Taryn Jones
From:
Sent:
To:
Subject:

Susan Lenz <slenz@iacopi.com>
Wednesday, January 5, 2022 3:36 PM
Taryn Jones
FW: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation
to Deny Proposed Retail Store

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Per your request…

Susan Lenz, CPA
Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying documents are
confidential and privileged. They are intended for the sole use of the addressee. If you receive this transmission in error, you are
advised that any disclosure, copying, distribution, or the taking of any action in reliance upon this communication is strictly
prohibited. Moreover, any such disclosure shall not compromise or waive the attorney‐client, accountant‐client, or other privileges
as to this communication or otherwise. If you have received this communication in error, please contact me at the above internet
email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Friday, September 24, 2021 2:26 PM
To: dist4@stocktonca.gov; Susan Lenz <slenz@iacopi.com>
Cc: florence.low@stocktonca.gov
Subject: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store

Good Afternoon Council Member Lenz,

I write in anticipation of an appeal to be heard by Council on September 28 filed on behalf of
Jiva SCK LLC (‘Jiva’) whose application for a commercial cannabis retail storefront, despite
meeting all criteria set forth by the City with Staff’s full recommendation of approval, was
recommended for denial by the Planning Commission on the indefensible rationale that the
proposed business may result in harm to the economic interests of an existing cannabis
retailer and sole project opponent – Zen Garden Wellness.
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Our appeal asks that you follow the recommendation of staff, as well as the parameters
through which such businesses should be approved under the current ordinance in order to
bring a thriving and mutually beneficial business enterprise into the City of Stockton. Staff now
recommends that Council overturn the Planning Commission decision and approve the
Commission use permit for commercial retail along with an administrative use permit for
cannabis delivery from the project's proposed location at 7616 Pacific Avenue Suite A5 in the
Hammer Ranch Shopping Center.

A few things we believe are important to keep in mind when considering this decision:

1. Zen Garden Wellness and its constituents present as the sole opposition to the project,
claiming that they will suffer economic harm as a result of our approval due to the proximety
of the proposed project to their existing location;

2. Zen Garden Wellness has offered zero evidence to show that they may suffer such harm‐ we
have provided an economic report demonstrating the benefits of retail agglomeration
(clustering of like businesses) whereby our approval is likely to benefit Zen via increased
cannabis customer foot traffic and the wide notariety of the project's brand licening partner,
Cookies Retail, an internationally recognized franchise and the foremost cannabis retailer in
the Nation;

3. To the contrary, 10 other businesses in the Hammer Ranch Shopping Center have endorsed
the approval of this project based on the anticipated additional customer foot traffic, the
filling of a long term vacancy as well as the likelihood of the proposed business serving as an
anchor for other prospective businesses to fill additional existing vacancies and the resulting
alleviation of blight and vagrancy the Center has suffered in recent years;

4. Jiva has offered numerous concessions to Zen Garden Wellness as a gesture of good faith to
demonstrate our belief and willingness to foster a synergistic coexistence including a) paying
for Zen’s security infrastructure costs; b) paying Zen’s common area management fees; c)
making aesthetic improvements to the shopping center at large benefitting all tenants and
customers; and d) diversifying our product lines by carrying in house brands only. Despite
Zen’s rejection of these concessions as a compromise they remain on the table and in the
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event Council determines that these would be most appropriate as conditions of approval we
would not oppose such a decision;

5. Jiva’s majority owner Heng Heung, was a 2020 Equity Pool Lottery Selection Winner, and in
partnership with Jiva, has entered into a licensing agreement the Cannabis Retail Brand
‘Cookies’ to operate the store under the Cookies Banner in the event of Jiva’s approval. As the
foremost Cannabis Retail Brand in the space, Cookies currently operates more than 20 retail
Stores across California with approximately 30 to be approved Statewide by the end of 2022.
Heng is one of the first Equity applicants poised to launch a business in partnership with a
wildly successful cannabis brand, presenting as a model for future cannabis equity
partnerships in the City. This is a structure which could serve as a basis for the ongoing
development of Stockton’s Equity program moving forward.

6. The prospective economic benefits to Stockton’s residents and the City at large are
compelling, with $6.6 Million dollars in revenue projected in its first year of operation, with
$330,000 in tax revenue to the City, and over $11,000,000 dollars in projected revenue in year
5, with a total of over $2.2 Million in Cannabis Tax revenue to the City alone over a five year
period. Additionally, Jiva is offering a minimum of $50,000.00/year up to 2.5% of its gross
revenues earmarked for allocation to the City’s Strategic Priorities and/or local non‐profit
organizations serving the community.

7. The operation will create 20‐30 well‐paying employment opportunities once fully
operational with 90% of its workforce being drawn from City and County residents, offering
Health Insurance, Vacation, Paid Leave, and Retirement benefits as well as Bonus incentives.
We are committed to hiring at least 50% of our workforce from SB535 disadvantaged
Communities.

8. The City of Stockton (including unincorporated County areas) currently has only 5 active
retail cannabis storefronts, compared to a total of 26 active Cannabis Retailers operating in
and around the Modesto‐Stanislaus County area. With a larger population and fewer stores,
Stockton’s cannabis market is by no means oversaturated, and would greatly benefit from a
prominent Retail brand such as Cookies coming into the Market;
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9. The introduction of a Cookies Cannabis Retail Store in the vicinity of Zen is likely to
ultimately benefit Zen Garden (especially with the implementation of the concessions offered)
as Cookies will attract out customers from outside neighborhoods and adjacent municipalities
visiting Cookies as a retail destination, resulting in additional cannabis customer foot traffic in
close proximity to Zen, who additionally, has had five years to develop an established and loyal
customer base.

10. Stockton’s Cannabis Program was born out of an effort to eliminate potential competition
in favor of existing operators by foreclosing on opportunities for new applicants to obtain
licensure and do Business in the City by way of proposed business pre‐requisites. This effort
was thwarted by the sound discretion of our City’s leadership in 2016 and the industry here
has been allowed to develop in the interests of the City itself since that time. The City has
since amended its ordinance to improve the program, and provide more opportunities
through a fair, equitable and transparent process.

The Council is now presented with the decision to either continue on in the spirit of fairness
and equity, by following its own rules and continuing to provide opportunities to qualified
business applicants in the interests of not only the City but numerous other businesses; OR
validate the indefensible economic protectionism and political favoritism demonstrated by the
Commission in affirming their decision for the sole benefit of a single business.

We trust that our City’s leadership will make the right decision in the interests of the City and
its constituents at large.
Sincerely,
Zach Drivon, General Counsel
Jiva SCK, LLC
Attorney & CEO
Drivon Consulting, Inc.
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Taryn Jones
From:
Sent:
To:
Subject:

Susan Lenz <slenz@iacopi.com>
Wednesday, January 5, 2022 3:36 PM
Taryn Jones
FW: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation
to Deny Proposed Retail Store

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Per your request…..

Susan Lenz, CPA
Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying documents are
confidential and privileged. They are intended for the sole use of the addressee. If you receive this transmission in error, you are
advised that any disclosure, copying, distribution, or the taking of any action in reliance upon this communication is strictly
prohibited. Moreover, any such disclosure shall not compromise or waive the attorney‐client, accountant‐client, or other privileges
as to this communication or otherwise. If you have received this communication in error, please contact me at the above internet
email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Friday, September 24, 2021 3:09 PM
To: Susan Lenz <slenz@iacopi.com>
Subject: Re: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store

Thank you Susan‐
Same to you.
‐Z
From: Susan Lenz <slenz@iacopi.com>
Sent: Friday, September 24, 2021 3:03 PM
To: Zach Drivon <zach@drivonconsulting.com>
Subject: RE: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store

Thanks for this information, Zach.
Have a good weekend.
Susan

Susan Lenz, CPA
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Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying documents are
confidential and privileged. They are intended for the sole use of the addressee. If you receive this transmission in error, you are
advised that any disclosure, copying, distribution, or the taking of any action in reliance upon this communication is strictly
prohibited. Moreover, any such disclosure shall not compromise or waive the attorney‐client, accountant‐client, or other privileges
as to this communication or otherwise. If you have received this communication in error, please contact me at the above internet
email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Friday, September 24, 2021 2:26 PM
To: dist4@stocktonca.gov; Susan Lenz <slenz@iacopi.com>
Cc: florence.low@stocktonca.gov
Subject: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store

Good Afternoon Council Member Lenz,

I write in anticipation of an appeal to be heard by Council on September 28 filed on behalf of
Jiva SCK LLC (‘Jiva’) whose application for a commercial cannabis retail storefront, despite
meeting all criteria set forth by the City with Staff’s full recommendation of approval, was
recommended for denial by the Planning Commission on the indefensible rationale that the
proposed business may result in harm to the economic interests of an existing cannabis
retailer and sole project opponent – Zen Garden Wellness.

