Connie Cochran
From:
Sent:
To:
Subject:

Ariana.Adame@stocktonca.gov
Wednesday, May 12, 2021 12:35 PM
Stephanie Ocasio
Fwd: Clarification on Entitlement Process for Cannabis Lottery Applicants

This is being set up at 2pm. I will try to attend. My other meeting is at 1pm. If I can’t attend, I’ll follow up with Lori.
Sent from my iPhone
Begin forwarded message:
From: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Date: May 12, 2021 at 12:15:35 PM PDT
To: zach@drivonconsulting.com
Cc: ryanjusc@gmail.com, Ariana Adame <Ariana.Adame@stocktonca.gov>, Taryn Jones
<Taryn.Jones@stocktonca.gov>
Subject: Re: Clarification on Entitlement Process for Cannabis Lottery Applicants

I will have my secretary set up a TEAMS call at 2 p.m.
From: Zach Drivon <zach@drivonconsulting.com>
Sent: Wednesday, May 12, 2021 12:13 PM
To: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Cc: ryanjusc@gmail.com <ryanjusc@gmail.com>; Ariana Adame <Ariana.Adame@stocktonca.gov>;
Taryn Jones <Taryn.Jones@stocktonca.gov>
Subject: Re: Clarification on Entitlement Process for Cannabis Lottery Applicants

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

Hi Lori,
Thanks for getting back to me.
Can we set up the call for 2pm please?
Sent from my iPhone

On May 12, 2021, at 11:53 AM, Lori Asuncion <Lori.Asuncion@stocktonca.gov> wrote:

Zach,
I am happy to have a conversation today if that still works for you. I am cc'ing my
colleague Taryn Jones on this email because she is subbing for me at the
1

Planning Commission meeting Thursday as I am out of office tomorrow and
Friday. What time works for you so that I may set up the call? I have a 3 p.m.
meeting but am otherwise free this afternoon.
Lori

From: Zach Drivon <zach@drivonconsulting.com>
Sent: Tuesday, May 11, 2021 5:00 PM
To: Lori Asuncion <Lori.Asuncion@stocktonca.gov>
Cc: ryanjusc@gmail.com <ryanjusc@gmail.com>; Ariana Adame
<Ariana.Adame@stocktonca.gov>
Subject: Clarification on Entitlement Process for Cannabis Lottery Applicants
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 Lori,
I am working with Heng Heung on his Cannabis Retail application currently going
before Planning Commission on Thursday.
I'd like to see if you may have some time tomorrow to discuss the current lottery
applicant/entitlement framework which Arianna has advised locks such an
applicant in with no opportunity for alternative locations being entertained as an
option (even with potential Commission/Council support for relocation) once the
Planning Commission hearing commences.
Thus far I am unable to identify any specific provision in the current code that
formalizes this policy.
I think this is an option, if legally feasible, that should be entertained.
Please advise if/when you may be available tomorrow afternoon to discuss.
Thank you,
Sincerely,
Zach Drivon
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Zach Drivon <zach@drivonconsulting.com>
Thursday, July 15, 2021 3:07 PM
Stephanie Ocasio
Lori Asuncion;Raj J. Pottabathni
[SUSPECTED SPAM] City offices open 7.16.21?

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

Hi Lori and Stephanie,
We plan on filing the appeal from the Planning Commissions 7/8/21 decision tomorrow.
Are the City offices open tomorrow?
I would like to drop the form with payment.
In the alternative I can email and remit payment when the offices are open.
Please advise.
Thank you,
Zach
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Connie Cochran
Subject:
Location:

Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:

Thu 3/11/2021 4:00 PM
Thu 3/11/2021 5:00 PM

Recurrence:

(none)

Meeting Status:

Meeting organizer

Organizer:
Required Attendees:
Resources:

Ariana Adame
Stephanie Ocasio; Michael McDowell; Nicole Moore; William Crew
CDD - Permit Center Room Jack Silva

Meeting is being scheduled to discuss completeness review for proposed Cannabis Retail Storefront on 7616 Pacific
Avenue.
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Connie Cochran
From:
Sent:
Subject:
Attachments:

Stephanie Ocasio
Tuesday, May 11, 2021 8:37 AM
PPT Presentation - PC 5-13-21 vFinal.pptx
PPT Presentation - PC 5-13-21 vFinal.pptx
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Planning Commission Meeting
May 13, 2021

7616 PACIFIC AVE, SUITE A5 (P20-0693)

COMMISSION USE PERMIT TO ESTABLISH
A RETAIL CANNABIS STOREFRONT
BUSINESS, ADMINISTRATIVE USE PERMIT
TO ESTABLISH A RETAIL NON-STOREFRONT
(DELIVERY ONLY) CANNABIS BUSINESS

Project Site

Hammer Ranch Center

Hammer Lane

N

Retail Storefront Cannabis Business with Delivery

6,500-sq. ft. tenant suite

12-15 full-time employees (first year)

20 full-time employees (third year)

X

X

X

Santa Rosa, San Francisco, Hayward, Union City, San Francisco

X

X

Business Name: Jiva SCK LLC

X

2020 Lottery – General Pool for Retail Storefront Winner

Representative: Rajiv Pottabathni

X

Applicant: Heng Heung

X

X

Application & Proposed Uses

X

X

annually through Lottery Process

limit

Use Permit

feet from residential zones
feet from certain uses (e.g., schools, parks)

X 300

X 600

Location requirements

X No

X Administrative

Retail Non-storefront (delivery only) (AUP)

X Two

Use Permit

Retail Storefront (CUP)

X

X Commission

Limited Expansion Process

X

Title 16 (Development Code)

Cannabis Regulatory Program

X

X

X

Meets all required CUP and AUP findings

Attract and retain companies that offer high-quality
jobs with wages that are competitive with the region
and state (Goal LU-4)

Provide opportunities for growth and expansion,
particularly in infill developments (LU-6.2)

9

9

Safety & security plan required by condition and with
Police Department oversight under Title 5

Orderly, well-planned, and balanced development
(Goal LU-6)

9

Project aligns with General Plan:

9

Project adheres to Development Code

Staff Analysis

Will comply with signage standards

Routed internally and no outstanding items or opposition
from any department

X

X

Located within approximately 150 feet of an existing
cannabis retail storefront

X

Meets Parking & Landscaping standards

Commercial General Zone (CG)

X

Meets location requirements

X

X

City’s Standards & Review

N

Project Site

Site Plan

≈ 150’

Proposed Project

1

2

1

Suite A6
1

Suite AC10F0

Call types vary: Welfare Checks, 911 Hang Ups, Vagrants,
Robbery/Burglary, Traffic Stops, etc.
* 761 calls attributed to 911 Hang Ups

2

Calls for Service Resulting in a Crime Report

923*

7616 Pacific Avenue (without suite identifier)

Suite A4

Suite A3

7616 Pacific Avenue (by suite)

PD Calls for Service 5/1/2019 to 5/1/2021

Crime Statistics

NON-STOREFRONT OPEN
1621 NAVY DRIVE, BLDG. 1

NON-STOREFRONT OPEN
2233 GRAND CANAL BLVD.

PROPOSED PROJECT
7616 PACIFIC AVENUE

APPROVED
3008 E. HAMMER LN., SUITE 108

Proximity to Existing Storefronts & Non-storefronts

Commission Use Permit, subject to conditions

Administrative Use Permit, subject to conditions

X

X

Adopt Resolution to approve:

Staff Recommendation

Connie Cochran
Subject:
Location:

Canceled: Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Thu 3/18/2021 1:00 PM
Thu 3/18/2021 2:00 PM
Free

Recurrence:

(none)

Meeting Status:

Meeting organizer

Organizer:

Stephanie Ocasio
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Connie Cochran
Subject:
Location:

Canceled: Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Thu 3/18/2021 1:00 PM
Thu 3/18/2021 2:00 PM
Free

Recurrence:

(none)

Meeting Status:

Meeting organizer

Organizer:

Stephanie Ocasio
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Connie Cochran
Sent:
To:
Cc:
Subject:

Thursday, June 24, 2021 10:45 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
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 – 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 – Planning Commission Meeting presentation for consideration of recommendations for the Cannabis
Policy Project.
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
Subject:
Location:

Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Thu 3/11/2021 4:00 PM
Thu 3/11/2021 5:00 PM
Tentative

Recurrence:

(none)

Meeting Status:

Meeting organizer

Organizer:

Stephanie Ocasio

1

Connie Cochran
Subject:
Location:

Canceled: Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Thu 3/18/2021 1:00 PM
Thu 3/18/2021 2:00 PM
Free

Recurrence:

(none)

Meeting Status:

Not yet responded

Organizer:
Required Attendees:

Ariana Adame
Stephanie Ocasio; Michael McDowell; Nicole Moore; William Crew

Meeting is being scheduled to discuss completeness review for proposed Cannabis Retail Storefront on 7616 Pacific
Avenue.
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Connie Cochran
Subject:
Location:

Discuss/Review P20-0693 - 7616 Pacific Avenue
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Thu 3/18/2021 1:00 PM
Thu 3/18/2021 2:00 PM
Free

Recurrence:

(none)

Meeting Status:

Meeting organizer

Organizer:
Required Attendees:
Resources:

Ariana Adame
Stephanie Ocasio; Michael McDowell; Nicole Moore; William Crew
CDD - Permit Center Room Jack Silva

Meeting is being scheduled to discuss completeness review for proposed Cannabis Retail Storefront on 7616 Pacific
Avenue.
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Connie Cochran
Subject:
Location:

Review Staff Recommendation for P20-0693
CDD - Permit Center Room Jack Silva

Start:
End:
Show Time As:

Mon 3/15/2021 3:00 PM
Mon 3/15/2021 4:00 PM
Tentative

Recurrence:

(none)

Meeting Status:

Not yet responded

Organizer:
Required Attendees:

Ariana Adame
William Crew; Stephanie Ocasio; Michael McDowell; Nicole Moore

P20-0693 – Application for CUP/AUP for a Retail Storefront and Non-storefront Retail
Project Location: 7616 Pacific Avenue
This meeting is being scheduled to review the project and discuss staff recommendation of this project.
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Connie Cochran
From:
Sent:
Subject:
Attachments:

Stephanie Ocasio
Friday, September 17, 2021 3:35 PM
PPT Presentation 9-28-21 CC.pptx
PPT Presentation 9-28-21 CC.pptx
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Agenda Item ___
City Council Meeting
September 28, 2021

Appeal of the
Planning Commission’s Denial of a
Commission Use Permit to Establish a
Retail Cannabis Storefront Business
& Administrative Use Permit to Establish a
Retail Non-Storefront (Delivery Only)
Cannabis Business at 7616 Pacific Avenue, Unit A5
(P20-0693)

X

X

Two annually through Lottery Process

¾

No limit

¾

300 feet from residential zones

600 feet from certain uses (e.g., schools, parks)

¾

¾

Location requirements

Administrative Use Permit

¾

Retail Non-storefront (delivery only)

Commission Use Permit

Retail Storefront

X

¾

Limited Expansion Process

X

Title 16 (Development Code)

Cannabis Regulatory Program

N

300 feet

600 feet

Project Location

Project Site

Hammer Ranch Center
N

Site Plan

6,500-sq. ft. tenant suite

12-15 full-time employees (first year)

20 full-time employees (by third year)

Hours of Operation:

X

X

X

X

Delivery: Monday – Sunday, 8:00 am to 7:00 pm

Storefront: Monday – Sunday, 8:00 am to 8:00 p.m.

Retail Storefront Cannabis Business with Delivery

X

Proposed Uses

X

X

X

all required CUP and AUP findings

well-planned, and balanced development (Goal

expansion,

Safety & security plan required by condition and with
Police Department oversight under Title 5

opportunities for growth and
particularly in infill developments (LU-6.2)

9 Provide

and retain companies that offer high-quality jobs
with wages that are competitive with the region and state
(Goal LU-4)

9 Attract

LU-6)

9 Orderly,

Project aligns with General Plan:

9 Meets

Project adheres to Development Code

Staff Analysis

Potential for increased traffic and congestion

Impacts to available parking spaces

X

X

Impacts to viability of existing business (including
potential jeopardization of jobs)

X

Potential for increased crime

Oversaturation in the area

X

Too close to existing Cannabis Storefront Retailer

X

X

Denied Project for the following reasons:

Planning Commission Action

Proximity

≈ 150’

Proposed Project

DISTRIBUTION/DELIVERY OPEN
633 SAN JUAN AVE

NON-STOREFRONT OPEN
2233 GRAND CANAL BLVD.

