall develop the 
Project in a regular, progressive and timely manner. 

Phase 1: Mixed Light Cultivation up to 10,000 square feet license 
Agreed date of completion 10/31/2021 

Phase 1 will develop 13,940 square feet of greenhouse space including 10,000 
square feet of flowering canopy, the maximum threshold for a Specialty Mixed
Light Tier 2 Cultivation License issued by the Department of Food and Agriculture 
(CDFA). 

Phase 2: Mixed Light Cultivation up to 22,000 square feet license 
Agreed date of completion 7/31/2022 

Phase 2 build-out of facilities would add an additional 13,940 square feet of greenhouse 
space, with 10,000 square feet of canopy, to accommodate 20,000 square feet of 
flowering canopy along with vegetation space for a total of 40,530 square feet of building 
space. 

Phase 3: Mixed Light Cultivation up to 32,000 square feet license 
Agreed date of completion 4/30/2023 

Phase 3 build-out will expand facilities to include an additional 13,940 square feet of 
greenhouse space, with 10,000 square feet of canopy, to accommodate a total of 32,000 
square feet of flowering canopy along with vegetation space for a total of 56,470 square 
feet of building space. 

Phase 4: Mixed Light Nursery of up to 7,000 square feet license 
Agreed date of completion 1/01/2024 

Phase 4 build-out will expand facilities to include an additional 7,000 square foot 
greenhouse for nursery cultivation. 
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