Our appeal asks that you follow the recommendation of staff, as well as the parameters
through which such businesses should be approved under the current ordinance in order to
bring a thriving and mutually beneficial business enterprise into the City of Stockton. Staff now
recommends that Council overturn the Planning Commission decision and approve the
Commission use permit for commercial retail along with an administrative use permit for
cannabis delivery from the project's proposed location at 7616 Pacific Avenue Suite A5 in the
Hammer Ranch Shopping Center.

A few things we believe are important to keep in mind when considering this decision:
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1. Zen Garden Wellness and its constituents present as the sole opposition to the project,
claiming that they will suffer economic harm as a result of our approval due to the proximety
of the proposed project to their existing location;

2. Zen Garden Wellness has offered zero evidence to show that they may suffer such harm‐ we
have provided an economic report demonstrating the benefits of retail agglomeration
(clustering of like businesses) whereby our approval is likely to benefit Zen via increased
cannabis customer foot traffic and the wide notariety of the project's brand licening partner,
Cookies Retail, an internationally recognized franchise and the foremost cannabis retailer in
the Nation;

3. To the contrary, 10 other businesses in the Hammer Ranch Shopping Center have endorsed
the approval of this project based on the anticipated additional customer foot traffic, the
filling of a long term vacancy as well as the likelihood of the proposed business serving as an
anchor for other prospective businesses to fill additional existing vacancies and the resulting
alleviation of blight and vagrancy the Center has suffered in recent years;

4. Jiva has offered numerous concessions to Zen Garden Wellness as a gesture of good faith to
demonstrate our belief and willingness to foster a synergistic coexistence including a) paying
for Zen’s security infrastructure costs; b) paying Zen’s common area management fees; c)
making aesthetic improvements to the shopping center at large benefitting all tenants and
customers; and d) diversifying our product lines by carrying in house brands only. Despite
Zen’s rejection of these concessions as a compromise they remain on the table and in the
event Council determines that these would be most appropriate as conditions of approval we
would not oppose such a decision;

5. Jiva’s majority owner Heng Heung, was a 2020 Equity Pool Lottery Selection Winner, and in
partnership with Jiva, has entered into a licensing agreement the Cannabis Retail Brand
‘Cookies’ to operate the store under the Cookies Banner in the event of Jiva’s approval. As the
foremost Cannabis Retail Brand in the space, Cookies currently operates more than 20 retail
Stores across California with approximately 30 to be approved Statewide by the end of 2022.
Heng is one of the first Equity applicants poised to launch a business in partnership with a
wildly successful cannabis brand, presenting as a model for future cannabis equity
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partnerships in the City. This is a structure which could serve as a basis for the ongoing
development of Stockton’s Equity program moving forward.

6. The prospective economic benefits to Stockton’s residents and the City at large are
compelling, with $6.6 Million dollars in revenue projected in its first year of operation, with
$330,000 in tax revenue to the City, and over $11,000,000 dollars in projected revenue in year
5, with a total of over $2.2 Million in Cannabis Tax revenue to the City alone over a five year
period. Additionally, Jiva is offering a minimum of $50,000.00/year up to 2.5% of its gross
revenues earmarked for allocation to the City’s Strategic Priorities and/or local non‐profit
organizations serving the community.

7. The operation will create 20‐30 well‐paying employment opportunities once fully
operational with 90% of its workforce being drawn from City and County residents, offering
Health Insurance, Vacation, Paid Leave, and Retirement benefits as well as Bonus incentives.
We are committed to hiring at least 50% of our workforce from SB535 disadvantaged
Communities.

8. The City of Stockton (including unincorporated County areas) currently has only 5 active
retail cannabis storefronts, compared to a total of 26 active Cannabis Retailers operating in
and around the Modesto‐Stanislaus County area. With a larger population and fewer stores,
Stockton’s cannabis market is by no means oversaturated, and would greatly benefit from a
prominent Retail brand such as Cookies coming into the Market;

9. The introduction of a Cookies Cannabis Retail Store in the vicinity of Zen is likely to
ultimately benefit Zen Garden (especially with the implementation of the concessions offered)
as Cookies will attract out customers from outside neighborhoods and adjacent municipalities
visiting Cookies as a retail destination, resulting in additional cannabis customer foot traffic in
close proximity to Zen, who additionally, has had five years to develop an established and loyal
customer base.

10. Stockton’s Cannabis Program was born out of an effort to eliminate potential competition
in favor of existing operators by foreclosing on opportunities for new applicants to obtain
licensure and do Business in the City by way of proposed business pre‐requisites. This effort
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was thwarted by the sound discretion of our City’s leadership in 2016 and the industry here
has been allowed to develop in the interests of the City itself since that time. The City has
since amended its ordinance to improve the program, and provide more opportunities
through a fair, equitable and transparent process.

The Council is now presented with the decision to either continue on in the spirit of fairness
and equity, by following its own rules and continuing to provide opportunities to qualified
business applicants in the interests of not only the City but numerous other businesses; OR
validate the indefensible economic protectionism and political favoritism demonstrated by the
Commission in affirming their decision for the sole benefit of a single business.

We trust that our City’s leadership will make the right decision in the interests of the City and
its constituents at large.
Sincerely,
Zach Drivon, General Counsel
Jiva SCK, LLC
Attorney & CEO
Drivon Consulting, Inc.
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Taryn Jones
From:
Sent:
To:
Subject:

Susan Lenz <slenz@iacopi.com>
Wednesday, January 5, 2022 3:46 PM
Taryn Jones
FW: Request for Meeting Next Week (7/28 or 7/29)

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

FY I …..
This is a string of emails with Mr. Drivon.

Susan Lenz, CPA
Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying documents are
confidential and privileged. They are intended for the sole use of the addressee. If you receive this transmission in error, you are
advised that any disclosure, copying, distribution, or the taking of any action in reliance upon this communication is strictly
prohibited. Moreover, any such disclosure shall not compromise or waive the attorney‐client, accountant‐client, or other privileges
as to this communication or otherwise. If you have received this communication in error, please contact me at the above internet
email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Friday, July 30, 2021 11:51 AM
To: Susan Lenz <slenz@iacopi.com>
Subject: Re: Request for Meeting Next Week (7/28 or 7/29)
Hi Susan,
The landlord Kathryn Smith just inquired as to whether you may have anything open on the Morning of the 3rd at all?
Right now we’re scheduled for 3pm.
If not let’s keep our 3pm, she is just trying to catch an earlier flight back to Southern CA if possible…
Thank you and see you next week.
Have a great weekend.
‐Zach
Sent from my iPhone

On Jul 26, 2021, at 9:25 AM, Zach Drivon <zach@drivonconsulting.com> wrote:
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Anytime,
Just sent out the calendar invite.
Have a great week.
‐Z
From: Susan Lenz <slenz@iacopi.com>
Sent: Monday, July 26, 2021 9:17 AM
To: Zach Drivon <zach@drivonconsulting.com>
Subject: RE: Request for Meeting Next Week (7/28 or 7/29)

Thanks Zach! August 3rd at 3 p.m. is perfect!
Thanks for understanding.
Susan

Susan Lenz, CPA
Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying
documents are confidential and privileged. They are intended for the sole use of the addressee. If you receive this
transmission in error, you are advised that any disclosure, copying, distribution, or the taking of any action in
reliance upon this communication is strictly prohibited. Moreover, any such disclosure shall not compromise or
waive the attorney‐client, accountant‐client, or other privileges as to this communication or otherwise. If you have
received this communication in error, please contact me at the above internet email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Monday, July 26, 2021 9:14 AM
To: Susan Lenz <slenz@iacopi.com>
Subject: Re: Request for Meeting Next Week (7/28 or 7/29)

Hi Susan,
Congrats on your son's wedding ‐ and no worries!
Afternoon of August 3 works for me. Should we say 3pm?
Let me know the best time for you on that date and I will put it on calendar.
Thank you and please don't apologize, not a problem.
‐Zach
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From: Susan Lenz <slenz@iacopi.com>
Sent: Monday, July 26, 2021 9:10 AM
To: Zach Drivon <zach@drivonconsulting.com>
Subject: RE: Request for Meeting Next Week (7/28 or 7/29)

Good morning, Zach. I’m really sorry, but I cannot meet on the 5th. I’m back in the office now
and checking my work calendar with my City calendar. I have a deposition that I can’t
reschedule. Can we meet the afternoon of August 3rd? I am also completely open on August
9th until 4 p.m. or anytime on August 10th. Please let me know what would work.
Sorry about this, Zach.
Susan

Susan Lenz, CPA
Iacopi, Lenz & Company
Accountancy Corporation
3031 W. March Lane, Suite 300E
Stockton, CA 95219
(209) 957-3691
(209) 957-0841 fax
CONFIDENTIALITY NOTICE—PRIVILEGED AND CONFIDENTIAL. This communication and any accompanying
documents are confidential and privileged. They are intended for the sole use of the addressee. If you receive this
transmission in error, you are advised that any disclosure, copying, distribution, or the taking of any action in
reliance upon this communication is strictly prohibited. Moreover, any such disclosure shall not compromise or
waive the attorney‐client, accountant‐client, or other privileges as to this communication or otherwise. If you have
received this communication in error, please contact me at the above internet email address. Thank you.