PROPOSED PROJECT
7616 PACIFIC AVE, UNIT A5

APPROVED
7840 WEST LN., SUITE F

APPROVED
3008 E. HAMMER LN., SUITE 108

Proximity to Existing Storefronts & Non-Storefronts

1

2

1

Suite A6
1

Suite AC10F0

Call types vary: Welfare Checks, 911 Hang Ups, Vagrants,
Robbery/Burglary, Traffic Stops, etc.
* 761 calls attributed to 911 Hang Ups

1

Calls for Service Resulting in a Crime Report

923*

7616 Pacific Avenue (without suite identifier)

Suite A4

Suite A3

7616 Pacific Avenue (by suite)

PD Calls for Service 5/1/2019 to 5/1/2021

Crime Statistics

Commission
conditions

Administrative
conditions

•

•

Use

Use
Permit,

Permit,
subject

subject

to

to

Adopt Resolution to overturn the Planning
Commission’s denial to approve:

Staff Recommendation

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Raj J. Pottabathni <raj@jivalife.org>
Tuesday, September 28, 2021 4:14 PM
Stephanie Ocasio
zach@drivonconsulting.com
Jiva SCK | Retail Transactions

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

Stephanie,
Sorry, I am not able to find our financial model for Stockton on such short notice, but if my memory
serves me correctly, I can roughly say:
x

Approximately 225 Transactions Per Day (Open 7 Days a Week, 360 days)
o
o

Approximately 175 in-store transactions/day @ average conservative transaction rate of $75
 estimated average time spent in-store is approximately 7:45 seconds per customer
Approximately 50 delivery transactions/day @ average conservative transaction rate of $85
 Approximately 22% increase from Y1 to Y2 in total sales
 Approximately 13% increase from Y2 to Y3 in total sales
 Approximately 13% increase from Y3 to Y4 in total sales
 Approximately 8% increase from Y4 to Y5 in total sales

Let me know if this helps. Thank you.
Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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Connie Cochran
From:
Sent:
To:

Allison Lambertson
Tuesday, September 28, 2021 3:36 PM
Connie Cochran;Dana Sovinec;Esther Gilliland;Florence Low;Harry Black;John Alita;John
Luebberke;Karen Costa;Lori Asuncion;Maraskeshia Smith;Mel Lytle;Nadeja
Steager;Nicole Mamorno;Patty Vasquez
CC_Office;Stephanie Ocasio;William Crew;Nicole Moore
Council Correspondence: City Council meeting 9/28 Agenda 16.3 comments
Letter to Commissioners Mel (1).docx.pdf

Cc:
Subject:
Attachments:

**Council Blind Copied**
Good Afternoon,
Please see the letter attached regarding comments on Council 2021-09-28 Agenda Item 16.3.
Thank you,

Allison K. Lambertson, Supervising Deputy City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7121

From: Melody Nouanhchanh <melody@zen209.com>
Sent: Tuesday, September 28, 2021 3:32 PM
To: CC - City Clerk <City.Clerk@stocktonca.gov>; ariana.adame@stocktonca.gov
Subject: City Council meeting 9/28 Agenda 16.3

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

Please send this over to City Commissioners as well as for this to be read on record.
Thank you,
-Melody Nouanhchanh
Zen Garden Wellness
Stockton, Ca
209.435.3900 Store
209.435.3936 Direct
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Zen Garden Wellness
7632 Pacific Ave.
Stockton, CA 95207

September 28th, 2021,

Planning Commissioners
Stockton Planning Commission
425 N El Dorado Street
Stockton, CA 95207

Subject: Opposition to P20-0693
NO to Multiple Dispensaries @ Hammer-Ranch Shopping Center

Planning Commissioners,

My name is Melody and I am the General Manager of Zen Garden Wellness. I have been with Zen Garden
since opening day and for 3 years, have worked hard through the COVID pandemic to control our site,
build relationships with our clientele, and serve them well in our area seven days a week.
We share a parking lot with a retail store, Pizza place and a family dental office. I fear that allowing
another large dispensary with such close proximity will strain our shopping center’s accessibility, safety
and damage the relationships we’ve built in good faith with our clientele through our 3 years.
We are concerned when we hear rumors of a major discount retailer like Cookies wanting to open within
our parking lot. While we welcome healthy competition, placing a mega store next to a small business
that is founded by an industry that’s powered by supporting the community in a holistic approach, is not
supporting our community's best interest. Allowing this to pass would make it really hard to survive, and
effectively control our site and serve existing clientele in a safe, clean and organized manner.

This decision raises major flags, the most important is safety of both employees and surrounding
businesses as there will be an increase of product transportation, delivery vehicular traffic, and loitering
due to increased long lines and overall congestion within the shopping center. A mega store would
completely change the area, and destroy our business.
I love my job, my team and the city of Stockton. Please don't ruin our business to start another, we've
only been here a short time, and are recovering from working through the pandemic. A shock like this
would be really hard on our community.
Please support existing local business owners who have been here in good faith, and DENY this project.

Sincerely,

Melody Nouanhchanh
General Manager, Zen Garden Wellness
melody@zen209.com

Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Zach Drivon <zach@drivonconsulting.com>
Monday, September 27, 2021 3:48 PM
Stephanie Ocasio;Raj J. Pottabathni
Lanferman, David
Re: Public Comment Letters Received
(Raj to City) P20-0693 - Project Status Update_2-18-21.pdf; (City to Jiva E-Mail)
P20-0693 - Project Status Update_2-22-21.pdf

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

Hi StephanieAttached please find previous confirmation from Arianna that the Sober Living facility does not meet the City's
standards as a 'drug abuse and/or alcohol recovery center', as well as upfront research conducted and
provided to the City to affirm this determination.
Please confirm your receipt and kindly include for reference in your staff presentation tomorrow.
Thank you,
Zach Drivon
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Monday, September 27, 2021 2:55 PM
To: Raj J. Pottabathni <raj@jivalife.org>
Cc: Zach Drivon <zach@drivonconsulting.com>; Lanferman, David <DLanferman@rutan.com>
Subject: Public Comment Letters Received
Hello,
For your reference, attached are two public comment letters received in regard to your appeal.
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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9/27/21, 3:02 PM

Jiva Life Mail - P20-0693 - Project Status Update

Raj J. Pottabathni <raj@jivalife.org>

P20-0693 - Project Status Update
Raj Pottabathni <raj@jivalife.org>
To: Ariana Adame <Ariana.Adame@stocktonca.gov>

Thu, Feb 18, 2021 at 3:50 PM

Ariana,
To preface our call, I wanted to convey my findings and a few points regarding Valley Sober Living's Rivara House.
I would first like to address that the proposed Planning Application I submitted for a cannabis retail storefront
located at 7616 Pacific Avenue (A5) (the “Proposed Site”) is not in fact located 592 feet away from a drug abuse or
alcohol recovery/treatment facility (1052 Rivara Road, known as “The Rivara House”). Valley Sober Living, Inc.,
(“VSL”) owner of The Rivara House is not licensed by the California Department of Health Care Services (“DHCS”)
as a Residential Facility and/or Certified Alcohol and Drug Program.
VSL does not appear on the list as a licensed alcoholism and drug abuse recovery or treatment facility
licensed and/or certified by the DHCS: https://data.chhs.ca.gov/dataset/dhcs-licensed-residentialfacilities-and-or-certified-alcohol-and-drug-programs
Further, to qualify as a drug abuse, or alcohol recovery/treatment facility under California law, the facility is to
provide 24-hour residential nonmedical alcoholism or drug abuse recovery or treatment services, which include
detoxification, group sessions, individual sessions, educational sessions and/or alcoholism or drug abuse recovery
or treatment planning.
See California Code of Regulations Title 9, Section 10501, Definitions: https://www.dhcs.
ca.gov/provgovpart/Pages/Reg1_10501.aspx
According to VSL’s website, the Rivara House does not offer any alcoholism or drug abuse recovery or treatment
services but rather, specifically states that “Therapy, treatment and formal counseling are not part of our
operation.” The Rivara House provides furnished residence and allows its “participants” to cohabitate with other
recovering participants in VSL homes. Therefore, I would like to propose to the Planning Department that the
subject waiver is unnecessary as the Rivara House, by law does not constitute as a drug abuse, or alcohol
recovery/treatment facility.
http://www.valleysoberliving.org/howvslworks.html
Regards,

RAJ J. POTTABATHNI

____________________
Principal & Managing Director
C: +1.732.801.6300
E: Raj@JivaLife.org
436 Clementina Street (STE 303)
San Francisco • CA • 94103
CONFIDENTIALITY NOTICE: The contents of this email message
and any attachments are intended solely for the addressee(s) and
may contain confidential and/or privileged information and shall be
legally protected from disclosure.

[Quoted text hidden]

https://mail.google.com/mail/u/0?ik=6df092f293&view=pt&search=all&permmsgid=msg-a%3Ar-1375643023503154201&simpl=msg-a%3Ar-1375643023503154201
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9/27/21, 3:02 PM

Jiva Life Mail - P20-0693 - Project Status Update

Raj J. Pottabathni <raj@jivalife.org>

P20-0693 - Project Status Update
Ariana Adame <Ariana.Adame@stocktonca.gov>
To: Raj Pottabathni <raj@jivalife.org>

Mon, Feb 22, 2021 at 10:43 AM

Hi Raj,
I have reviewed the information provided and have consulted with internal staff. Valley Sober Living’s Rivara House does
not fall under the category of alcohol or drug recovery/treatment facility and therefore there are no sensitive uses within
600 feet of your proposed project. All other items indicated in the “incomplete” letter should be addressed prior to resubmittal.

Please, let me know if you have any questions.

Thank you,

Ariana Adame, MM
PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561¬ Direct: 209.937.8270

[Quoted text hidden]
[Quoted text hidden]

https://mail.google.com/mail/u/0?ik=6df092f293&view=pt&search=all&permmsgid=msg-f%3A1692422049141245578&simpl=msg-f%3A1692422049141245578
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Connie Cochran
From:
Sent:
To:

Allison Lambertson
Monday, September 27, 2021 2:28 PM
Connie Cochran;Dana Sovinec;Esther Gilliland;Florence Low;Harry Black;John Alita;John
Luebberke;Karen Costa;Lori Asuncion;Maraskeshia Smith;Mel Lytle;Nadeja
Steager;Nicole Mamorno;Patty Vasquez
CC_Office;Stephanie Ocasio;William Crew;Nicole Mamorno
Council Correspondence: Item 16.3 Comments
2021 0924 D. Lanferman Letter to S. Ocasio.pdf

Cc:
Subject:
Attachments:

**Council Blind Copied**
Good Afternoon,
Please see the letter attached regarding comments on Council 2021-09-28 Agenda Item 16.3.
Thank you,

Allison K. Lambertson, Supervising Deputy City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7121

From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Monday, September 27, 2021 2:25 PM
To: CC_Office <CC_Office@stocktonca.gov>
Cc: William Crew <William.Crew@stocktonca.gov>; Nicole Moore <Nicole.Moore@stocktonca.gov>; Lori Asuncion
<Lori.Asuncion@stocktonca.gov>
Subject: FW: Appeal to the City Council for approval of Commission Use Permit and Administrative Use Permit –
Cannabis Dispensary
Good Afternoon,
Can you please forward this to the City Council as public comment?
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
1

Facebook @CityofStockton
City Website http://www.stocktonca.gov

From: Mendoza, Clarissa <CMendoza@rutan.com>
Sent: Friday, September 24, 2021 12:32 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Cc: Lanferman, David <DLanferman@rutan.com>; Lori Asuncion <Lori.Asuncion@stocktonca.gov>; Eliza Garza
<Eliza.Garza@stocktonca.gov>; Raj J. Pottabathni <raj@jivalife.org>; zach@drivonconsulting.com
Subject: Appeal to the City Council for approval of Commission Use Permit and Administrative Use Permit – Cannabis
Dispensary
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Dear Ms. Ocasio,
Attached please find written correspondence from Mr. Lanferman with respect to the above-referenced matter.
Best,
Clarissa Mendoza
Legal Secretary
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1500 x7725
CMendoza@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.
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David P. Lanferman
Direct Dial: (650) 320-1507
E-mail: dlanferman@rutan.com

September 24, 2021
VIA E-MAIL[Stephanie.Ocasio@stocktonca.gov]
Stephanie Ocasio
Assistant Community Development Director
CITY OF STOCKTON
425 N. El Dorado Street
Stockton, CA 95202
Re:

Appeal to the City Council for approval of Commission Use Permit and
Administrative Use Permit – Cannabis Dispensary
Council Agenda for September 28, 2021, Item # 16.3
2020 Commercial Cannabis Lottery No. RE-332 (Equity Program)
Application No. P20-0693
Applicant: Jiva SCK LLC (Heng Heung & Raj Pottabathni)

Dear Assistant Director Ocasio:
Following up on my letter of September 13, 2021, to the Mayor and City Council regarding
the appeal of this application for CUP and AUP approval, I am respectfully providing a REPORT
by ALH URBAN & REGIONAL ECONOMICS, dated September 24, 2021 in support of our appeal.
The attached Report by ALH Urban & Regional Economics responds to, and effectively
refutes, speculative comments raised during the Planning Commission hearing on this application
regarding possible economic impact of the proposed new dispensary on the existing Zen Gardens
Wellness dispensary or possible impact on crime in the area. Under the City Council’s adopted
criteria in the Municipal Code, the possibility of economic impact on one existing business due to
fear of increased business competition should not even be a relevant consideration – as we have
previously pointed out. However, even if relevant, the attached Report provides substantial
evidence further demonstrating that such speculation about adverse impacts of retail agglomeration
or clustering of similar businesses is unfounded. To the contrary, the Report demonstrates:
x
x

The clustering of like retail stores is often beneficial to individual stores as well as to
the surrounding shopping districts;
Cannabis dispensaries located in proximity to other dispensaries can be
complementary, and economically beneficial to both stores, particularly where – as
here – there is product differentiation between the stores

Rutan & Tucker, LLP | 455 Market Street, Suite 1870
San Francisco, CA 94105 | 650-263-7900 | Fax 650-263-7901
Orange County | Palo Alto | San Francisco | www.rutan.com

2783/036991-0001
16983419.1 a09/24/21

Stephanie Ocasio
September 24, 2021
Page 2
x
x
x

There are many examples where the location of two or more cannabis dispensaries in
proximity has allowed both businesses to operate without adverse impact;
Statistically, the Stockton metropolitan market area appears to be under-served by retail
cannabis businesses in contrast to other comparable urban areas; and
There is no correlation between the presence of retail cannabis dispensaries and
increased violent or property crime – consistent with the testimony of the Stockton
Police Department.

Accordingly, the attached Report provides substantial evidence further supporting the Staff
recommendation for the Council to grant the appeal, and grant approval of the permits. We
respectfully request that copies of this Report by ALH Urban & Regional Economics be provided
to all members of the Council as soon as possible, and prior to the hearing on Tuesday
September 28, 2021. Thank you for your courtesy and consideration.
RUTAN & TUCKER, LLP

David
P. L
Lanferman
D
id P
f
cc:

Lori Asuncion, Assistant City Attorney, via email
Eliza Garza, City Clerk, via email & Fed Ex
Raj Pottabathni, via email
Heng Heung
Zach Drivon, via email

Attachment:

2783/036991-0001
16983419.1 a09/24/21

REPORT BY ALH URBAN & REGIONAL ECONOMICS, September 24, 2021, “Cannabis
Retail Store Impact Study”

ALH|ECON
ALH Urban & Regional Economics
2239 Oregon Street
Berkeley, CA 94705
510.704.1599
aherman@alhecon.com

September 24, 2021
David P. Lanferman
Rutan & Tucker, LLP
455 Market Street, Suite 1870
San Francisco, CA 94105

Re: Jiva SCK LLC (P20-0693) dba Cookies Stockton – Commercial Cannabis retail
Storefront Impact Study, Hammer Ranch Shopping Center (7616 Pacific Ave., Ste A5,
Stockton, CA)
Dear Mr. Lanferman:
ALH Urban & Regional Economics (ALH Economics) has prepared an impact analysis of a proposed
6,500-square-foot retail storefront and non-retail (delivery) storefront cannabis business in Stockton,
CA. This store is proposed to be located in the Hammer Ranch Shopping Center and will be operated
through a licensing agreement under the banner of the cannabis retail brand “Cookies”. Cookies
operates stores nationwide, with an emphasis on locations throughout California. The Cookies stores
nearest to Stockton are in Modesto and Sacramento.

On July 8, 2021, this proposed store was denied a Commission Use Permit and an Administrative
Use Permit by a vote of 4-2 by the Stockton Planning Commission (one Commissioner not present).
Factors influencing this vote included concerns raised by Zen Garden Wellness about possible
competition and economic impacts on its existing retail cannabis store near the proposed Cookies
location, and speculation about possible impacts on crime.
ALH Economics was retained to prepare a study to address these concerns. Accordingly, these topics,
along with additional topics regarding Stockton’s position as an under-retailed location relative to
local cannabis retail store demand and the clustering impacts of like retail outlets are addressed in
this report. The study findings are subject to the assumptions and general limiting conditions included
at the end of the report. For general information purposes a description of ALH Economics and
resume of the firm Principal, Amy L. Herman, is included in Appendix A.

SUMMARY OF FINDINGS AND CONCLUSIONS
Highlights of each topic explored in the study are as follows:
x

Stockton appears to be under-retailed with cannabis storefronts. Even with the addition of the
proposed Cookies store and two stores already approved, Stockton will continue to be grossly
under-retailed compared to other cities across the United States where medical and
recreational cannabis are legal, and especially in California.

Cookies Store Stockton Impact
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x

The clustering of like retail stores is often beneficial to individual stores as well as the shopping
districts where they are located. Most scholarly studies analyzing the benefits of clustering do
not explicitly explore the clustering of cannabis dispensaries and stores. However, there are
numerous instances where cannabis dispensaries and stores are clustered, even with examples
of other stores located almost next door to each other or 5 to 6 blocks away. In a most salient
example, two stores operating almost directly across from each other elsewhere in the Central
Valley are choosing to repeat that locational proximity in another Central Valley location.

x

Detailed analysis of the products, brands, and pricing strategies at Zen Garden Wellness and
Cookies suggests there will be product differentiation between the two stores, with little overall
variance in average pricing. This further suggests the stores can be complementary to each
other, with both serving to address under-supply of cannabis stores.

x

The majority of scholarly studies on the impacts of marijuana dispensaries and stores find
there is no correlation between their presence and increased violent or property crime. This
includes research conducted in some California cities. Further, for the July 2021 Planning
Commission hearing, the City staff report stated “The Stockton Police Department has
reviewed the application and indicates no opposition to this proposed project.”1 In similar
fashion, the City staff report for the upcoming City Council meeting on September 28 states
“The Stockton Police Department has reviewed the application and indicated no concerns with
the proposed project.” 2 All these findings suggest that the addition of the proposed Cookies
retail storefront to the Hammer Ranch Shopping Center will not result in increased crime, and
could potentially help reduce loitering and other negative impacts at the center due to reduced
shop vacancy and increased security and foot traffic.

Based on these study findings, ALH Economics concludes that the proposed Cookies retail cannabis
storefront is not likely to result in negative impacts in Stockton, including on the long-term business
operations of the nearby Zen Garden Wellness retail cannabis dispensary.

COMPARATIVE CANNABIS RETAIL STORE DENSITY
On a per capita basis, Stockton has a low ratio of dispensaries to population compared to many other
cities in the United States with legalized medical and recreational marijuana, as well as other
California cities. Analysis prepared by Verilife, a dispensary operating throughout the United States,
provides information on the per capita density of dispensaries in 36 states and 600 U.S. cities as of
January 2020. 3 Verilife’s density measure reflects the number of dispensaries per 100,000 population
for states and 50,000 population for cities. 4
The findings from Verilife’s analysis indicate that as of January 2020, the State of California had 1.6
marijuana dispensaries per 100,000 population. Among the 36 states studied, California ranked as
See City of Stockton, Legislation Text, File #: 21-0410. Version: 1, page 1. Printed on 7/1/2021.
See City of Stockton, Legislation Text, File #: 21-0648. Version: 1, page 4. Printed on 9/21/2021.
3
See: https://www.verilife.com/blog/united-states-weed#.
4
In this context, ALH Economics believes that Verilife is using the term dispensary to include operations
selling both medical and recreational cannabis, i.e., inclusive of medical dispensaries and recreational
cannabis stores.
1
2
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the state with the 10th greatest density. States that exceeded this density per 100,000 residents ranged
from 16.5 in Oregon to 1.7 in Michigan. Within this range, five states had more than 10 dispensaries
per 100,000 population. Other states with higher ratios than California included Oklahoma,
Colorado, and Nevada, among others. A few states had ratios similar to California, at 1.4
dispensaries per 100,000, with 21 states having less than 1.0 dispensary per 100,000 population.
These statewide figures indicate that as January 2020, California had a much lower density of
dispensaries than many other states, although the state’s cannabis industry is more evolved than in
many other states. The comparatively lower density throughout California (and the state’s many cities
as shown below) is due to the relative timing of cannabis legalization in California, where recreational
use, in particular, became legal in 2015 in Oregon, in 2012 in Colorado, versus 2016 in California.
Yet other states with high ratios of dispensaries legalized recreational cannabis subsequent to
California, such as Oklahoma in 2018 (with 15.6 dispensaries per 100,000 population) and Nevada
in 2017 (with 2.4 dispensaries per 100,000 population). The relative lag in California is likely due to
the state’s pace of developing and implementing cannabis industry regulations.
How cannabis dispensaries are distributed by city in California varies considerably from other U.S.
cities with well-established cannabis industries. Among the 600 cities included in Verilife’s analysis, the
top 30 had 5.2 to 18.1 dispensaries per 50,000 population. At the time of the Verilife study, only two
California cities were included in the top 30 - Cathedral City, with 11.8 dispensaries per 50,000
population and Santa Cruz with 6.2 per 50,000 population. Similar to the state-based analysis, a
select number of cities appear to have the densest distribution of cannabis dispensaries, with 17 cities
having 10+ dispensaries per 50,000 population. Examples of cities with this density, aside from the
above-referenced Cathedral City, include several cities in Oregon (Medford, Eugene, Portland, Salem,
and Bend) as well as several cities in Colorado (Pueblo, Denver, Boulder, and Colorado Springs).
Based on these city indicators, Stockton is significantly lagging behind other California cities and
many cities nationwide. At present, there are 5 licensed cannabis business retail storefronts in Stockton
open to the public, with 2 others approved but not yet open. 5 With a U.S. Census Bureau estimated
2020 population of 320,804,6 this means that Stockton’s current ratio of cannabis businesses to
50,000 population is 0.78, or less than 1.0. With the addition of the 2 approved stores and the
proposed Cookies retail cannabis storefront, this ratio would increase to 1.25. Both the current and
potential ratios are quite low compared to many cities nationwide. In the parlance of the retail
industry, these figures would suggest that Stockton’s retail cannabis trade is “under-retailed,” with the
capacity to absorb a significant number of additional cannabis storefronts to meet local demand.
The referenced Verilife analysis was current as of January 2020. Changes will have occurred in the
states and cities studied by Verilife since then, as marijuana laws continue to evolve, more states
legalize cannabis, and individual city cannabis sectors mature. In all likelihood, the cited state and city
ratios will have increased subsequent to January 2020. This likelihood further reinforces the finding
that Stockton’s cannabis industry is under-retailed, with the comparative ability to absorb yet other
cannabis retail storefronts to sufficiently meet locally-generated demand.

5
6

See: https://www.stocktonca.gov/government/departments/communityDevelop/cdPlanCanBus.html
https://www.census.gov/quickfacts/fact/table/stocktoncitycalifornia/INC110219
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As another point of comparison, earlier analysis prepared in 2018 by website herb.co presented
ratios of cannabis stores per 10,000 residents for 10 California cities. This ratio is scaled differently
from the Verilife ratio, with a lower population basis. The herb.co findings indicated that as of early
2018, the ratio of cannabis stores per 10,000 residents was as follows for select cities:
x
x
x
x
x
x
x
x
x
x

1.47 in Eureka
1.67 in West Hollywood
1.54 in Santa Cruz
1.85 in Vallejo
2.11 in Palm Springs
2.20 in Patterson
3.06 in Ukiah
3.67 in Cathedral City
3.78 in Desert Hot Springs
5.78 in Shasta Lake

Since these figures were derived in 2018, the ratios are likely even greater now, similar to the Verilife
ratios, as more stores have likely entered the market since 2018. In contrast, these ratios further
emphasize the low density of cannabis stores in Stockton, especially relative to other California cities.
Based on a scale reflecting the number of stores per 10,000 residents, the current Stockton ratio is
0.18, increasing to 0.25 with the addition of the approved retailers and the proposed Cookies store.
These figures are dramatically lower than the figures cited above for other California cities, further
emphasizing the comparative low density of stores in Stockton and the city’s likely undersupply of
cannabis retailers.

BENEFITS OF RETAIL CLUSTERING AND AGGLOMERATION
The Cookies retail cannabis storefront is proposed to be located close to the existing Zen Garden
Wellness cannabis retail store. This proximity is of some concern to Zen Garden Wellness as
demonstrated during the July 8, 2021 Planning Commission hearing where the proposed Cookies
store was seeking Planning Commission approval. In general, retail proximity of like stores (i.e., retail
agglomeration) is not necessarily disadvantageous to the proximate stores, and can instead be
beneficial to customers engaging in comparative shopping or seeking out the shopping experience
best suited to their interest and needs. This type of proximity, referred to as retail agglomeration, or
clustering, has been studied and discussed in academic literature for decades, among scholars in the
UK, the US, and other countries. Examples of some of these studies are briefly discussed below,
followed by more contemporary applications relative to the retail cannabis sector.
Retailer Perceptions of Retail Clustering and Agglomeration
An early example of this type of academic study includes a 1987 paper published by the Royal
Geographical Society, a learned society and professional body in the UK for geography, supporting
geography and geographers across the world. This 1987 paper, titled “A perceptual approach to
retail agglomeration” was authored by Stephen Brown, Professor at University of Ulster in Northern