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Thursday, July 22, 2021 1:24 PM
To: Susan Lenz <slenz@iacopi.com>
Subject: Re: Request for Meeting Next Week (7/28 or 7/29)
Could we book August 5 at 2pm?

Sent from my iPhone

On Jul 22, 2021, at 8:58 AM, Susan Lenz <slenz@iacopi.com> wrote:
Tuesday, August 3rd ‐ anytime in the afternoon, Wednesday, August 4th ‐ anytime
before 4 pm when I have another meeting or Thursday, August 5th ‐ anytime. Let me
what you prefer.
This sounds interesting!!
Susan

On Jul 22, 2021, at 8:46 AM, Zach Drivon <zach@drivonconsulting.com>
wrote:
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Hi Susan,
No problem, I am wide open the week of August 1.
Let me know the best time/place for you.
Thank you very much for getting back to me.
‐Zach
From: Susan Lenz <slenz@iacopi.com>
Sent: Thursday, July 22, 2021 8:45 AM
To: Zach Drivon <zach@drivonconsulting.com>
Subject: Re: Request for Meeting Next Week (7/28 or 7/29)
Hi Zach,
I’m sorry, but those days will not work for me. I have a tax class
next week. Can you meet the week of August 1st?
Thanks Zach,
Susan

On Jul 21, 2021, at 1:10 PM, Zach Drivon
<zach@drivonconsulting.com> wrote:

Good Afternoon Susan,
Good to see you last week and congratulations on
your son's upcoming wedding.
Knowing that you are extremely busy this week,
myself and the landlord of the project, and former
Stockton Chamber of Commerce President Kathryn
Smith would like to meet with you next week to
discuss the Hammer Ranch Retail Cannabis Project,
and the mess that was made at Planning
Commission in anticipation of our appeal hearing
yet to be set (we filed Monday).
We are hoping you may be available on
Wednesday 7/28 anytime after 12pm, or 7/29
(Thursday) anytime before 4pm.
We can meet at my offices in Brookside or
wherever may be most convenient for you.
Please let me know if this is possible.
4

Best,
Zach Drivon
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Taryn Jones
From:
Sent:
To:
Subject:

Kimberly Warmsley
Tuesday, October 19, 2021 12:44 PM
Taryn Jones
Fwd: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation
to Deny Proposed Retail Store

Get Outlook for iOS
From: Florence Low <Florence.Low@stocktonca.gov>
Sent: Monday, September 27, 2021 2:49:09 PM
To: Kimberly Warmsley <Kimberly.Warmsley@stocktonca.gov>
Subject: FW: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Friday, September 24, 2021 2:27 PM
To: District 6 <Dist6@stocktonca.gov>
Cc: Florence Low <Florence.Low@stocktonca.gov>
Subject: Jiva SCK LLC communication in support of Appeal from Planning Commission Recommendation to Deny
Proposed Retail Store
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Good Afternoon Council Member Warmsley,

I write in anticipation of an appeal to be heard by Council on September 28 filed on behalf of
Jiva SCK LLC (‘Jiva’) whose application for a commercial cannabis retail storefront, despite
meeting all criteria set forth by the City with Staff’s full recommendation of approval, was
recommended for denial by the Planning Commission on the indefensible rationale that the
proposed business may result in harm to the economic interests of an existing cannabis
retailer and sole project opponent – Zen Garden Wellness.

Our appeal asks that you follow the recommendation of staff, as well as the parameters
through which such businesses should be approved under the current ordinance in order to
bring a thriving and mutually beneficial business enterprise into the City of Stockton. Staff now
recommends that Council overturn the Planning Commission decision and approve the
Commission use permit for commercial retail along with an administrative use permit for
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cannabis delivery from the project's proposed location at 7616 Pacific Avenue Suite A5 in the
Hammer Ranch Shopping Center.

A few things we believe are important to keep in mind when considering this decision:

1. Zen Garden Wellness and its constituents present as the sole opposition to the project,
claiming that they will suffer economic harm as a result of our approval due to the proximety
of the proposed project to their existing location;

2. Zen Garden Wellness has offered zero evidence to show that they may suffer such harm‐ we
have provided an economic report demonstrating the benefits of retail agglomeration
(clustering of like businesses) whereby our approval is likely to benefit Zen via increased
cannabis customer foot traffic and the wide notariety of the project's brand licening partner,
Cookies Retail, an internationally recognized franchise and the foremost cannabis retailer in
the Nation;

3. To the contrary, 10 other businesses in the Hammer Ranch Shopping Center have endorsed
the approval of this project based on the anticipated additional customer foot traffic, the
filling of a long term vacancy as well as the likelihood of the proposed business serving as an
anchor for other prospective businesses to fill additional existing vacancies and the resulting
alleviation of blight and vagrancy the Center has suffered in recent years;

4. Jiva has offered numerous concessions to Zen Garden Wellness as a gesture of good faith to
demonstrate our belief and willingness to foster a synergistic coexistence including a) paying
for Zen’s security infrastructure costs; b) paying Zen’s common area management fees; c)
making aesthetic improvements to the shopping center at large benefitting all tenants and
customers; and d) diversifying our product lines by carrying in house brands only. Despite
Zen’s rejection of these concessions as a compromise they remain on the table and in the
event Council determines that these would be most appropriate as conditions of approval we
would not oppose such a decision;
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5. Jiva’s majority owner Heng Heung, was a 2020 Equity Pool Lottery Selection Winner, and in
partnership with Jiva, has entered into a licensing agreement the Cannabis Retail Brand
‘Cookies’ to operate the store under the Cookies Banner in the event of Jiva’s approval. As the
foremost Cannabis Retail Brand in the space, Cookies currently operates more than 20 retail
Stores across California with approximately 30 to be approved Statewide by the end of 2022.
Heng is one of the first Equity applicants poised to launch a business in partnership with a
wildly successful cannabis brand, presenting as a model for future cannabis equity
partnerships in the City. This is a structure which could serve as a basis for the ongoing
development of Stockton’s Equity program moving forward.

6. The prospective economic benefits to Stockton’s residents and the City at large are
compelling, with $6.6 Million dollars in revenue projected in its first year of operation, with
$330,000 in tax revenue to the City, and over $11,000,000 dollars in projected revenue in year
5, with a total of over $2.2 Million in Cannabis Tax revenue to the City alone over a five year
period. Additionally, Jiva is offering a minimum of $50,000.00/year up to 2.5% of its gross
revenues earmarked for allocation to the City’s Strategic Priorities and/or local non‐profit
organizations serving the community.

7. The operation will create 20‐30 well‐paying employment opportunities once fully
operational with 90% of its workforce being drawn from City and County residents, offering
Health Insurance, Vacation, Paid Leave, and Retirement benefits as well as Bonus incentives.
We are committed to hiring at least 50% of our workforce from SB535 disadvantaged
Communities.

8. The City of Stockton (including unincorporated County areas) currently has only 5 active
retail cannabis storefronts, compared to a total of 26 active Cannabis Retailers operating in
and around the Modesto‐Stanislaus County area. With a larger population and fewer stores,
Stockton’s cannabis market is by no means oversaturated, and would greatly benefit from a
prominent Retail brand such as Cookies coming into the Market;

9. The introduction of a Cookies Cannabis Retail Store in the vicinity of Zen is likely to
ultimately benefit Zen Garden (especially with the implementation of the concessions offered)
as Cookies will attract out customers from outside neighborhoods and adjacent municipalities
visiting Cookies as a retail destination, resulting in additional cannabis customer foot traffic in
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close proximity to Zen, who additionally, has had five years to develop an established and loyal
customer base.

10. Stockton’s Cannabis Program was born out of an effort to eliminate potential competition
in favor of existing operators by foreclosing on opportunities for new applicants to obtain
licensure and do Business in the City by way of proposed business pre‐requisites. This effort
was thwarted by the sound discretion of our City’s leadership in 2016 and the industry here
has been allowed to develop in the interests of the City itself since that time. The City has
since amended its ordinance to improve the program, and provide more opportunities
through a fair, equitable and transparent process.

The Council is now presented with the decision to either continue on in the spirit of fairness
and equity, by following its own rules and continuing to provide opportunities to qualified
business applicants in the interests of not only the City but numerous other businesses; OR
validate the indefensible economic protectionism and political favoritism demonstrated by the
Commission in affirming their decision for the sole benefit of a single business.