Cookies Store Stockton Impact
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Ireland. 7 Notably, this paper makes reference to even earlier papers written by other scholars
exploring retail agglomeration. Brown’s paper examines the attitudes of retailers towards
agglomeration. It also explores the nature of “cumulative attraction” and identifies that retailers with
similar store types in close proximity are most aware of the benefits that clustering brings. Brown’s
study was based on a comprehensive survey of retailers’ attitudes to agglomeration, including a
survey of shopkeeper’s perceptions of adjacent businesses, and if retailers are aware of the benefits
that clustering is supposed to bring and do different retailers feel differently about clustering. The
shopkeepers were located in Central Belfast and represented a wide range of retail and retail service
outlets, including food, clothing, household goods, personal services, and other goods and services.
The chief survey question regarding retail agglomeration requested that shopkeepers indicate the
degree of agreement or disagreement with the following statement: “a neighboring establishment
in the same line of business as myself would have a beneficial effect on my volume of trade.” 8
Just over 40% of the respondents strongly agreed with this statement regarding retail agglomeration,
45% disagreed, and 15% were undecided. However, examination of the responses by type of retailer
indicated that the respondents who disagreed were strongly representative of Food and Leisure
Services. In contrast, two-thirds or more of retailers in the Clothing, Household Goods, and General
Stores strongly agreed or agreed with the statement. 9 In general, Brown found that retailers that
involve the greatest degree of comparison shopping are favorably disposed towards agglomeration.
Of particular note to Brown in evaluating the survey responses was the attitudes of retailers that
already had a similar type of retailer nearby. These respondents were much more inclined to agree
that having a like business nearby was beneficial, and were more favorably disposed for yet
additional competitors to locate nearby. 10 This finding held across all types of retailers and services,
even among those categories initially less in agreement with the agglomeration statement to begin
with. This finding led Brown to state “It appears that – irrespective of trade type – retailers with similar
neighbors are cognizant of the benefits that clustering can bring; whereas establishments in relative
isolation are (unnecessarily?) fearful of additional competition.” 11 In addition to this supportive finding
about retailer perceptions of retail agglomeration, Brown also noted that the survey indicated that
other features of retail agglomeration included increased consumer choice, consumer shopping
convenience, and the support of comparison shopping.
Retail Agglomeration Benefits for Store Survival
In a more recent paper from 2018, published in Urban Studies Journal, authors Conrad Kickert and
Rainer vom Hoffe from the University of Cincinnati explore the long-term sensitivity of retailers to
agglomeration for the purpose of assessing its theoretical benefits. This analysis was conducted by
studying the annualized chance of retail closures as a function of the number of surrounding retailers.
The study also explored how different types of retailers respond differently to agglomeration.
See: “A perceptual approach to retail agglomeration,” Stephen Brown, Department of Marketing and
Business Organization, University of Ulster, Northern Ireland, Area, Royal Geological Society, Area, 1987,
Vol. 19, No. 2, pp. 131-140. See: https://papers.ssrn.com/sol3/papers.cfm?abstract_id=2013457
8
Brown, page 133.
9
Ibid, page 134.
10
Ibid, page 137.
11
Ibid.
7
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The study classified retailers into 4 store typologies, including Run (i.e., convenience store), Fun,
Destination, and Bar/Restaurant. The Fun stores included typical comparison shopping goods, such as
department store, clothing, jewelry, and gifts. The study analyzed long-term store operation trends in
Detroit and The Hague (the Netherlands), to assess findings by city as well as across cities. 12
The study results indicated that the chance of a business closure in Detroit decreased on average 4.1%
with each additional surrounding like business. 13 Stores classified as Fun stores, or comparison
shopping stores, had a higher than average positive sensitivity to agglomeration, ascribed to their
desire to be surrounded by like stores for merchandise comparison by consumers. The authors
indicate that this finding corroborates retail literature “in their need for foot traffic and nearby peers to
generate impulse purchases and allow for the comparison of merchandise.” 14 Even the stores
classified as Run stores, or convenience stores (which includes personal care and drugstores), also
showed a significant correlation between the lack of agglomeration and establishment failure.
These findings are supportive of the proximate location of like retail outlets. This suggests the strong
potential for the proposed Cookies retail cannabis storefront to be compatible with the existing Zen
Garden Wellness retail cannabis store.
Cannabis Examples
North America Example. A very relevant example of this type of retail clustering, or agglomeration,
can be found in Canada, where the clustering of cannabis stores in Toronto recently caught the
interest of the Canadian on-line publication BNNBloomberg. In a November 2020 article discussing
proposed legislation regarding the distribution of cannabis shops, BNNBloomberg noted there are 30
cannabis stores open or with pending applications along a five-kilometer stretch (equivalent to 3
miles) of Queen Street West in Toronto. 15 The article noted other pockets in Toronto also showing
signs of cannabis store clustering.
Some academics were queried by BNNBloomberg about this retail cannabis store clustering. Their
responses suggested a couple key reasons why businesses typically cluster together, with the main one
relevant to cannabis stores comprising proximity to consumer markets. One of these academics,
located at a Canadian University’s Business School, likened this clustering to Manhattan’s “Jewelry
District,” or a “shopper’s mall effect,” where consumers can find exactly what they are looking for by
comparison shopping between venues. Another Canadian University School of Management
professor indicated that consumers can benefit from the ability to conduct product and price
comparison when cannabis or other types of stores are located close to each other. This professor
further indicated that retailers can capture consumer interest by appealing to certain demographics,
by choosing how they educate new users, or targeting customers who find their setting comfortable.
See: “Critical mass matters: The long-term benefits of retail agglomeration for establishment survival in
downtown Detroit and The Hague,” Conrad Kickert and Rainer vom Hoffe, Urban Studies, 2018, Vol.
55(3), pp 1033-1055.
13
Kickert and vom Hoffe, page 1050.
14
Ibid, page 1048.
15
See: https://www.bnnbloomberg.ca/cannabis-canada-weekly-how-retail-clustering-is-okay-for-pot12
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California Examples. The latter comment dovetails well with cannabis retail storefront findings in a
random selection of U.S. cities, including California cities. Weedmaps is a resource that identifies
locations of cannabis businesses throughout the United States. 16 For purposes of this map, businesses
are classified as retail storefront, delivery, and for medical or recreational use. Examination of this
map, as well as research through Yelp.com, identifies many locations where existing cannabis retail
storefronts are very proximate to each other, in some cases right across the street. Some of the
California cities where storefronts can be found almost adjacent to each other include Farmersville
(east of Visalia), Lompoc, Berkeley, Oakland, and San Bernardino. In some other locations. retail
cannabis storefronts are not quite adjacent to each other, but very close by, within 2 to 6 blocks.
Representative California locations with this proximity between stores include San Leandro, South
Sacramento, Vista, and Palm Springs. Outside of California, examination of the Weedmaps mapping
service suggests similar instances of stores with recreational or recreational and medical sales
proximate to each other, in locations including the following: Portland, OR; Fort Collins, CO;
Puyallup, WA; Yakima, WA; Juneau, AK; and Portland, ME. There are yet other cities where only
medical dispensaries are allowed that also have dispensaries proximate to each other, within a span
of 1to 4 blocks, in locations such as Helena, MO; Tulsa, OK; and Albuquerque, NM.
ALH Economics spoke to representatives of some of the California cannabis stores proximate to other
stores. These discussions indicated that store representatives believe cannabis stores close to each
other can co-exist, and that consumers will shop at the store where they feel most comfortable and
can best have their needs met. Some of this distinction can occur through store differentiation,
including product offerings (such as brand differentiation in quality and pricing), store ambiance,
customer age range and interests, type and level of customer education, and staff demographics. As
an example of compatible store proximity, ALH Economics spoke to representatives of Authentic 909
and Cookies San Bernardino, which each operate a retail cannabis outlet in San Bernardino where
the stores are located in abutting buildings and the door to door walking distance is 350’. These
representatives both indicated they co-exist well with the other store, notwithstanding their close
proximity. This coexistence is attributed to several factors, including pricing differences and client
demographics.
The compatibility of neighboring stores is also well exemplified by the actions of one retail cannabis
store owner in Farmersville, CA, due east of Visalia. This store is located just steps away from another
retail cannabis store, both of which opened about two years ago. The owners of the two stores have
just been granted approval to open new outlets in nearby Tulare where, as in Farmersville, the two
stores will be located very close to each other. The owner of one of these stores spoke at the Tulare
Public Hearing during which the two stores were approved, and specifically indicated the existing
stores were compatible with each other and that this compatibility was expected to carryover to the
new Tulare stores. A discussion between ALH Economics and a representative of the store whose
owner spoke indicated that the owner believes there is enough differentiation between the stores to
sufficiently result in support for both stores, despite their existing and planned immediate proximity to
each other.

16

See: Weedmaps.com.
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PRODUCT DIFFERENTIATION
With respect to product differentiation, as referenced above in the retail clustering discussion, both
theoretically and practically relative to the cited example in Farmersville and Tulare, ALH Economics
reviewed product lists and pricing at Zen Garden Wellness and representative Cookies stores. The Zen
Garden Wellness inventory was reviewed on-line on the store’s website at http://zen209.com/? In
contrast, the Cookies inventory was examined from a master product list provided by Cookies for the
purpose of this study, supplemented by on-line review of products available at a representative
Cookies store.
The results of this review identified that Zen Garden Wellness and Cookies both carry some brands
unique to each respective store, but there is also some brand overlap. All of Zen Garden Wellness’s
brands were reviewed in the major product categories of Flower, Pre-rolls, Edibles, Topicals,
Vaporizers, Tinctures, and Concentrates. A brand comparison with Cookies was conducted for most of
these categories. The results indicated that Cookies carries a wider range of brands for most
categories, plus some product categories not represented at Zen Garden Wellness, but that Zen
Garden Wellness carries many brands not available at Cookies. By product type, ALH Economics’
generalized analysis suggests that Zen Garden Wellness has the following percentages of brands
unique from Cookies:17
x
x
x
x
x
x

70% unique Flower brands
60% unique Pre-rolls Brands
50% unique Topicals brands
27% unique Edibles brands
25% unique Tinctures brands
20% unique CBD brands (this is a small subset of product availability at Zen Garden Wellness)

While the obverse of these percentages suggests there is more brand overlap in some product
categories than others, deeper analysis of the comparative products available at each store indicates
that brand varieties or specific products differ significantly between the two stores. Moreover, the
packaging sizes also vary, making price comparison a challenging task. However, ALH Economics
strove to identify identical products available at both stores to understand store pricing comparisons.
This price comparison was conducted for 15 matching store products. This included some brands with
differing varieties but with comparable quantities sold at each store. The results indicated that prices
were greater for 9 products at Zen Garden Wellness and 6 products at Cookies. The price premiums
at Zen Garden Wellness range from 1% to 38%, while the price premiums at Cookies range from 6%
to 33%. However, when the percentage price premiums were averaged across all the products
analyzed, the results indicated the average percentage premiums were almost identical, at 21% higher
prices for select products at Zen Garden Wellness compared to Cookies and 19% higher prices for
select products at Cookies compared to Zen Garden Wellness.

This is a generalized analysis, and some overlapping brands may not have been identified. All best
efforts were made to identify the overlapping brands. However, due to the manner in which the Cookies
data were organized, some matching brand identification may have been missed.
17
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This analysis suggests that Zen Garden Wellness and Cookies will have product differentiation with
little overall variance in average pricing. This bodes well for the proximate location of the stores to be
complementary and for both stores to be well-positioned to help serve Stockton’s relative under-supply
of cannabis stores.

CANNABIS DISPENSARY CRIME IMPACTS
Neighborhood safety from crime associated with cannabis stores was another concern raised
during the Planning Commission hearing for the Cookies store. A City of Stockton Police Lieutenant
who oversees the City’s Vice Unit (which monitors the cannabis establishments in the city) spoke at that
time, and indicated there isn’t any significant crime increase due to the existing Zen Garden Wellness
retail store near where the Cookies store plans to locate. 18 In May 2019, Leafly, a website focused on
cannabis use and education. prepared a Special Report that largely comprised a literature review of
scholarly papers addressing crime, teen use, and property values associated with cannabis stores. 19
The many scholarly articles reviewed for the purpose of this Special Report support the Police
Lieutenant’s position, a few of which are reviewed below, along with Leafly’s overall synthesis.
The Leafly Special Report authors reviewed 16 scholarly studies and articles on the topic of crime.
These studies and articles were published between 2012 and 2018. Of these 16 papers, 13 found
that the presence of cannabis dispensaries had a beneficial impact on crime, 2 had neutral findings,
and only 1 suggested there were negative crime impacts associated with dispensaries. Many of the
more academic studies were published in peer-reviewed publications, including the Institute for Labor
Economics, Preventive Medicine, the Journal of Urban Economics, the Journal of Economic Behavior &
Organization, the Journal of Drug Issues, the Journal of Studies on Alcohol and Drugs, and The
Economic Journal. These were the papers found to be the most rigorous in their analysis by Leafly.
In a high-level summary of the studies, Leafly cites “An overwhelming majority of studies – including
one from the journal Preventive Medicine in 2018, and a Federal Reserve Bank 2017 paper – found
no increase in crime related to the location of medical marijuana dispensaries or adult-use retail
stores.” 20 Based on its review of the literature, Leafly suggested that factors contributing to these
favorable impacts included the following: 21
x

Eyes on the Street. As vacant retail spaces are backfilled by dispensaries and retail cannabis
stores, with staff members seeking to ensure the safety and comfort of their customers, these
“eyes on the street” plus added foot traffic serve to reduce opportunistic crimes.

x

Cameras, Security Personnel. Per state regulations, most dispensaries and retail stores are
required to install and operate security systems that include cameras, security guards, locks,
and safes.

See City of Stockton, Planning Commission Transcript, Meeting of July 8, 2021, Palermo Reporting
Services, pp 6-7.
19
“Special Report: Debunking Dispensary Myths,” Leafy, David Downs and Bruce Barcott, 2019. See
https://drive.google.com/file/d/1osj59y1stEz_vwsxV_O8_3s6rRC9wMLS/view
20
See: https://www.leafly.com/news/politics/debunking-dispensary-myths, page 3.
21
“Debunking Dispensary Myths,” David Downs and Bruce Barcott, page 10.
18
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x

Decreased Illicit Trade. State-licensed dispensaries and stores may decrease the level of illicit
cannabis trade.

x

Police Resource Savings. Ending the expenditure of tax money on low-level cannabis arrests
frees up more police resources for higher-priority criminal cases.

An ALH Economics independent search for studies and articles addressing crime impacts identified
many of the same papers relied upon by Leafly, plus two additional papers. Review of these papers
corroborates the findings summarized by Leafly. Summaries of some of the papers relied upon by
Leafly are included in Appendix B, along with summaries of two subsequently published papers.
The studies and articles identified by Leafly, and verified by ALH Economics, indicate there is an
overwhelming amount of scholarly research that finds no correlation between the presence of
marijuana dispensaries or retail stores and increased violent or property crime. This suggests that the
addition of the proposed Cookies retail storefront to the Hammer Ranch Shopping Center in Stockton,
CA will not result in increased crime, and could potentially help reduce loitering and other negative
impacts at the center due to reduced shop vacancy and increased security and foot traffic.

COOKIES RETAIL STOREFRONT IMPACT CONCLUSION
These study findings suggest several factors supportive of the proposed Cookies retail cannabis
storefront, resulting in the low likelihood of negative store impacts. These factors include the following:
x

Stockton appears to be under-retailed with cannabis storefronts. Even with the addition of the
proposed Cookies store, Stockton will continue to be grossly under-retailed compared to other
cities across the United States where medical and recreational cannabis are legal, and
especially in California.

x

The clustering of like retail stores is often beneficial to individual stores as well as the shopping
districts where they are located. Most scholarly studies analyzing the benefits of clustering do
not explicitly explore the clustering of cannabis dispensaries and stores. However, there are
numerous instances where cannabis dispensaries and stores are clustered, in the United States
and beyond, even with examples of other stores located almost next door to each other or
within up to 5 to 6 blocks away. In a most salient example, two stores operating almost
directly across from each other elsewhere in the Central Valley are choosing to repeat that
locational proximity in another Central Valley location.

x

Detailed analysis of the products, brands, and pricing strategies at Zen Garden Wellness and
Cookies suggests there will be product differentiation between the two stores, with little overall
variance in average pricing. This further suggests the stores can be complementary to each
other, with both serving to address Stockton’s under-supply of cannabis stores.

x

The majority of scholarly studies on the impacts of marijuana dispensaries and stores find
there is no correlation between their presence and increased violent or property crime. This
includes research conducted in some California cities. Further, for the July 2021 Planning
Commission hearing, the City staff report stated “The Stockton Police Department has
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reviewed the application and indicates no opposition to this proposed project.” 22 In similar
fashion, the City staff report for the upcoming City Council meeting on September 28 states
“The Stockton Police Department has reviewed the application and indicated no concerns with
the proposed project.” 23
x

This suggests that the addition of the proposed Cookies retail storefront to the Hammer Ranch
Shopping Center in Stockton, CA will not result in increased crime, and could potentially help
reduce loitering and other negative impacts at the center due to reduced shop vacancy and
increased security and foot traffic.

Based on these study findings, ALH Economics concludes that the proposed Cookies retail cannabis
storefront is not likely to result in negative impacts in Stockton, including on the long-term business
operations of the nearby Zen Garden Wellness retail cannabis dispensary.

CLOSING
ALH Urban & Regional Economics was pleased to prepare these findings pertinent to the proposed
Cookies cannabis retail storefront in Stockton, California. Please let us know if you have any
comments or questions on the analysis.
Sincerely,
ALH Urban & Regional Economics

Amy L. Herman
Principal
ALH Econ/2021/2111/Report/2111.r03.doc

22
23

See City of Stockton, Legislation Text, File #: 21-0410. Version: 1, page 1. Printed on 7/1/2021.
See City of Stockton, Legislation Text, File #: 21-0648. Version: 1, page 4. Printed on 9/21/2021.
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ASSUMPTIONS AND GENERAL LIMITING CONDITIONS
ALH Urban & Regional Economics has made extensive efforts to confirm the accuracy and timeliness
of the information contained in this study. Such information was compiled from a variety of sources,
including interviews with government officials, review of City and County documents, and other third
parties deemed to be reliable. Although ALH Urban & Regional Economics believes all information in
this study is correct, it does not warrant the accuracy of such information and assumes no
responsibility for inaccuracies in the information by third parties. We have no responsibility to update
this report for events and circumstances occurring after the date of this report. Further, no guarantee
is made as to the possible effect on development of present or future federal, state or local legislation,
including any regarding environmental or ecological matters.
The accompanying projections and analyses are based on estimates and assumptions developed in
connection with the study. In turn, these assumptions, and their relation to the projections, were
developed using currently available economic data and other relevant information. It is the nature of
forecasting, however, that some assumptions may not materialize, and unanticipated events and
circumstances may occur. Therefore, actual results achieved during the projection period will likely
vary from the projections, and some of the variations may be material to the conclusions of the
analysis.
Contractual obligations do not include access to or ownership transfer of any electronic data
processing files, programs or models completed directly for or as by-products of this research effort,
unless explicitly so agreed as part of the contract.

APPENDIX A
FIRM QUALIFICATIONS AND PRINCIPAL RESUME
FIRM INTRODUCTION
ALH Urban & Regional Economics (ALH Economics) is a sole proprietorship devoted to providing
urban and regional economic consulting services to clients throughout California. The company was
formed in June 2011. Until that time, Amy L. Herman, Principal and Owner (100%) of ALH
Economics, was a Senior Managing Director with CBRE Consulting in San Francisco, a division of the
real estate services firm CB Richard Ellis. CBRE Consulting was the successor firm to Sedway Group, in
which Ms. Herman was a part owner, which was a well-established urban economic and real estate
consulting firm acquired by CB Richard Ellis in late 1999.
ALH Economics provides a range of economic consulting services, including:
x
x
x
x
x
x

fiscal and economic impact analysis
CEQA-prescribed urban decay analysis
economic studies in support of general plans, specific plans, and other long-range planning
efforts
market feasibility analysis for commercial, housing, and industrial land uses
economic development and policy analysis
other specialized economic analyses tailored to client needs

Since forming ALH Economics, Ms. Herman’s client roster includes California cities, counties, and
other public agencies; educational institutions; architectural, environmental, and other real estaterelated consulting firms; commercial and residential developers; non-profits; and law firms. A select
list of ALH Economics clients includes the following:
x

x
x

x

x
x

the cities of Concord, Pleasanton, Tracy, Dublin, Inglewood, Petaluma, and Los Banos, the
Office of Community Investment and Infrastructure as Successor Agency to the Redevelopment
Agency of the City and County of San Francisco, Alameda County Community Development
Agency, the Alameda County Fair, Bay Area Rapid Transit District, East Bay Community
Energy, and The Presidio Trust;
the University of California at Berkeley, Stanford Real Estate, The Primary School, The
Claremont Colleges Services, and the University of California at Riverside;
Environmental Science Associates (ESA), Dudek, Group 4 Architecture, Research + Planning,
Inc., Paul Halajian Architects, LSA Associates, Raney Planning and Management, Inc., First
Carbon Solutions - Michael Brandman Associates, and Infrastructure Management Group,
Inc.;
Catellus Development Corporation, Maximus Real Estate Partners, New West Communities,
Build, Inc., Arcadia Development Co., KB Home, Howard Hughes Corporation dba Victoria
Ward LLC, Blu Homes, Inc., Kimco Realty, Align Real Estate LLC, Centercal, Carvana Co., and
Trammell Crow Residential;
Costco Wholesale Corporation, One Medical, Golden State Lumber, Public Storage, Home
Depot, and Lifetime Fitness;
Gresham Savage Nolan & Tilden, PC, Remy Moose Manley, Pelosi Law Group, Sedgwick LLP,
Coblentz Patch Duffy & Bass LLP

Throughout her more than 30-year career, Ms. Herman has managed real estate consulting
assignments for hundreds of additional clients, including many California cities, corporations,
residential, commercial, and industrial real estate developers, and Fortune 100 firms.

PRINCIPAL INTRODUCTION
Ms. Amy Herman, Principal of ALH Economics, has directed assignments for corporate, institutional,
non-profit, and governmental clients in key service areas, including commercial market analysis, fiscal
and economic impact analysis, economic development and redevelopment, location analysis,
strategic planning, and policy analysis. During her career spanning over 30 years, Ms. Herman has
supported client goals in many ways, such as to assess supportable real estate development,
demonstrate public and other project benefits, to assess public policy implications, and to evaluate
and maximize the value of real estate assets. In addition, her award-winning economic development
work has been recognized by the American Planning Association, the California Redevelopment
Association, and the League of California Cities.
Prior to forming ALH Economics, Ms. Herman worked for 20 years as an urban economist with
Sedway Group and then CBRE Consulting’s Land Use and Economics practice. Her prior professional
work experience included 5 years in the Real Estate Consulting Group of the now defunct accounting
firm Laventhol & Horwath (L&H), preceded by several years with the real estate consulting firm Land
Economics Group, which was acquired by L&H. During the course of her career, Ms. Herman has
established a strong professional network and client base providing access to contacts and experts
across a wide spectrum of real estate and urban development resources.
Ms. Herman holds a Master of Community Planning degree from the University of Cincinnati and a
Bachelor of Arts degree in urban policy studies from Syracuse University. She pursued additional postgraduate studies in the Department of City and Regional Planning at the University of California at
Berkeley. A professional resume for Ms. Herman follows.

APPENDIX B
SUMMARIES OF SELECT PAPERS ON CANNABIS CRIME IMPACTS
The Leafly Special Report findings on crime impacts of cannabis dispensaries and retail stores were
based upon staff review of 16 scholarly studies and articles. An ALH Economics independent search
for papers and articles addressing crime impacts of cannabis dispensaries and retail stores identified
many of the same papers relied upon by Leafly, plus some additional papers. Brief reviews of the
specific findings from some of these studies are presented below, based upon ALH Economics review
of the papers or abstracts thereof. The papers are ordered from oldest to newest. The papers with
dates in 2019 were not included in the Leafly literature review and thus present information new since
the Leafly Special Report publication date. The reviews below cite the title of the article or paper, and
provide full citations in the footnotes.
x

“Exploring the Ecological Association Between Crime and Medical Marijuana
Dispensaries,” 2012. 24 Based on a study of 95 census tracts in Sacramento, CA during
2009, this study found that density of medical marijuana dispensaries was not associated with
violent or property crime rates. Other variables that were found to be associated with crime
included percentage of commercially zoned areas, percentage of one-person households,
unemployment rate, and percentage of population 15-24 years old.

x

“The Geography of Crime and Violence Surrounding Tobacco Shops, Medical
Marijuana Dispensaries, and Off-Sale Alcohol Outlets in a Large, Urban Low-Income
Community of Color,” 2017. 25 This study sought to explore the geographic associations
between three types of legal drug outlets (alcohol, marijuana, and tobacco) with surrounding
crime and violence in South Los Angeles. Based on data analyzed from 2014, the study found
that average property and violent crime rates within 100-foot buffers of shops selling tobacco
and alcohol substantially exceeded community-wide average crime rates, but that no
significant increases were found to be associated with medical marijuana dispensaries.

x

“Going to Pot? The Impact of Dispensary Closures on Crime,” 2017. 26 Based on analysis
of the mass closing of medical marijuana dispensaries in Los Angeles, this study found an
immediate increase in crime around dispensaries ordered to close relative to those allowed to
remain open. This paper posited the “eyes on the street” explanation presented above, with
crime no longer deterred by the added eyes on the street due to customer visitation and the
presence of bystanders.

“Exploring the Ecological Association Between Crime and Medical Marijuana Dispensaries,” Nancy
Kepple and Bridget Freisthier, Journal of Studies on Alcohol and Drugs, 2012, Jul: 73(4), pp 523-530.
See: https://pubmed.ncbi.nlm.nih.gov/22630790/
25
“The Geography of Crime and Violence Surrounding Tobacco Shops, Medical Marijuana Dispensaries,
and Off-Sale Alcohol Outlets in a Large, Urban Low-Income Community of Color,” Andrew Subica, Jason
A. Douglas, Nancy J. Kepple, Sandra Villaneuva, and Cheryl T. Grills, Preventive Medicine, Volume 108,
March 2018, Pages 8-16. See: https://pubmed.ncbi.nlm.nih.gov/29277409/
26
“Going to Pot? The Impact of Dispensary Closures on Crime,” Tom Chang and Mireille Jacobson,
Journal of Urban Economics, 2017 Jul: 100: 120-136.
See https://www.ncbi.nlm.nih.gov/pmc/articles/PMC5703207/
24

x

“High on Crime? Exploring the Effects of Marijuana Dispensary Laws on Crime in
California Counties,” 2018. 27 This study sought to examine the impacts of local marijuana
ordinances in California and assess the impacts on crime. The study explored the extent to
which counties that permit dispensaries experience changes in violent, property, and
marijuana use crimes. The results suggested no relationship between county laws that legally
permit dispensaries and reported violent crime. It also found a negative and significant
relationship between the presence of dispensaries and property crime rates. The authors cite
that these results are consistent with other recent studies suggesting that dispensaries help
reduce crime by reducing building vacancies and putting more security in these areas.

x

“Not in my backyard? Not so fast. The effect of marijuana legalization on
neighborhood crime,” 2019. 28 Based upon review of micro-level data in Denver, CO, this
study found that an additional dispensary in a neighborhood leads to a reduction of 17
crimes per month per 10,000 residents, which corresponds to roughly a 19% decline relative
to the average crime rate over the same period.

x

“The Cannabis Effect on Crime: Time-Series Analysis of Crime in Colorado and
Washington State,” 2019. 29 This study sought to determine if crime rates in Colorado and
Washington, the first two states to legalize marijuana, were influenced by marijuana
legalization. The findings suggest that marijuana legalization and sales have had minimal to
no effect on major crimes in Colorado or Washington. There were no observed statistically
significant long-term effects of recreational cannabis laws or the initiation of retail sales on
violent or property crime rates in these states.

As these studies indicate, plus others reflected in the Leafly Special Report but not included herein,
there is an overwhelming amount of scholarly research that finds no correlation between the presence
of marijuana dispensaries or retail stores and increased violent or property crime.