We trust that our City’s leadership will make the right decision in the interests of the City and
its constituents at large.
Sincerely,
Zach Drivon, General Counsel
Jiva SCK, LLC
Attorney & CEO
Drivon Consulting, Inc.
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Taryn Jones
From:
Sent:
To:
Subject:

Kimberly Warmsley
Tuesday, October 19, 2021 12:45 PM
Taryn Jones
Fwd: Request for Meeting: Retail Cannabis Project

Get Outlook for iOS
From: Florence Low <Florence.Low@stocktonca.gov>
Sent: Wednesday, June 16, 2021 2:56:13 PM
To: Sol Jobrack <Sol.Jobrack@stocktonca.gov>; Dan Wright <Dan.Wright@stocktonca.gov>; Paul Canepa
<Paul.Canepa@stocktonca.gov>; Susan Lenz <Susan.Lenz@stocktonca.gov>; Christina Fugazi
<Christina.Fugazi@stocktonca.gov>; Kimberly Warmsley <Kimberly.Warmsley@stocktonca.gov>
Subject: FW: Request for Meeting: Retail Cannabis Project
Councilmembers,
Julia Hayhurst is requesting a meeting with you. Below is her email. I will check with Will on the status of the
application.
Florence
From: Julia Hayhurst <julia@drivonconsulting.com>
Sent: Wednesday, June 16, 2021 10:43 AM
Subject: Request for Meeting: Retail Cannabis Project
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Dear Councilmembers,
We are reaching out to you to see if you are available to discuss, in person or via zoom, the cannabis retail
project at 7613 Pacific Avenue, A5. Could you kindly email me your availability to meet with Zach Drivon
between June 17 and July 2?
Best Regards,
Julia Hayhurst
Executive Assistant
Drivon Consulting Inc.
209‐636‐4856
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Connie Cochran
From:
Sent:
To:
Subject:

Ariana Adame
Thursday, May 13, 2021 3:01 PM
Stephanie Ocasio; William Crew; Michael McDowell
RE: Jiva SCK | Request to Reschedule

I am headed to a meeting I have right now with PD. Please, let me know how I should respond to the applicant. He’s on
standby.
Ariana Adame, MM
PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Direct: 209.937.8270

From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, May 13, 2021 2:59 PM
To: Ariana Adame <Ariana.Adame@stocktonca.gov>; William Crew <William.Crew@stocktonca.gov>; Michael McDowell
<Michael.McDowell@stocktonca.gov>
Subject: RE: Jiva SCK | Request to Reschedule
Importance: High
Hello,
I just had a Teams call with Taryn, Allison, and Geoff.
The PC Bylaws state the following:
Section 9, Subsection K.
The Commission may, upon the request of the applicant or other interested party, and for good cause shown,
grant a continuance to a date certain for any matter before the Commission subject to the following rules:
(1) All continuances must be approved by a majority vote of the Planning Commission members present.
(2) Continued public hearings must be set at a date and time certain.
(3) Re-notification of a continued public hearing is not required.
(4) The conduct of a continued public hearing shall be the same as that of the initial hearing.
Good cause includes but is not limited to:
a. The collection of additional data;
b. Obtaining an interpreter;
c. The illness of an interested party or witness; and
d. Any unforeseen event which might result in the denial of a fair hearing to an interested party.
In order to continue the item:
1. The applicant needs to specify a timeframe
2. The applicant needs to show good cause
3. The PC has to approve the request
1

Given the amount of public feedback received thus far, there’s a chance that the PC will deny the request and have the
hearing anyway (this happened at CHB once).
Let’s huddle up and discuss.

Stephanie Ocasio
ASSISTANT DIRECTOR OF COMMUNITY
DEVELOPMENT
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8544

For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov

From: Ariana Adame <Ariana.Adame@stocktonca.gov>
Sent: Thursday, May 13, 2021 2:28 PM
To: William Crew <William.Crew@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov>; Stephanie
Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: FW: Jiva SCK | Request to Reschedule
Importance: High
The applicant has requested that we continue this item. Please, advise on next steps.
Ariana Adame, MM
PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Direct: 209.937.8270

From: Raj J. Pottabathni <raj@jivalife.org>
Sent: Thursday, May 13, 2021 2:22 PM
To: Ariana Adame <Ariana.Adame@stocktonca.gov>
Cc: zach@drivonconsulting.com
Subject: Jiva SCK | Request to Reschedule

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Hi Ariana,
While being prepared and confident our project meets all code requirements for compliance, we want an opportunity to
address some of the opposition, which all seem to be from Zen (various staff/employees) or tenants in the building they
share.
Specifically, we want an opportunity to correct inaccuracies in their opposition statements and clarify the factual
2

circumstances in and around the project site and their location, respectively, by providing both documentation and
testimony from relevant parties. I did reach out to communicate with Zen Garden to address any concerns, but have
been unable to connect with them thus far.

We would like to have this hearing rescheduled. Please give me a call ASAP. Thank you.
Regards,
6%..4388%&%8,2-

CCCCCCCCCCCCCCCCCCCC
4VMRGMTEP 1EREKMRK(MVIGXSV
'
)6EN$.MZE0MJISVK
'PIQIRXMRE7XVIIX 78) 
7ER*VERGMWGSƍ'%ƍ
'32*-()28-%0-8=238-')8LIGSRXIRXWSJXLMWIQEMPQIWWEKI
ERHER]EXXEGLQIRXWEVIMRXIRHIHWSPIP]JSVXLIEHHVIWWII W ERH
QE]GSRXEMRGSRJMHIRXMEPERHSVTVMZMPIKIHMRJSVQEXMSRERHWLEPPFI
PIKEPP]TVSXIGXIHJVSQHMWGPSWYVI
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Ariana Adame
Thursday, June 24, 2021 10:57 AM
Jon Wright; Sherry Riley; Alisha Singh; Sharon Dhillon-Ghio; Albert Rivas; Scott Graviette;
Tina McCarty; Eric Morrison; Telly Strika; Laura Garcia; Lori Asuncion
Stephanie Ocasio
Cannabis Policy Project - Update

Hi everyone,
As a follow-up from our meeting on Monday, I wanted to provide an update regarding the Cannabis Policy
Project. Stephanie presented to the Legislative and Environmental Committee yesterday very successfully. We were
able to field all the questions. Thanks to our folks in the Police Department for addressing questions directed to them.
The Committee accepted all of the recommendations, with one minor addition made by Councilmember Dan Wright
regarding the addition of language in the equity program to allow equity applicants a way to sell their business prior to 5
year requirement set forth in the recommendations. Staff will work with the City Attorney’s Office to draft language.
Upcoming Meetings
July 8, 2021 at 5:30 pm, Council Chambers – Planning Commission Meeting presentation for consideration of a proposed
Retail Storefront at 7616 Pacific Avenue. We are requesting that Lieutenant Graviette attend the meeting.
July 22, 2021 at 5:30 pm, Council Chambers – Planning Commission Meeting presentation for consideration of
recommendations for the Cannabis Policy Project. We are requesting that Lieutenant Graviette attend this meeting.
It’s been a pleasure working with you all. Good luck!
Thank you,
Ariana Adame, MM
PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Direct: 209.937.8270

For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Allison Lambertson
Thursday, July 1, 2021 1:35 PM
Lori Asuncion;Esther Gilliland;Jobi Aceves;Stephanie Ocasio;Michael McDowell;William
Crew;John Alita;Taryn Jones
CC_Office
PC 2021-07-08 Draft Agenda for Review
PC 2021-07-08 Draft Agenda Packet for Review.pdf

Good Afternoon,
Please let us know if you are ready to go final.
Thanks!