“High on Crime? Exploring the Effects of Marijuana Dispensary Laws on Crime in California Counties,”
Priscillia Hunt, Rosalie Liccardo Pacula, and Gabrial Weinberger, Institute of Labor Economics, Discussion
Paper Series, May 2018. IZA DP No. 11567. See: https://ftp.iza.org/dp11567.pdf
28
“Not in my backyard? Not so fast. The Effect of Marijuana Legalization on Neighborhood Crime,”
Regional Science and Urban Economics, Volume 78, September 2019, Jeffrey Brinkman and David MokLamme. See: https://www.sciencedirect.com/science/article/abs/pii/S016604621830293X#!
27

“The Cannabis Effect on Crime: Time-Series Analysis of Crime in Colorado and Washington State,”
Ruibin Lu, Dale Willits, Mary K. Stohr, David Makin, John Snyder, and Nicholas Lovrich, Justice
Quarterly, Volume 38, 2021 – Issue 4, pp 565-595.
29

See: https://www.tandfonline.com/doi/full/10.1080/07418825.2019.1666903?src=recsys

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Allison Lambertson
Monday, September 27, 2021 2:26 PM
Stephanie Ocasio;CC_Office
William Crew;Nicole Moore;Lori Asuncion
RE: Appeal to the City Council for approval of Commission Use Permit and
Administrative Use Permit – Cannabis Dispensary

Will do.
Thanks,

Allison K. Lambertson, Supervising Deputy City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7121

From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Monday, September 27, 2021 2:25 PM
To: CC_Office <CC_Office@stocktonca.gov>
Cc: William Crew <William.Crew@stocktonca.gov>; Nicole Moore <Nicole.Moore@stocktonca.gov>; Lori Asuncion
<Lori.Asuncion@stocktonca.gov>
Subject: FW: Appeal to the City Council for approval of Commission Use Permit and Administrative Use Permit –
Cannabis Dispensary
Good Afternoon,
Can you please forward this to the City Council as public comment?
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: Mendoza, Clarissa <CMendoza@rutan.com>
Sent: Friday, September 24, 2021 12:32 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
1

Cc: Lanferman, David <DLanferman@rutan.com>; Lori Asuncion <Lori.Asuncion@stocktonca.gov>; Eliza Garza
<Eliza.Garza@stocktonca.gov>; Raj J. Pottabathni <raj@jivalife.org>; zach@drivonconsulting.com
Subject: Appeal to the City Council for approval of Commission Use Permit and Administrative Use Permit – Cannabis
Dispensary
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Dear Ms. Ocasio,
Attached please find written correspondence from Mr. Lanferman with respect to the above-referenced matter.
Best,
Clarissa Mendoza
Legal Secretary
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1500 x7725
CMendoza@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.
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David P. Lanferman
Direct Dial: (650) 320-1507
E-mail: dlanferman@rutan.com

September 24, 2021
VIA E-MAIL[Stephanie.Ocasio@stocktonca.gov]
Stephanie Ocasio
Assistant Community Development Director
CITY OF STOCKTON
425 N. El Dorado Street
Stockton, CA 95202
Re:

Appeal to the City Council for approval of Commission Use Permit and
Administrative Use Permit – Cannabis Dispensary
Council Agenda for September 28, 2021, Item # 16.3
2020 Commercial Cannabis Lottery No. RE-332 (Equity Program)
Application No. P20-0693
Applicant: Jiva SCK LLC (Heng Heung & Raj Pottabathni)

Dear Assistant Director Ocasio:
Following up on my letter of September 13, 2021, to the Mayor and City Council regarding
the appeal of this application for CUP and AUP approval, I am respectfully providing a REPORT
by ALH URBAN & REGIONAL ECONOMICS, dated September 24, 2021 in support of our appeal.
The attached Report by ALH Urban & Regional Economics responds to, and effectively
refutes, speculative comments raised during the Planning Commission hearing on this application
regarding possible economic impact of the proposed new dispensary on the existing Zen Gardens
Wellness dispensary or possible impact on crime in the area. Under the City Council’s adopted
criteria in the Municipal Code, the possibility of economic impact on one existing business due to
fear of increased business competition should not even be a relevant consideration – as we have
previously pointed out. However, even if relevant, the attached Report provides substantial
evidence further demonstrating that such speculation about adverse impacts of retail agglomeration
or clustering of similar businesses is unfounded. To the contrary, the Report demonstrates:
x
x

The clustering of like retail stores is often beneficial to individual stores as well as to
the surrounding shopping districts;
Cannabis dispensaries located in proximity to other dispensaries can be
complementary, and economically beneficial to both stores, particularly where – as
here – there is product differentiation between the stores

Rutan & Tucker, LLP | 455 Market Street, Suite 1870
San Francisco, CA 94105 | 650-263-7900 | Fax 650-263-7901
Orange County | Palo Alto | San Francisco | www.rutan.com

2783/036991-0001
16983419.1 a09/24/21

Stephanie Ocasio
September 24, 2021
Page 2
x
x
x

There are many examples where the location of two or more cannabis dispensaries in
proximity has allowed both businesses to operate without adverse impact;
Statistically, the Stockton metropolitan market area appears to be under-served by retail
cannabis businesses in contrast to other comparable urban areas; and
There is no correlation between the presence of retail cannabis dispensaries and
increased violent or property crime – consistent with the testimony of the Stockton
Police Department.

Accordingly, the attached Report provides substantial evidence further supporting the Staff
recommendation for the Council to grant the appeal, and grant approval of the permits. We
respectfully request that copies of this Report by ALH Urban & Regional Economics be provided
to all members of the Council as soon as possible, and prior to the hearing on Tuesday
September 28, 2021. Thank you for your courtesy and consideration.
RUTAN & TUCKER, LLP

David
P. L
Lanferman
D
id P
f
cc:

Lori Asuncion, Assistant City Attorney, via email
Eliza Garza, City Clerk, via email & Fed Ex
Raj Pottabathni, via email
Heng Heung
Zach Drivon, via email

Attachment:

2783/036991-0001
16983419.1 a09/24/21

REPORT BY ALH URBAN & REGIONAL ECONOMICS, September 24, 2021, “Cannabis
Retail Store Impact Study”

ALH|ECON
ALH Urban & Regional Economics
2239 Oregon Street
Berkeley, CA 94705
510.704.1599
aherman@alhecon.com

September 24, 2021
David P. Lanferman
Rutan & Tucker, LLP
455 Market Street, Suite 1870
San Francisco, CA 94105

Re: Jiva SCK LLC (P20-0693) dba Cookies Stockton – Commercial Cannabis retail
Storefront Impact Study, Hammer Ranch Shopping Center (7616 Pacific Ave., Ste A5,
Stockton, CA)
Dear Mr. Lanferman:
ALH Urban & Regional Economics (ALH Economics) has prepared an impact analysis of a proposed
6,500-square-foot retail storefront and non-retail (delivery) storefront cannabis business in Stockton,
CA. This store is proposed to be located in the Hammer Ranch Shopping Center and will be operated
through a licensing agreement under the banner of the cannabis retail brand “Cookies”. Cookies
operates stores nationwide, with an emphasis on locations throughout California. The Cookies stores
nearest to Stockton are in Modesto and Sacramento.

On July 8, 2021, this proposed store was denied a Commission Use Permit and an Administrative
Use Permit by a vote of 4-2 by the Stockton Planning Commission (one Commissioner not present).
Factors influencing this vote included concerns raised by Zen Garden Wellness about possible
competition and economic impacts on its existing retail cannabis store near the proposed Cookies
location, and speculation about possible impacts on crime.
ALH Economics was retained to prepare a study to address these concerns. Accordingly, these topics,
along with additional topics regarding Stockton’s position as an under-retailed location relative to
local cannabis retail store demand and the clustering impacts of like retail outlets are addressed in
this report. The study findings are subject to the assumptions and general limiting conditions included
at the end of the report. For general information purposes a description of ALH Economics and
resume of the firm Principal, Amy L. Herman, is included in Appendix A.

SUMMARY OF FINDINGS AND CONCLUSIONS
Highlights of each topic explored in the study are as follows:
x

Stockton appears to be under-retailed with cannabis storefronts. Even with the addition of the
proposed Cookies store and two stores already approved, Stockton will continue to be grossly
under-retailed compared to other cities across the United States where medical and
recreational cannabis are legal, and especially in California.
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x

The clustering of like retail stores is often beneficial to individual stores as well as the shopping
districts where they are located. Most scholarly studies analyzing the benefits of clustering do
not explicitly explore the clustering of cannabis dispensaries and stores. However, there are
numerous instances where cannabis dispensaries and stores are clustered, even with examples
of other stores located almost next door to each other or 5 to 6 blocks away. In a most salient
example, two stores operating almost directly across from each other elsewhere in the Central
Valley are choosing to repeat that locational proximity in another Central Valley location.

x

Detailed analysis of the products, brands, and pricing strategies at Zen Garden Wellness and
Cookies suggests there will be product differentiation between the two stores, with little overall
variance in average pricing. This further suggests the stores can be complementary to each
other, with both serving to address under-supply of cannabis stores.

x

The majority of scholarly studies on the impacts of marijuana dispensaries and stores find
there is no correlation between their presence and increased violent or property crime. This
includes research conducted in some California cities. Further, for the July 2021 Planning
Commission hearing, the City staff report stated “The Stockton Police Department has
reviewed the application and indicates no opposition to this proposed project.”1 In similar
fashion, the City staff report for the upcoming City Council meeting on September 28 states
“The Stockton Police Department has reviewed the application and indicated no concerns with
the proposed project.” 2 All these findings suggest that the addition of the proposed Cookies
retail storefront to the Hammer Ranch Shopping Center will not result in increased crime, and
could potentially help reduce loitering and other negative impacts at the center due to reduced
shop vacancy and increased security and foot traffic.

Based on these study findings, ALH Economics concludes that the proposed Cookies retail cannabis
storefront is not likely to result in negative impacts in Stockton, including on the long-term business
operations of the nearby Zen Garden Wellness retail cannabis dispensary.

COMPARATIVE CANNABIS RETAIL STORE DENSITY
On a per capita basis, Stockton has a low ratio of dispensaries to population compared to many other
cities in the United States with legalized medical and recreational marijuana, as well as other
California cities. Analysis prepared by Verilife, a dispensary operating throughout the United States,
provides information on the per capita density of dispensaries in 36 states and 600 U.S. cities as of
January 2020. 3 Verilife’s density measure reflects the number of dispensaries per 100,000 population
for states and 50,000 population for cities. 4
The findings from Verilife’s analysis indicate that as of January 2020, the State of California had 1.6
marijuana dispensaries per 100,000 population. Among the 36 states studied, California ranked as
See City of Stockton, Legislation Text, File #: 21-0410. Version: 1, page 1. Printed on 7/1/2021.
See City of Stockton, Legislation Text, File #: 21-0648. Version: 1, page 4. Printed on 9/21/2021.
3
See: https://www.verilife.com/blog/united-states-weed#.
4
In this context, ALH Economics believes that Verilife is using the term dispensary to include operations
selling both medical and recreational cannabis, i.e., inclusive of medical dispensaries and recreational
cannabis stores.
1
2
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the state with the 10th greatest density. States that exceeded this density per 100,000 residents ranged
from 16.5 in Oregon to 1.7 in Michigan. Within this range, five states had more than 10 dispensaries
per 100,000 population. Other states with higher ratios than California included Oklahoma,
Colorado, and Nevada, among others. A few states had ratios similar to California, at 1.4
dispensaries per 100,000, with 21 states having less than 1.0 dispensary per 100,000 population.
These statewide figures indicate that as January 2020, California had a much lower density of
dispensaries than many other states, although the state’s cannabis industry is more evolved than in
many other states. The comparatively lower density throughout California (and the state’s many cities
as shown below) is due to the relative timing of cannabis legalization in California, where recreational
use, in particular, became legal in 2015 in Oregon, in 2012 in Colorado, versus 2016 in California.
Yet other states with high ratios of dispensaries legalized recreational cannabis subsequent to
California, such as Oklahoma in 2018 (with 15.6 dispensaries per 100,000 population) and Nevada
in 2017 (with 2.4 dispensaries per 100,000 population). The relative lag in California is likely due to
the state’s pace of developing and implementing cannabis industry regulations.
How cannabis dispensaries are distributed by city in California varies considerably from other U.S.
cities with well-established cannabis industries. Among the 600 cities included in Verilife’s analysis, the
top 30 had 5.2 to 18.1 dispensaries per 50,000 population. At the time of the Verilife study, only two
California cities were included in the top 30 - Cathedral City, with 11.8 dispensaries per 50,000
population and Santa Cruz with 6.2 per 50,000 population. Similar to the state-based analysis, a
select number of cities appear to have the densest distribution of cannabis dispensaries, with 17 cities
having 10+ dispensaries per 50,000 population. Examples of cities with this density, aside from the
above-referenced Cathedral City, include several cities in Oregon (Medford, Eugene, Portland, Salem,
and Bend) as well as several cities in Colorado (Pueblo, Denver, Boulder, and Colorado Springs).
Based on these city indicators, Stockton is significantly lagging behind other California cities and
many cities nationwide. At present, there are 5 licensed cannabis business retail storefronts in Stockton
open to the public, with 2 others approved but not yet open. 5 With a U.S. Census Bureau estimated
2020 population of 320,804,6 this means that Stockton’s current ratio of cannabis businesses to
50,000 population is 0.78, or less than 1.0. With the addition of the 2 approved stores and the
proposed Cookies retail cannabis storefront, this ratio would increase to 1.25. Both the current and
potential ratios are quite low compared to many cities nationwide. In the parlance of the retail
industry, these figures would suggest that Stockton’s retail cannabis trade is “under-retailed,” with the
capacity to absorb a significant number of additional cannabis storefronts to meet local demand.
The referenced Verilife analysis was current as of January 2020. Changes will have occurred in the
states and cities studied by Verilife since then, as marijuana laws continue to evolve, more states
legalize cannabis, and individual city cannabis sectors mature. In all likelihood, the cited state and city
ratios will have increased subsequent to January 2020. This likelihood further reinforces the finding
that Stockton’s cannabis industry is under-retailed, with the comparative ability to absorb yet other
cannabis retail storefronts to sufficiently meet locally-generated demand.

5
6

See: https://www.stocktonca.gov/government/departments/communityDevelop/cdPlanCanBus.html
https://www.census.gov/quickfacts/fact/table/stocktoncitycalifornia/INC110219
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As another point of comparison, earlier analysis prepared in 2018 by website herb.co presented
ratios of cannabis stores per 10,000 residents for 10 California cities. This ratio is scaled differently
from the Verilife ratio, with a lower population basis. The herb.co findings indicated that as of early
2018, the ratio of cannabis stores per 10,000 residents was as follows for select cities:
x
x
x
x
x
x
x
x
x
x

1.47 in Eureka
1.67 in West Hollywood
1.54 in Santa Cruz
1.85 in Vallejo
2.11 in Palm Springs
2.20 in Patterson
3.06 in Ukiah
3.67 in Cathedral City
3.78 in Desert Hot Springs
5.78 in Shasta Lake

Since these figures were derived in 2018, the ratios are likely even greater now, similar to the Verilife
ratios, as more stores have likely entered the market since 2018. In contrast, these ratios further
emphasize the low density of cannabis stores in Stockton, especially relative to other California cities.
Based on a scale reflecting the number of stores per 10,000 residents, the current Stockton ratio is
0.18, increasing to 0.25 with the addition of the approved retailers and the proposed Cookies store.
These figures are dramatically lower than the figures cited above for other California cities, further
emphasizing the comparative low density of stores in Stockton and the city’s likely undersupply of
cannabis retailers.

BENEFITS OF RETAIL CLUSTERING AND AGGLOMERATION
The Cookies retail cannabis storefront is proposed to be located close to the existing Zen Garden
Wellness cannabis retail store. This proximity is of some concern to Zen Garden Wellness as
demonstrated during the July 8, 2021 Planning Commission hearing where the proposed Cookies
store was seeking Planning Commission approval. In general, retail proximity of like stores (i.e., retail
agglomeration) is not necessarily disadvantageous to the proximate stores, and can instead be
beneficial to customers engaging in comparative shopping or seeking out the shopping experience
best suited to their interest and needs. This type of proximity, referred to as retail agglomeration, or
clustering, has been studied and discussed in academic literature for decades, among scholars in the
UK, the US, and other countries. Examples of some of these studies are briefly discussed below,
followed by more contemporary applications relative to the retail cannabis sector.
Retailer Perceptions of Retail Clustering and Agglomeration
An early example of this type of academic study includes a 1987 paper published by the Royal
Geographical Society, a learned society and professional body in the UK for geography, supporting
geography and geographers across the world. This 1987 paper, titled “A perceptual approach to
retail agglomeration” was authored by Stephen Brown, Professor at University of Ulster in Northern
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Ireland. 7 Notably, this paper makes reference to even earlier papers written by other scholars
exploring retail agglomeration. Brown’s paper examines the attitudes of retailers towards
agglomeration. It also explores the nature of “cumulative attraction” and identifies that retailers with
similar store types in close proximity are most aware of the benefits that clustering brings. Brown’s
study was based on a comprehensive survey of retailers’ attitudes to agglomeration, including a
survey of shopkeeper’s perceptions of adjacent businesses, and if retailers are aware of the benefits
that clustering is supposed to bring and do different retailers feel differently about clustering. The
shopkeepers were located in Central Belfast and represented a wide range of retail and retail service
outlets, including food, clothing, household goods, personal services, and other goods and services.
The chief survey question regarding retail agglomeration requested that shopkeepers indicate the
degree of agreement or disagreement with the following statement: “a neighboring establishment
in the same line of business as myself would have a beneficial effect on my volume of trade.” 8
Just over 40% of the respondents strongly agreed with this statement regarding retail agglomeration,
45% disagreed, and 15% were undecided. However, examination of the responses by type of retailer
indicated that the respondents who disagreed were strongly representative of Food and Leisure
Services. In contrast, two-thirds or more of retailers in the Clothing, Household Goods, and General
Stores strongly agreed or agreed with the statement. 9 In general, Brown found that retailers that
involve the greatest degree of comparison shopping are favorably disposed towards agglomeration.
Of particular note to Brown in evaluating the survey responses was the attitudes of retailers that
already had a similar type of retailer nearby. These respondents were much more inclined to agree
that having a like business nearby was beneficial, and were more favorably disposed for yet
additional competitors to locate nearby. 10 This finding held across all types of retailers and services,
even among those categories initially less in agreement with the agglomeration statement to begin
with. This finding led Brown to state “It appears that – irrespective of trade type – retailers with similar
neighbors are cognizant of the benefits that clustering can bring; whereas establishments in relative
isolation are (unnecessarily?) fearful of additional competition.” 11 In addition to this supportive finding
about retailer perceptions of retail agglomeration, Brown also noted that the survey indicated that
other features of retail agglomeration included increased consumer choice, consumer shopping
convenience, and the support of comparison shopping.
Retail Agglomeration Benefits for Store Survival
In a more recent paper from 2018, published in Urban Studies Journal, authors Conrad Kickert and
Rainer vom Hoffe from the University of Cincinnati explore the long-term sensitivity of retailers to
agglomeration for the purpose of assessing its theoretical benefits. This analysis was conducted by
studying the annualized chance of retail closures as a function of the number of surrounding retailers.
The study also explored how different types of retailers respond differently to agglomeration.
See: “A perceptual approach to retail agglomeration,” Stephen Brown, Department of Marketing and
Business Organization, University of Ulster, Northern Ireland, Area, Royal Geological Society, Area, 1987,
Vol. 19, No. 2, pp. 131-140. See: https://papers.ssrn.com/sol3/papers.cfm?abstract_id=2013457
8
Brown, page 133.
9
Ibid, page 134.
10
Ibid, page 137.
11
Ibid.
7
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The study classified retailers into 4 store typologies, including Run (i.e., convenience store), Fun,
Destination, and Bar/Restaurant. The Fun stores included typical comparison shopping goods, such as
department store, clothing, jewelry, and gifts. The study analyzed long-term store operation trends in
Detroit and The Hague (the Netherlands), to assess findings by city as well as across cities. 12
The study results indicated that the chance of a business closure in Detroit decreased on average 4.1%
with each additional surrounding like business. 13 Stores classified as Fun stores, or comparison
shopping stores, had a higher than average positive sensitivity to agglomeration, ascribed to their
desire to be surrounded by like stores for merchandise comparison by consumers. The authors
indicate that this finding corroborates retail literature “in their need for foot traffic and nearby peers to
generate impulse purchases and allow for the comparison of merchandise.” 14 Even the stores
classified as Run stores, or convenience stores (which includes personal care and drugstores), also
showed a significant correlation between the lack of agglomeration and establishment failure.
These findings are supportive of the proximate location of like retail outlets. This suggests the strong
potential for the proposed Cookies retail cannabis storefront to be compatible with the existing Zen
Garden Wellness retail cannabis store.
Cannabis Examples
North America Example. A very relevant example of this type of retail clustering, or agglomeration,
can be found in Canada, where the clustering of cannabis stores in Toronto recently caught the
interest of the Canadian on-line publication BNNBloomberg. In a November 2020 article discussing
proposed legislation regarding the distribution of cannabis shops, BNNBloomberg noted there are 30
cannabis stores open or with pending applications along a five-kilometer stretch (equivalent to 3
miles) of Queen Street West in Toronto. 15 The article noted other pockets in Toronto also showing
signs of cannabis store clustering.
Some academics were queried by BNNBloomberg about this retail cannabis store clustering. Their
responses suggested a couple key reasons why businesses typically cluster together, with the main one
relevant to cannabis stores comprising proximity to consumer markets. One of these academics,
located at a Canadian University’s Business School, likened this clustering to Manhattan’s “Jewelry
District,” or a “shopper’s mall effect,” where consumers can find exactly what they are looking for by
comparison shopping between venues. Another Canadian University School of Management
professor indicated that consumers can benefit from the ability to conduct product and price
comparison when cannabis or other types of stores are located close to each other. This professor
further indicated that retailers can capture consumer interest by appealing to certain demographics,
by choosing how they educate new users, or targeting customers who find their setting comfortable.
See: “Critical mass matters: The long-term benefits of retail agglomeration for establishment survival in
downtown Detroit and The Hague,” Conrad Kickert and Rainer vom Hoffe, Urban Studies, 2018, Vol.
55(3), pp 1033-1055.
13
Kickert and vom Hoffe, page 1050.
14
Ibid, page 1048.
15
See: https://www.bnnbloomberg.ca/cannabis-canada-weekly-how-retail-clustering-is-okay-for-pot12
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California Examples. The latter comment dovetails well with cannabis retail storefront findings in a
random selection of U.S. cities, including California cities. Weedmaps is a resource that identifies
locations of cannabis businesses throughout the United States. 16 For purposes of this map, businesses
are classified as retail storefront, delivery, and for medical or recreational use. Examination of this
map, as well as research through Yelp.com, identifies many locations where existing cannabis retail
storefronts are very proximate to each other, in some cases right across the street. Some of the
California cities where storefronts can be found almost adjacent to each other include Farmersville
(east of Visalia), Lompoc, Berkeley, Oakland, and San Bernardino. In some other locations. retail
cannabis storefronts are not quite adjacent to each other, but very close by, within 2 to 6 blocks.
Representative California locations with this proximity between stores include San Leandro, South
Sacramento, Vista, and Palm Springs. Outside of California, examination of the Weedmaps mapping
service suggests similar instances of stores with recreational or recreational and medical sales
proximate to each other, in locations including the following: Portland, OR; Fort Collins, CO;
Puyallup, WA; Yakima, WA; Juneau, AK; and Portland, ME. There are yet other cities where only
medical dispensaries are allowed that also have dispensaries proximate to each other, within a span
of 1to 4 blocks, in locations such as Helena, MO; Tulsa, OK; and Albuquerque, NM.
ALH Economics spoke to representatives of some of the California cannabis stores proximate to other
stores. These discussions indicated that store representatives believe cannabis stores close to each
other can co-exist, and that consumers will shop at the store where they feel most comfortable and
can best have their needs met. Some of this distinction can occur through store differentiation,
including product offerings (such as brand differentiation in quality and pricing), store ambiance,
customer age range and interests, type and level of customer education, and staff demographics. As
an example of compatible store proximity, ALH Economics spoke to representatives of Authentic 909
and Cookies San Bernardino, which each operate a retail cannabis outlet in San Bernardino where
the stores are located in abutting buildings and the door to door walking distance is 350’. These
representatives both indicated they co-exist well with the other store, notwithstanding their close
proximity. This coexistence is attributed to several factors, including pricing differences and client
demographics.
The compatibility of neighboring stores is also well exemplified by the actions of one retail cannabis
store owner in Farmersville, CA, due east of Visalia. This store is located just steps away from another
retail cannabis store, both of which opened about two years ago. The owners of the two stores have
just been granted approval to open new outlets in nearby Tulare where, as in Farmersville, the two
stores will be located very close to each other. The owner of one of these stores spoke at the Tulare
Public Hearing during which the two stores were approved, and specifically indicated the existing
stores were compatible with each other and that this compatibility was expected to carryover to the
new Tulare stores. A discussion between ALH Economics and a representative of the store whose
owner spoke indicated that the owner believes there is enough differentiation between the stores to
sufficiently result in support for both stores, despite their existing and planned immediate proximity to
each other.

16

See: Weedmaps.com.
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PRODUCT DIFFERENTIATION
With respect to product differentiation, as referenced above in the retail clustering discussion, both
theoretically and practically relative to the cited example in Farmersville and Tulare, ALH Economics
reviewed product lists and pricing at Zen Garden Wellness and representative Cookies stores. The Zen
Garden Wellness inventory was reviewed on-line on the store’s website at http://zen209.com/? In
contrast, the Cookies inventory was examined from a master product list provided by Cookies for the
purpose of this study, supplemented by on-line review of products available at a representative
Cookies store.
The results of this review identified that Zen Garden Wellness and Cookies both carry some brands
unique to each respective store, but there is also some brand overlap. All of Zen Garden Wellness’s
brands were reviewed in the major product categories of Flower, Pre-rolls, Edibles, Topicals,
Vaporizers, Tinctures, and Concentrates. A brand comparison with Cookies was conducted for most of
these categories. The results indicated that Cookies carries a wider range of brands for most
categories, plus some product categories not represented at Zen Garden Wellness, but that Zen
Garden Wellness carries many brands not available at Cookies. By product type, ALH Economics’
generalized analysis suggests that Zen Garden Wellness has the following percentages of brands
unique from Cookies:17
x
x
x
x
x
x

70% unique Flower brands
60% unique Pre-rolls Brands
50% unique Topicals brands
27% unique Edibles brands
25% unique Tinctures brands
20% unique CBD brands (this is a small subset of product availability at Zen Garden Wellness)

While the obverse of these percentages suggests there is more brand overlap in some product
categories than others, deeper analysis of the comparative products available at each store indicates
that brand varieties or specific products differ significantly between the two stores. Moreover, the
packaging sizes also vary, making price comparison a challenging task. However, ALH Economics
strove to identify identical products available at both stores to understand store pricing comparisons.
This price comparison was conducted for 15 matching store products. This included some brands with
differing varieties but with comparable quantities sold at each store. The results indicated that prices
were greater for 9 products at Zen Garden Wellness and 6 products at Cookies. The price premiums
at Zen Garden Wellness range from 1% to 38%, while the price premiums at Cookies range from 6%
to 33%. However, when the percentage price premiums were averaged across all the products
analyzed, the results indicated the average percentage premiums were almost identical, at 21% higher
prices for select products at Zen Garden Wellness compared to Cookies and 19% higher prices for
select products at Cookies compared to Zen Garden Wellness.

This is a generalized analysis, and some overlapping brands may not have been identified. All best
efforts were made to identify the overlapping brands. However, due to the manner in which the Cookies
data were organized, some matching brand identification may have been missed.
17
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This analysis suggests that Zen Garden Wellness and Cookies will have product differentiation with
little overall variance in average pricing. This bodes well for the proximate location of the stores to be
complementary and for both stores to be well-positioned to help serve Stockton’s relative under-supply
of cannabis stores.