Allison K. Lambertson, Senior Deputy City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7121
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City of Stockton
Legislation Text
File #: 21-0410, Version: 1
CONTINUED PUBLIC HEARING - COMMISSION USE PERMIT TO ESTABLISH A RETAIL
STOREFRONT CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH
A RETAIL NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A
6,500 SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5
(APPLICATION NO. P20-0693)
RECOMMENDATION
Staff recommends that the Planning Commission adopt a resolution:
1. Approving a Commission Use Permit to allow the establishment of a proposed retailer
storefront cannabis business, in accordance with the findings and subject to the conditions
found in the Proposed Resolution; and
2. Approving an Administrative Use Permit to allow a retail non-storefront (delivery only)
cannabis business, in accordance with the findings and subject to the conditions found in the
Proposed Resolution.
SUMMARY
The applicant, Heng Heung, submitted a Commission Use Permit (CUP) and Administrative Use
Permit (AUP) application to establish a 6,500-square foot retailer storefront cannabis business and a
retail non-storefront (delivery only) cannabis business in a Commercial General (CG) zoned parcel,
located at 7616 Pacific Avenue, Unit A5. The site is currently a multi-tenant commercial building
within the Hammer Ranch Shopping Center. The shopping center includes restaurants, a
supermarket, a US Postal Service location, and various retail stores, including an existing, previously
approved cannabis retail storefront (Attachment A - Location Map).
This applicant participated in the 2020 Commercial Cannabis Lottery program and was awarded the
opportunity to apply for a Retailer Storefront CUP as an equity pool applicant. The Non-storefront
Retail (delivery only) use applicability is not granted through the Commercial Cannabis Lottery
program. There are no caps on the number of permits for either use, however the Retailer Storefront
use is required to participate in and be awarded through the Commercial Cannabis Lottery program.
The Stockton Police Department has reviewed the application and indicates no opposition to this
proposed project.
Staff recommends approval as the proposed project meets the City’s standards and aligns with the
General Plan 2040 goals:
x (Goal LU-6) to provide for orderly, well-planned, and balanced development,
City of Stockton
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File #: 21-0410, Version: 1
x (Goal LU-4) attract and retain companies that offer high-quality jobs with wages that are
competitive with the region and state, and
x (Policy LU-6.2) provide opportunities for growth and expansion, particularly in infill
developments.
The project complies with all applicable provisions of the Development Code and the Municipal Code,
including location requirements (Stockton Municipal Code Section 16.80.195A(6) and B(4)) which
requires seperation from sensitive uses (i.e. residential zones, parks, schools, etc.).
DISCUSSION
Background
On March 5, 2019, City Council approved changes to the City’s cannabis regulatory program to: (a)
align state/local regulation; (b) allow additional business types; (c) establish a method to control the
pace of new business openings; and (d) establish a method to address historic racial inequities.
New business types were introduced, including manufacturing, distribution, testing laboratories,
delivery-only non-storefront retailers, and microbusinesses. The program also included additional
cultivators and storefront retailers (dispensaries) as well as an equity program to address historic
racial inequities. The changes were to align local regulation with the Medical Cannabis Regulation
and Safety Act and the Adult-Use of Marijuana Act of 2016 (Proposition 64). In addition to achieving
regulatory consistency, the program was changed to eliminate the limit (i.e. caps) on the total number
of Operator Permits regulated by the Stockton Police Department under Stockton Municipal Code
(SMC) Chapter 5.100.
For certain permit types (storefront retailer, cultivation, volatile-manufacturing, and microbusinesses)
where there is concern about the potential impact on public safety, public health, or community
character, a controlled expansion was established. A controlled expansion program allows the City
and the existing industry to adapt to an evolving industry and gives the City ongoing flexibility to
accelerate or decelerate industry expansion over time. The controlled expansion also has the benefit
of allowing the City to give preference to equity applicants.
The controlled expansion is accomplished on an annual basis through a lottery process for the
following business types:
a.
b.
c.
d.

storefront retailer
cultivation
volatile-manufacturing
microbusinesses, which include storefront retail and/or cultivation business types

Applicants for the above business types are evenly selected by the lottery process from two pools for
a total of eight (8) applications per year, as described below:
Equity Pool
a. One (1) storefront retailer permit
b. One (1) cultivation permit
City of Stockton
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File #: 21-0410, Version: 1
c. One (1) volatile-manufacturing permit
d. One (1) microbusiness permit
General Pool
a. One (1) storefront retailer permit
b. One (1) cultivation permit
c. One (1) volatile-manufacturing permit
d. One (1) microbusiness permit
The lottery includes an equity component (i.e. Equity Pool) to enable Stockton residents from
disadvantaged neighborhoods to obtain cannabis business permits. Applicants for the above
business types are evenly selected from 1) a general pool of applicants, and 2) an equity pool of
applicants. Equity pool applicants must meet certain criteria and are also eligible to be a part of the
general pool. To qualify as an equity applicant, an applicant must own more than 50 percent of the
business, be a resident of Stockton, and meet one of the following: be an Minority Business
Enterprise (MBE)/Women Owned Business Enterprise (WBE), live in an opportunity zone, live in the
Senate Bill 535 disadvantaged area, or live in a Housing and Urban Department (HUD) designated
area.
Heng Heung, the applicant of the proposed project, is a successful equity pool applicant for a
storefront retailer business. The Non-storefront Retail (delivery only) use applicability is not granted
through the Commercial Cannabis Lottery program. There are no limits or “caps” to the number of
applications that may be approved.
This item was originally scheduled for the May 13, 2021 Planning Commission meeting and the
applicant requested that the item be continued. The Planning Commission approved the continuance
of this item to July 8, 2021 meeting through the approval of motion 2021-05-12-0501.
Present Situation
The applicant, Heng Heung, requests approval to operate a 6,500-square foot retailer storefront and
non-storefront retail (delivery only) commercial cannabis business in a Commercial, General (CG)
Zone located at 7616 Pacific Avenue, Unit A5.
The proposed project is located in the Hammer Ranch Shopping center. The shopping center
includes restaurants, a supermarket, a US Postal Service location, and various retail stores, including
an existing, previously approved cannabis retail storefront.
The retailer storefront and the non-storefront retail (delivery only) businesses will operate between
8:00 a.m. and 8:00 p.m. Monday through Sunday. The proposed project will employ 12-15 full-time
employees within the first year.
The Stockton Police Department has reviewed the application and indicates no opposition to this
proposed project. If approved, a formal security plan and lighting plan will be submitted and reviewed
by the Police Department as part of an Operators Permit application.
The existing commercial center has 33 shared parking spaces of which 15 spaces are required for
City of Stockton
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the proposed project. The number of parking stalls is consistent with the requirements for proposed
cannabis businesses and, therefore, is adequate to service the business.
Staff Analysis
To permit the proposed uses, the Planning Commission is asked to consider approval of a
Commission Use Permit and an Administrative Use Permit. Each request and staff’s analysis are
provided below.
Commission Use Permit/Administrative Use Permit
When located in a CG Zone, a Commission Use Permit is required for a Cannabis Retailer Storefront
and an Administrative Use Permit is required for a Non-storefront cannabis retail (delivery only). The
operations of each use would be combined within a single business and within the same building
area. As a result, and since the findings required to address each permit type are the same, the
following analysis addresses both land uses.
SMC section 16.168.050(A) requires seven findings of fact to grant approval. Each finding and staff’s
analysis are as follows:
1. Finding: The proposed use is allowed within the subject zoning district with the approval of a
use permit and complies with all other applicable provisions of this Development Code and
the Municipal Code.
Staff Analysis: The proposed cannabis business types (i.e., uses) are both allowed in the CG
Zone. The subject uses would be located within an existing commercial building and,
therefore, do not raise a question of conformance with Title 16 development standards. As
noted below, adequate off-street parking spaces are provided for both the existing and
proposed uses.
The proposed project is subject to location requirements set forth in SMC 16.80.195.A(6) and
16.80.195.B(4). The project meets the location requirements. The project is not located within
300-feet of any existing residential zone. The project is not located within 600-feet of any park,
school providing instruction in kindergarten or any grades 1 through 12, day care center, or
youth center, childcare center, child care, in-home (family day care home), religious facilities,
or drug abuse or alcohol recovery/treatment facility.
2. Finding: The proposed use would maintain or strengthen the integrity and character of the
neighborhood and zoning district in which it is to be located.
Staff Analysis: The proposed cananbis business would be situated in a shopping center with
several other commercial land uses. It would be aligned with the intent of the shopping center
to provide retail options to the community. It would fill a vacant unoccupied suite which would
help strengthen the integrity of the surrounding area by providing added security due to the
nature of the land-use.
3.

Finding: The proposed use would be consistent with the general land uses, objectives,

City of Stockton
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policies, and programs of the General Plan and any applicable specific plan or master
development plan.
Staff Analysis: The General Plan Land Use Map designates the subject site as Commercial.
The Commercial designation is intended to accommodate a wide variety of commercial uses,
including, but not limited to, service uses. SMC Section 16.20.020 Table 2-2 classifies the
Cannabis Retailer Storefront and the Non-storefront Cannabis Retail Operator Permit
(Delivery Only) use within a service use category. Therefore, the proposed use is consistent
with the Commercial designation.
Additionally, the project is consistent with General Plan Policy LU-4.2 which states, “Attract
employment- and tax-generating businesses that support the economic diversity of the city.”
The proposed use furthers this policy since it would provide for a business type that generates
tax revenue for the City of Stockton’s general fund.
4. Finding: The subject site would be physically suitable for the type and density/intensity of use
being proposed including the provision of services (e.g., sanitation and water), public access,
and the absence of physical constraints (e.g., earth movement, flooding, etc.).
Staff Analysis: The proposed project would occupy a portion of an existing commercial
building within a shopping center. The project has been analyzed by all departments and it
has been determined all streets and public access ways are adequate to serve the proposed
project. Further, The proposed project was reviewed for compliance with all applicable and
current Building Code guidelines and found to be in complance given the nature of the
proposed project. No exapansion of the building is proposed. The site will have access to City
utility services.
5. Finding: The establishment, maintenance, or operation of the proposed use at the location
proposed and for the time period(s) identified, if applicable, would not endanger, jeopardize,
or otherwise constitute a hazard to the public convenience, health, interest, safety, peace, or
general welfare of persons residing or working in the neighborhood of the proposed use.
Staff Analysis: The proposed land-use will require the applicant to adhere to all applicable
building code, fire code, and requirements established by the State of California, Bureau of
Cannabis Control (BCC). The BCC issues annual licenses and monitors Retailer Storefronts
and Non-Storefront Retail (delivery only) to ensure safety of business practices. The applicant
will also be required to obtain and maintain a City of Stockton, Operator’s Permit that requires
the business owner to develop and maintain a security and lighting plan that is reviewed
annually by the City of Stockton, Police Department.
The operations are being carried out indoors, in a commercial zone; appropriate security
provisions will be incorporated into the project operations plan, including both electronic
surveillance and on-site security personnel procedures.
For the above reasons, the establishment, maintenance, or operation of the proposed land
use activity would not endanger, jeopardize, or otherwise constitute a hazard to the public
convenience, health interest, safety, or general welfare of persons residing or working in the
neighborhood of the proposed use.
City of Stockton
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6. Finding: The design, location, size, and operating characteristics of the proposed use would
be compatible with the existing and future land uses on-site and in the vicinity of the subject
property.
Staff Analysis: The proposed Retailer Storefront and Non-Storefront Retail (delivery only) is
located in an existing commercial building and no changes have been proposed to the exterior
characteristics of the project site. The proposed use is commercial in nature and modest floor
area raises no potential issues related to compatibility with the existing and future land uses
on-site and in the vicinity of the subject property.
7. Finding: The proposed action would be in compliance with the provisions of the California
Environmental Quality Act (CEQA) and the City’s CEQA Guidelines.
Staff Analysis: The proposed uses would occur within a portion of an existing commercial
building. Thefore, the project is categorically exempt from the CEQA, pursuant to CEQA
Guidelines section 15301 (Existing Facilities). A categorical Exemption under section 15301,
Class 1 consists of the operation, repair, maintenance, permitting, leasing, licensing, or minor
alteration of existing public or private structures, facilities, mechanical equipment, or
topographical features, involving negligible or no expansion of existing or former use.
As a point of reference, Staff has provided a location map of currently approved Retailer Storefront
businesses, and Non-storefront Retail (delivery only) commercial cannabis businesses as an
attachment to this report (Attachment B - Existing Retailer Storefront and Non-storefront Retail
(delivery only) Businesses). However, the distance between cannabis businesses is not regulated by
the SMC. Therefore, the proposed Retailer Storefront and Non-Storefront Businesses are permitted
to be in the same shopping center as the existing, previously approved cannabis business.
PUBLIC COMMENT
Notice for this item was published in the Record on May 3, 2021, and a notice has been sent to all
property owners within a 300-foot radius of 7616 Pacific Avenue on May 3, 2021. Staff received thirtyfour (34) communications regarding this project. All communications received were in opposition of
the project at the proposed location. The communications received prior to the posting of this staff
report have been provided in Attachment C.
Although not required by the Stockton Municipal Code, a virtual community meeting was held on May
10, 2021 at 4:30 pm. All property owners within a 300-foot radius of the subject property were invited
to the meeting. Meeting attendance statistics will be presented during the public hearing. The
applicant recorded the presentation and made it available to community members by request.
Attachment A - Location Map
Attachment B - Existing Retailer Storefront and Non-storefront Retail (delivery only) Businesses
Attachment C - Public Communications
This report was prepared in part by Stephanie Ocasio, Assistant Community Development Director,
(209) 937-8544; stephanie.ocasio@stocktonca.gov.
City of Stockton
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City of Stockton, CA

Attachment A

7616 Pacific Avenue

1" = 262 ft
Property Information
Property ID
Location
Owner

08150021-112708
7616 PACIFIC AV

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT
City of Stockton, CA makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.
Geometry updated 03/04/2021
Data updated 03/01/2021
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 5:57:40 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: Another dispensary is not needed in this area. Traffic getting in and out of that area
is already hard, the homeless in the area more and more prominent and hard to eject, and it
would ultimately cause more of a “show” if another store is erected. It makes no sense being in
such proximity to the post office, either. The existing clientele at the existing shop seem to keep
to themselves and stay respectful. Why risk the peace?
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 4:21:04 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: I oppose to the second dispensary near the north side Pacific in Hammer Lane! My
family and children live on this side of town and I believe that it will cause too much negative
traffic in this area! We already have another sketchy dispensary on the northside & we don’t
want that type of traffic!We need to put more playground and fun activity centers over here for
the children instead of cannabis clubs think of the children think of the citizens you have here!
There is already enough! Thank you
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 4:18:47 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 4. PUBLIC COMMENT*
eComment: I oppose to the second dispensary near the north side Pacific in Hammer Lane! My
family and children live on this side of town and I believe that it will cause too much negative
traffic in this area! We already have another sketchy dispensary on the northside & we don’t
want that type of traffic!We need to put more playground and fun activity centers over here for
the children instead of cannabis clubs think of the children think of the citizens you have here!
There is already enough! Thank you
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 4:05:15 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: I not only live near this facility but I also work around it too. Being that there is
already one dispensary in the area, I do not feel that it is necessary to have a dispensary within
feet of another one, Regardless of it being a delivery facility. Zen garden wellness has done a
great job keeping its area clean, safe, and accessible to all the neighboring areas around it and I
do not Believe that adding an additional dispensary would benefit the neighborhood.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 3:49:15 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: I don’t think we need another dispensary in the hammer ranch shopping center. It
will not benefit the community having two dispensary in the same location we already have a
high volume of traffic as is.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 3:35:42 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: No need for second dispensary in same lot already packed parking lot. Zen garden
already contributes to this location. Does not make scents. Competition is always good but not at
same location.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings

44

Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Wednesday, May 12, 2021 9:28:08 AM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: There are schools all over the area that you guys are considering please do not put
a dispensary by my child’s school thank you
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 3:34:05 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: This would be an absolute terrible frustration not only for other shops in the plaza
but also for consumers and employees. As an employee within The Hammer Ranch Shopping
Plaza I DO NOT support this notion for a second dispensary directly next door to an existing
dispensary. I think this would also increase crime rates within the area.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 3:21:42 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: There is no need to open a 2nd dispensary in the same lot at zen. It would be an
inconvenience to park and the long lines.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 3:18:43 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: The Hammer-Ranch Plaza is not in need of another dispensary. The one currently
there supports the community well. I believe it is out of pocket to try and put two right next to
each other. The area will become too congested and a nuisance.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Wednesday, May 12, 2021 9:24:50 AM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0301 REQUEST FOR APPROVAL OF A TENTATIVE MAP TO CREATE A SEVEN
(7) LOT SUBDIVISION AT THE EXISTING ROBINHOOD PLAZA SHOPPING CENTER AT 5756
AND 5606 PACIFIC AVENUE (APNS 102-270-060; -070; -080; -090; -100) (APPLICATION NO.
P20-0237)
eComment: Please do not put another dispensary in Stockton and we have too many already.
That is such a nice shopping center please don’t destroy it with another cannabis club.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Wednesday, May 12, 2021 9:23:24 AM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 4. PUBLIC COMMENT*
eComment: There is already too many dispensaries in our city! I oppose to this decision!
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 9:06:23 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: I oppose. As a resident of the community I do not feel that adding an additional
dispensary and delivery service with such close proximity to the other is practical. I will not have
a place to park and easily access my meds. Traffic minimizes my ability to safely and efficiently
travel through the shopping center I visit daily.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 8:56:47 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: Open the dispensary miles away from this one. Why have two big dispensary’s right
next to each other? That is unsafe, too much traffic, next to a bank, limited parking. Too close. I
oppose.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 8:53:50 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: Not that location!! We need a different dispensary in a different location! Not next to
an existing one! PLEASE DENY THIS!! THAT IS TOO CLOSE.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 8:50:22 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: I live and work in the area, and regularly go to that shopping center. I don’t think it is
appropriate to have large dispensaries in such close proximity to each other. There’s already one
there, what possible benefit could a 2nd one bring, other than more cannabis to an area that’s
already well served.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings

54

Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Tuesday, May 11, 2021 8:48:09 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: As a resident of Stockton and worker in the shopping center, I oppose this. The area
will be intensified with increased security and over populated small parking space. This makes
me uneasy that we will be bombarded by increased cars and foot traffic just to go to work, shop
for meds or bring my family to the pizza shop. One dispensary in the shopping center is all we
need, it can get real busy as is.
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Attachment C
From:
To:
Subject:
Date:
Importance:

noreply@granicusideas.com
Eliza Garza; Katherine Roland; Allison Lambertson; Geoffrey Aspiras; Miranda Komanee; Gabriel Searcy
New eComment for Planning Commission
Wednesday, May 12, 2021 12:29:34 PM
High

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this
is unsolicited email.
SpeakUp

New eComment for Planning Commission
Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.2 21-0273 COMMISSION USE PERMIT TO ESTABLISH A RETAIL STOREFRONT
CANNABIS BUSINESS AND AN ADMINISTRATIVE USE PERMIT TO ESTABLISH A RETAIL
NON-STOREFRONT (DELIVERY ONLY) CANNABIS BUSINESS - ALL CONCERNING A 6,500
SQUARE FOOT COMMERCIAL SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION
NO. P20-0693)
eComment: This is not practical. Two dispensaries shouldn’t be so closer together. This area will
be too congested..
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Resolution No.

STOCKTON PLANNING COMMISSION
RESOLUTION APPROVING A COMMISSION USE PERMIT TO ESTABLISH A
RETAILER STOREFRONT CANNABIS BUSINESS, AND AN ADMINISTRATIVE USE
PERMIT TO ESTABLISH A RETAIL NON-STOREFRONT (DELIVERY ONLY)
CANNABIS BUSINESS ALL CONCERNING A 6,500 SQUARE FOOT COMMERCIAL
SPACE AT 7616 PACIFIC AVENUE, UNIT A5 (APPLICATION NO. P20-0693)
The applicant, Heng Heung, submitted an application for a Commission Use
Permit, and Administrative Use Permit to establish a 6,500-square foot retailer storefront
cannabis business and a retail non-storefront (delivery only) cannabis business on a
Commercial General (CG) zoned parcel, located at 7616 Pacific Avenue, Unit A5; and
The applicant is an equity pool applicant winner of the City’s 2020 Commercial
Cannabis Lottery, used to designate how many applicants are allowed to apply for certain
commercial cannabis types, including Retailer Storefront; and
On May 13, 2021, the Planning Commission opened a duly noticed public hearing
on the application, in compliance with Stockton Municipal Code (SMC) section 16.88, and
continued the review to July 8, 2021; and On July 8, 2021, the Planning Commission
conducted a continued public hearing, at which point all persons wishing to be heard were
provided such opportunity, and prior to acting on the requested actions, the Planning
Commission considered the California Environmental Quality Act (CEQA) determination
reflected in the findings below; now, therefore,[SO1][TJ2]
BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
STOCKTON, AS FOLLOWS:
A. The foregoing recitals are true and correct and incorporated by reference.
B. Based on the staff report, staff presentation, comments received, and the public
hearing, the Planning Commission makes the following findings based on substantial
evidence in the record:
USE PERMIT FINDINGS (COMMISSION AND ADMINISTRATIVE)
1.
The proposed use is allowed within the subject zoning district with the approval of
a use permit and complies with all other applicable provisions of this Development Code
and the Municipal Code. The proposed cannabis business types (i.e., uses) are both
allowed in the CG Zone. The subject uses would be located within an existing commercial
building and, therefore, do not raise a question of conformance with Title 16 development
standards. As noted below, adequate off-street parking spaces are provided for both the
existing and proposed uses. The proposed project is subject to location requirements set
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forth in SMC 16.80.195.A(6) and 16.80.195.B(4). The project meets the location
requirements. The project is not located within 300-feet of any existing residential zone.
The project is not located within 600-feet of any park, school providing instruction in
kindergarten or any grades 1 through 12, day care center, or youth center, childcare
center, child care, in-home (family day care home), religious facilities, or drug abuse or
alcohol recovery/treatment facility.
2.
The proposed use would maintain or strengthen the integrity and character of the
neighborhood and zoning district in which it is to be located. The proposed cananbis
business would be situated in a shopping center with several other commercial land uses.
It would be aligned with the intent of the shopping center to provide retail options to the
community. It would fill a vacant unoccupied suite which would help strengthen the
integrity of the surrounding area by providing added security due to the nature of the
land-use.
3.
The proposed use would be consistent with the general land uses, objectives,
policies, and programs of the General Plan and any applicable specific plan or master
development plan. The General Plan Land Use Map designates the subject site as
Commercial. The Commercial designation is intended to accommodate a wide variety of
commercial uses, including, but not limited to, service uses. SMC Section 16.20.020
Table 2-2 classifies the Cannabis Retailer Storefront and the Non-storefront Cannabis
Retail Operator Permit (Delivery Only) use within a service use category. Therefore, the
proposed use is consistent with the Commercial designation. Additionally, the project is
consistent with General Plan Policy LU-4.2 which states, “Attract employment- and taxgenerating businesses that support the economic diversity of the city.” The proposed use
furthers this policy since it would provide for a business type that generates tax revenue
for the City of Stockton’s general fund.
4.
The subject site would be physically suitable for the type and density/intensity of
use being proposed including the provision of services (e.g., sanitation and water), public
access, and the absence of physical constraints (e.g., earth movement, flooding, etc.).
The proposed project would occupy a portion of an existing commercial building within a
shopping center. The project has been analyzed by all departments and it has been
determined all streets and public access ways are adequate to serve the proposed
project. Further, the proposed project was reviewed for compliance with all applicable
and current Building Code guidelines and found to be in complance given the nature of
the proposed project. No exapansion of the building is proposed. The site will have
access to City utility services.
5.
The establishment, maintenance, or operation of the proposed use at the location
proposed and for the time period(s) identified, if applicable, would not endanger,
jeopardize, or otherwise constitute a hazard to the public convenience, health, interest,
safety, peace, or general welfare of persons residing or working in the neighborhood of
the proposed use. The proposed land-use will require the applicant to adhere to all
applicable building code, fire code, and requirements established by the State of
California, Bureau of Cannabis Control (BCC). The BCC issues annual licenses and
monitors Retailer Storefronts and Non-Storefront Retail (delivery only) to ensure safety
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of business practices. The applicant will also be required to obtain and maintain a City of
Stockton, Operator’s Permit that requires the business owner to develop and maintain a
security and lighting plan that is reviewed annually by the City of Stockton, Police
Department. The operations are being carried out indoors, in a commercial zone;
appropriate security provisions will be incorporated into the project operations plan,
including both electronic surveillance and on-site security personnel procedures.
For the above reasons, the establishment, maintenance, or operation of the proposed
land use activity would not endanger, jeopardize, or otherwise constitute a hazard to the
public convenience, health interest, safety, or general welfare of persons residing or
working in the neighborhood of the proposed use.
6.
The design, location, size, and operating characteristics of the proposed use
would be compatible with the existing and future land uses on-site and in the vicinity of
the subject property. The proposed Retailer Storefront and Non-Storefront Retail
(delivery only) is located in an existing commercial building and no changes have been
proposed to the exterior characteristics of the project site. The proposed use is
commercial in nature and modest floor area raises no potential issues related to
compatibility with the existing and future land uses on-site and in the vicinity of the subject
property.
7.
The proposed action would be in compliance with the provisions of the California
Environmental Quality Act (CEQA) and the City’s CEQA Guidelines. The proposed uses
would occur within a portion of an existing commercial building. Thefore, the project is
categorically exempt from the CEQA, pursuant to CEQA Guidelines section 15301
(Existing Facilities). A Categorical Exemption under section 15301, Class 1 consists of
the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of
existing public or private structures, facilities, mechanical equipment, or topographical
features, involving negligible or no expansion of existing or former use.
CONDITIONS OF APPROVAL
1.
This approval authorizes the operation of cannabis businesses of retailer
storefront and retail non-storefront (delivery only) within the commercial building area
identified in Exhibit 1, attached and incorporated by this reference.
2.
Comply with all applicable State, County, and City codes, regulations, and
adopted standards, and pay all applicable fees.
3.
In the event the operation of this use should prove detrimental to the health, safety,
peace, or general welfare of the surrounding neighborhood, this Use Permit shall be
subject to revocation or modification, as provided in the Development Code.
4.
The Use Permit shall become effective following the completion of a ten (10)
day appeal period following approval of the application.
5.

The Use Permit shall be posted in a conspicuous place and be made
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available immediately to City personnel upon inspection of the premises.
6.
The owners, developers and/or successors-in-interest (ODS) shall be responsible
for the City's legal and administrative costs associated with defending any legal
challenge of the approvals for this project or its related environmental document.
7.
All required elements of the mandatory Security Plan shall be approved by the
Police Department and be in place prior to initiation of the subject use and all employees
at the subject retail storefront and non-storefront retail commercial cannabis business
shall be approved by the Police Department prior to the start of their employment.
8.
The Fire Department shall be allowed to inspect the cannabis business at any
reasonable time to ensure compliance with all applicable provisions of the Fire Code, as
well as other applicable codes, laws, and provisions, and is authorized to enforce those
standards, as necessary.
9.
Prior to commencing operations, a Cannabis Operations Permit shall be obtained
in accordance with Stockton Municipal Code Chapter 5.100 (Commercial Cannabis
Activity Permits).
10.
Plans submitted for purposes of building permit(s) shall reflect compliance with the
standards at Development Code Table 2-3, including all aspects of Municipal Code
Title 16 (Development Code).
11.
Prior to the receipt of Certificate of Occupancy, three (3) trees shall be planted in
the interior off-street parking lot in accordance with SMC Chapter 16.56 and Section
16.64.080.
12.
The permit shall become void unless the required building permit is submitted
within 12 months of this permit being issued (SMC 16.120.080(D)).
PASSED, APPROVED, and ADOPTED:

July 8, 2021

.

ANNE MALLETT, CHAIR
City of Stockton Planning Commission
ATTEST:

WILLIAM CREW, SECRETARY
City of Stockton Community Development
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City of Stockton
Legislation Text
File #: 21-0449, Version: 1
INFORMATIONAL PRESENTATION ON PENDING GRANT-FUNDED PLANNING EFFORTS TO
INCREASE HOUSING PRODUCTION
RECOMMENDATION
It is recommended that the Planning Commission receive a presentation from City staff on upcoming
City initiated efforts to encourage new housing production.
Background
Due to housing production (supply) not keeping pace with housing demand, the California legislature
and Governor have declared the State to be in a housing crisis. To encourage increases in housing
production, the State passed a series of bills to allocate funding to jurisdictions. This funding is to be
used by jurisdictions for performing planning activities that accelerate housing production and
implement process improvements that facilitate housing production. This can include conducting
studies, removing governmental constraints (regulations), and creating pro-housing policies to
encourage local housing development. From 2019 to the present, the Stockton City Council has
authorized Staff to apply and receive roughly 1.9 million dollars in grant funding to conduct housingrelated planning and policy development efforts. Due to State requirements, the City has until mid2023 to submit invoicing for the seven (7) listed efforts to receive reimbursement.
Present Situation
From 2019 to the present, the Stockton City Council authorized Staff to apply and receive funds for
the following grants:
x
x
x

$625,000 for Senate Bill 2 (Building Homes and Jobs Act) Grant Funding from the
State. City Council approved October 8, 2019.
$750,000 for Local Early Action Planning (LEAP) Grant Funding from the State. City
Council approved June 9, 2020.
$621,150 for Regional Early Action Planning (REAP) Grant Funding from the State but
administered by the San Joaquin Council of Governments (COG). City Council approved
May 11, 2021.
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File #: 21-0449, Version: 1
The
Effort
followin
g table
summa
rizes
seven
(7) City
initiated
efforts
that
corresp
ond to
the
approv
ed
grant
funds
and are
either
underw
ay or
soon to
be
underw
ay.
Grant
Fund
Type
SB2
Rezones for
consistency with
General Plan
and Code
Amendment
efforts.

Description

Fiscal Year

Reimbursement or payment 2020-2021;
for City-initiated "Series"
2021-2022
Rezones and "Phase" Code
Amendments.

SB2/LE Development
Comprehensive Update to
AP
Code Overhaul Title 16 of the Stockton
Municipal Code
(Development Code)

City of Stockton

2021-2022;
2021-2022;
2022-2023

Page 2 of 4

Scope

Efforts: public outreach, interdepartmental and public
comment, webpage, best
practice research, and public
hearings. Action: Consultant
acquired, and workshops and
hearing conducted. Requires
Planning Commission
recommendation to City
Council.
Efforts: public outreach, interdepartmental and public
comment, best practice
research, webpage, and public
hearings. Action: Consultant
under review now to assist with
workshops, analysis, and
public hearings. Requires
Planning Commission
recommendation to City
Council.
Printed on 7/1/2021
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File #: 21-0449, Version: 1
LEAP

Housing
Action Plan to facilitate
Strategic Action housing production.
Plan

2021-2022;
2022-2023

LEAP

Housing
Required per State Law for
Element Update 2023-2031 period.

2021-2022;
2022-2023

LEAP/ Objective
REAP Standards

Includes zoning code
2022-2023
standards for specific areas
and updates to Design
Guidelines to expedite
reviews.

REAP Permit System
Updates

Updates to the City's permit 2022-2023
software to expedite reviews
and organize data.

City of Stockton
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Efforts: public outreach, interdepartmental and public
comment, best practice
research, and public hearings.
Action: Consultant needs to be
acquired to assist with
workshops, analysis, and
public hearings. Requires
Planning Commission
recommendation to City
Council.
Efforts: public outreach, interdepartmental and public
comment, webpage, best
practice research, and public
hearings. Action: Consultant
needs to be acquired to assist
with workshops, analysis, and
public hearings. Requires
Planning Commission
recommendation to City
Council.
Efforts: Public outreach, interdepartmental and public
comment, best practice
research, and public hearings.
Action: Consultant needs to be
acquired. Final action depends
on scope of work. Staff
anticipates Planning
Commission recommendation
to City Council.
Efforts: Review of the City's
current Permit System and
possible improvements to
software and hardware.
Action: Procurement or
contract amendment may be
needed. May require City
Council or City Manager
approval for new contracts.
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File #: 21-0449, Version: 1
REAP Neighborhood
Planning

Area-specific analysis
resulting in shovel-ready
catalytic areas.

2022-2023

Efforts: Public outreach, interdepartmental and public
comment, best practice
research, analysis of past
growth patterns, and public
workshops. Action: Scope
and areas need to be defined
and consultant needs to be
acquired. Final action depends
on how each area will be
analyzed (i.e., Entitlements,
Special Plan, Specific Plan,
etc.)

While the scope of work and budgets are still under review for most of these efforts, Staff would like
to inform the Planning Commission on the proposed scope of work before initiating planning efforts
scheduled to begin within the current fiscal year budget (2021-2022). These efforts include the City
initiated rezones, comprehensive update of Development Code, preparation of Housing Strategic
Action Plan, and a Housing Element Update.
Environmental Analysis
This Planning Commission informational presentation on grant-funded housing efforts will not result
in action by the Commission or require analysis and is not considered a discretionary "project" under
the California Environmental Quality Act (CEQA).
Public Comment
Staff has not received public comment on this or any of the other Grant funded applications
presented before the City Council. Any input received at this informational presentation will be used
by Staff to perform further analysis and to develop recommendations for pending City housing efforts.
This staff report was prepared by Matt Diaz, (209) 937-8598; matt.diaz@stocktonca.gov.
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Connie Cochran
From:
Sent:
To:
Subject:

Lori Asuncion
Thursday, September 16, 2021 3:06 PM
Stephanie Ocasio
Re: 21-0648

Ok!
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, September 16, 2021 3:01 PM
To: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Subject: RE: 21-0648
Hi Lori,
Thanks so much for checking in, I really appreciate it. It’s in Imelda’s queue, I reached out to her yesterday and she said
that she’d keep an eye out for it. I will follow up with her again. It’ll go to Esther afterwards (hopefully soon).
Thank You,

Stephanie Ocasio
ASSISTANT DIRECTOR OF COMMUNITY
DEVELOPMENT
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8544

For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov

From: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Sent: Thursday, September 16, 2021 2:56 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: Re: 21-0648

Haven't seen this one yet!
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Wednesday, September 15, 2021 6:23 PM
To: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Subject: 21-0648
Hi Lori,
I hope this e-mail finds you well. I know you’re super busy and I hate adding to that. Given everything going on, it took me
longer to prepare the PC appeal for 7616 Pacific Avenue, Suite A5 (Cannabis Retail and Delivery). I realize that it’s way
late and that we’ve been behind lately but I’m hoping that you’ll be available to review the report once it gets to you. I’m
not sure what your schedule looks like this week but I’m hoping that it will be in your queue tomorrow (fingers crossed).

1

We’re trying to keep it on the 9/28 CC agenda as the 10/12 CC agenda is supposed to already be really heavy. Again, I
acknowledge that it’s super late and may need to be pushed back.
Any assistance you can provide in moving it along would be so appreciated. I apologize for the imposition.
As Always, thank you.

Stephanie Ocasio
ASSISTANT DIRECTOR OF COMMUNITY
DEVELOPMENT
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8544

For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov
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-Zach Drivon
Mon, Apr 26, 1 :39 PM

Hi Jeff, Zach
Drivon here..
Wondering i_f

Text: Commissioner Jeff Sanguinetti - page 2 of 3

Text: Commissioner Jeff Sanguinetti - page 3 of 3

Text: Councilmember Dan Wright - page 1 of 3

Text: Councilmember Dan Wright - page 2 of 3

Text: Councilmember Dan Wright - page 3 of 3