CANNABIS DISPENSARY CRIME IMPACTS
Neighborhood safety from crime associated with cannabis stores was another concern raised
during the Planning Commission hearing for the Cookies store. A City of Stockton Police Lieutenant
who oversees the City’s Vice Unit (which monitors the cannabis establishments in the city) spoke at that
time, and indicated there isn’t any significant crime increase due to the existing Zen Garden Wellness
retail store near where the Cookies store plans to locate. 18 In May 2019, Leafly, a website focused on
cannabis use and education. prepared a Special Report that largely comprised a literature review of
scholarly papers addressing crime, teen use, and property values associated with cannabis stores. 19
The many scholarly articles reviewed for the purpose of this Special Report support the Police
Lieutenant’s position, a few of which are reviewed below, along with Leafly’s overall synthesis.
The Leafly Special Report authors reviewed 16 scholarly studies and articles on the topic of crime.
These studies and articles were published between 2012 and 2018. Of these 16 papers, 13 found
that the presence of cannabis dispensaries had a beneficial impact on crime, 2 had neutral findings,
and only 1 suggested there were negative crime impacts associated with dispensaries. Many of the
more academic studies were published in peer-reviewed publications, including the Institute for Labor
Economics, Preventive Medicine, the Journal of Urban Economics, the Journal of Economic Behavior &
Organization, the Journal of Drug Issues, the Journal of Studies on Alcohol and Drugs, and The
Economic Journal. These were the papers found to be the most rigorous in their analysis by Leafly.
In a high-level summary of the studies, Leafly cites “An overwhelming majority of studies – including
one from the journal Preventive Medicine in 2018, and a Federal Reserve Bank 2017 paper – found
no increase in crime related to the location of medical marijuana dispensaries or adult-use retail
stores.” 20 Based on its review of the literature, Leafly suggested that factors contributing to these
favorable impacts included the following: 21
x

Eyes on the Street. As vacant retail spaces are backfilled by dispensaries and retail cannabis
stores, with staff members seeking to ensure the safety and comfort of their customers, these
“eyes on the street” plus added foot traffic serve to reduce opportunistic crimes.

x

Cameras, Security Personnel. Per state regulations, most dispensaries and retail stores are
required to install and operate security systems that include cameras, security guards, locks,
and safes.

See City of Stockton, Planning Commission Transcript, Meeting of July 8, 2021, Palermo Reporting
Services, pp 6-7.
19
“Special Report: Debunking Dispensary Myths,” Leafy, David Downs and Bruce Barcott, 2019. See
https://drive.google.com/file/d/1osj59y1stEz_vwsxV_O8_3s6rRC9wMLS/view
20
See: https://www.leafly.com/news/politics/debunking-dispensary-myths, page 3.
21
“Debunking Dispensary Myths,” David Downs and Bruce Barcott, page 10.
18
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x

Decreased Illicit Trade. State-licensed dispensaries and stores may decrease the level of illicit
cannabis trade.

x

Police Resource Savings. Ending the expenditure of tax money on low-level cannabis arrests
frees up more police resources for higher-priority criminal cases.

An ALH Economics independent search for studies and articles addressing crime impacts identified
many of the same papers relied upon by Leafly, plus two additional papers. Review of these papers
corroborates the findings summarized by Leafly. Summaries of some of the papers relied upon by
Leafly are included in Appendix B, along with summaries of two subsequently published papers.
The studies and articles identified by Leafly, and verified by ALH Economics, indicate there is an
overwhelming amount of scholarly research that finds no correlation between the presence of
marijuana dispensaries or retail stores and increased violent or property crime. This suggests that the
addition of the proposed Cookies retail storefront to the Hammer Ranch Shopping Center in Stockton,
CA will not result in increased crime, and could potentially help reduce loitering and other negative
impacts at the center due to reduced shop vacancy and increased security and foot traffic.

COOKIES RETAIL STOREFRONT IMPACT CONCLUSION
These study findings suggest several factors supportive of the proposed Cookies retail cannabis
storefront, resulting in the low likelihood of negative store impacts. These factors include the following:
x

Stockton appears to be under-retailed with cannabis storefronts. Even with the addition of the
proposed Cookies store, Stockton will continue to be grossly under-retailed compared to other
cities across the United States where medical and recreational cannabis are legal, and
especially in California.

x

The clustering of like retail stores is often beneficial to individual stores as well as the shopping
districts where they are located. Most scholarly studies analyzing the benefits of clustering do
not explicitly explore the clustering of cannabis dispensaries and stores. However, there are
numerous instances where cannabis dispensaries and stores are clustered, in the United States
and beyond, even with examples of other stores located almost next door to each other or
within up to 5 to 6 blocks away. In a most salient example, two stores operating almost
directly across from each other elsewhere in the Central Valley are choosing to repeat that
locational proximity in another Central Valley location.

x

Detailed analysis of the products, brands, and pricing strategies at Zen Garden Wellness and
Cookies suggests there will be product differentiation between the two stores, with little overall
variance in average pricing. This further suggests the stores can be complementary to each
other, with both serving to address Stockton’s under-supply of cannabis stores.

x

The majority of scholarly studies on the impacts of marijuana dispensaries and stores find
there is no correlation between their presence and increased violent or property crime. This
includes research conducted in some California cities. Further, for the July 2021 Planning
Commission hearing, the City staff report stated “The Stockton Police Department has
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reviewed the application and indicates no opposition to this proposed project.” 22 In similar
fashion, the City staff report for the upcoming City Council meeting on September 28 states
“The Stockton Police Department has reviewed the application and indicated no concerns with
the proposed project.” 23
x

This suggests that the addition of the proposed Cookies retail storefront to the Hammer Ranch
Shopping Center in Stockton, CA will not result in increased crime, and could potentially help
reduce loitering and other negative impacts at the center due to reduced shop vacancy and
increased security and foot traffic.

Based on these study findings, ALH Economics concludes that the proposed Cookies retail cannabis
storefront is not likely to result in negative impacts in Stockton, including on the long-term business
operations of the nearby Zen Garden Wellness retail cannabis dispensary.

CLOSING
ALH Urban & Regional Economics was pleased to prepare these findings pertinent to the proposed
Cookies cannabis retail storefront in Stockton, California. Please let us know if you have any
comments or questions on the analysis.
Sincerely,
ALH Urban & Regional Economics

Amy L. Herman
Principal
ALH Econ/2021/2111/Report/2111.r03.doc

22
23

See City of Stockton, Legislation Text, File #: 21-0410. Version: 1, page 1. Printed on 7/1/2021.
See City of Stockton, Legislation Text, File #: 21-0648. Version: 1, page 4. Printed on 9/21/2021.
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ASSUMPTIONS AND GENERAL LIMITING CONDITIONS
ALH Urban & Regional Economics has made extensive efforts to confirm the accuracy and timeliness
of the information contained in this study. Such information was compiled from a variety of sources,
including interviews with government officials, review of City and County documents, and other third
parties deemed to be reliable. Although ALH Urban & Regional Economics believes all information in
this study is correct, it does not warrant the accuracy of such information and assumes no
responsibility for inaccuracies in the information by third parties. We have no responsibility to update
this report for events and circumstances occurring after the date of this report. Further, no guarantee
is made as to the possible effect on development of present or future federal, state or local legislation,
including any regarding environmental or ecological matters.
The accompanying projections and analyses are based on estimates and assumptions developed in
connection with the study. In turn, these assumptions, and their relation to the projections, were
developed using currently available economic data and other relevant information. It is the nature of
forecasting, however, that some assumptions may not materialize, and unanticipated events and
circumstances may occur. Therefore, actual results achieved during the projection period will likely
vary from the projections, and some of the variations may be material to the conclusions of the
analysis.
Contractual obligations do not include access to or ownership transfer of any electronic data
processing files, programs or models completed directly for or as by-products of this research effort,
unless explicitly so agreed as part of the contract.

APPENDIX A
FIRM QUALIFICATIONS AND PRINCIPAL RESUME
FIRM INTRODUCTION
ALH Urban & Regional Economics (ALH Economics) is a sole proprietorship devoted to providing
urban and regional economic consulting services to clients throughout California. The company was
formed in June 2011. Until that time, Amy L. Herman, Principal and Owner (100%) of ALH
Economics, was a Senior Managing Director with CBRE Consulting in San Francisco, a division of the
real estate services firm CB Richard Ellis. CBRE Consulting was the successor firm to Sedway Group, in
which Ms. Herman was a part owner, which was a well-established urban economic and real estate
consulting firm acquired by CB Richard Ellis in late 1999.
ALH Economics provides a range of economic consulting services, including:
x
x
x
x
x
x

fiscal and economic impact analysis
CEQA-prescribed urban decay analysis
economic studies in support of general plans, specific plans, and other long-range planning
efforts
market feasibility analysis for commercial, housing, and industrial land uses
economic development and policy analysis
other specialized economic analyses tailored to client needs

Since forming ALH Economics, Ms. Herman’s client roster includes California cities, counties, and
other public agencies; educational institutions; architectural, environmental, and other real estaterelated consulting firms; commercial and residential developers; non-profits; and law firms. A select
list of ALH Economics clients includes the following:
x

x
x

x

x
x

the cities of Concord, Pleasanton, Tracy, Dublin, Inglewood, Petaluma, and Los Banos, the
Office of Community Investment and Infrastructure as Successor Agency to the Redevelopment
Agency of the City and County of San Francisco, Alameda County Community Development
Agency, the Alameda County Fair, Bay Area Rapid Transit District, East Bay Community
Energy, and The Presidio Trust;
the University of California at Berkeley, Stanford Real Estate, The Primary School, The
Claremont Colleges Services, and the University of California at Riverside;
Environmental Science Associates (ESA), Dudek, Group 4 Architecture, Research + Planning,
Inc., Paul Halajian Architects, LSA Associates, Raney Planning and Management, Inc., First
Carbon Solutions - Michael Brandman Associates, and Infrastructure Management Group,
Inc.;
Catellus Development Corporation, Maximus Real Estate Partners, New West Communities,
Build, Inc., Arcadia Development Co., KB Home, Howard Hughes Corporation dba Victoria
Ward LLC, Blu Homes, Inc., Kimco Realty, Align Real Estate LLC, Centercal, Carvana Co., and
Trammell Crow Residential;
Costco Wholesale Corporation, One Medical, Golden State Lumber, Public Storage, Home
Depot, and Lifetime Fitness;
Gresham Savage Nolan & Tilden, PC, Remy Moose Manley, Pelosi Law Group, Sedgwick LLP,
Coblentz Patch Duffy & Bass LLP

Throughout her more than 30-year career, Ms. Herman has managed real estate consulting
assignments for hundreds of additional clients, including many California cities, corporations,
residential, commercial, and industrial real estate developers, and Fortune 100 firms.

PRINCIPAL INTRODUCTION
Ms. Amy Herman, Principal of ALH Economics, has directed assignments for corporate, institutional,
non-profit, and governmental clients in key service areas, including commercial market analysis, fiscal
and economic impact analysis, economic development and redevelopment, location analysis,
strategic planning, and policy analysis. During her career spanning over 30 years, Ms. Herman has
supported client goals in many ways, such as to assess supportable real estate development,
demonstrate public and other project benefits, to assess public policy implications, and to evaluate
and maximize the value of real estate assets. In addition, her award-winning economic development
work has been recognized by the American Planning Association, the California Redevelopment
Association, and the League of California Cities.
Prior to forming ALH Economics, Ms. Herman worked for 20 years as an urban economist with
Sedway Group and then CBRE Consulting’s Land Use and Economics practice. Her prior professional
work experience included 5 years in the Real Estate Consulting Group of the now defunct accounting
firm Laventhol & Horwath (L&H), preceded by several years with the real estate consulting firm Land
Economics Group, which was acquired by L&H. During the course of her career, Ms. Herman has
established a strong professional network and client base providing access to contacts and experts
across a wide spectrum of real estate and urban development resources.
Ms. Herman holds a Master of Community Planning degree from the University of Cincinnati and a
Bachelor of Arts degree in urban policy studies from Syracuse University. She pursued additional postgraduate studies in the Department of City and Regional Planning at the University of California at
Berkeley. A professional resume for Ms. Herman follows.

APPENDIX B
SUMMARIES OF SELECT PAPERS ON CANNABIS CRIME IMPACTS
The Leafly Special Report findings on crime impacts of cannabis dispensaries and retail stores were
based upon staff review of 16 scholarly studies and articles. An ALH Economics independent search
for papers and articles addressing crime impacts of cannabis dispensaries and retail stores identified
many of the same papers relied upon by Leafly, plus some additional papers. Brief reviews of the
specific findings from some of these studies are presented below, based upon ALH Economics review
of the papers or abstracts thereof. The papers are ordered from oldest to newest. The papers with
dates in 2019 were not included in the Leafly literature review and thus present information new since
the Leafly Special Report publication date. The reviews below cite the title of the article or paper, and
provide full citations in the footnotes.
x

“Exploring the Ecological Association Between Crime and Medical Marijuana
Dispensaries,” 2012. 24 Based on a study of 95 census tracts in Sacramento, CA during
2009, this study found that density of medical marijuana dispensaries was not associated with
violent or property crime rates. Other variables that were found to be associated with crime
included percentage of commercially zoned areas, percentage of one-person households,
unemployment rate, and percentage of population 15-24 years old.

x

“The Geography of Crime and Violence Surrounding Tobacco Shops, Medical
Marijuana Dispensaries, and Off-Sale Alcohol Outlets in a Large, Urban Low-Income
Community of Color,” 2017. 25 This study sought to explore the geographic associations
between three types of legal drug outlets (alcohol, marijuana, and tobacco) with surrounding
crime and violence in South Los Angeles. Based on data analyzed from 2014, the study found
that average property and violent crime rates within 100-foot buffers of shops selling tobacco
and alcohol substantially exceeded community-wide average crime rates, but that no
significant increases were found to be associated with medical marijuana dispensaries.

x

“Going to Pot? The Impact of Dispensary Closures on Crime,” 2017. 26 Based on analysis
of the mass closing of medical marijuana dispensaries in Los Angeles, this study found an
immediate increase in crime around dispensaries ordered to close relative to those allowed to
remain open. This paper posited the “eyes on the street” explanation presented above, with
crime no longer deterred by the added eyes on the street due to customer visitation and the
presence of bystanders.

“Exploring the Ecological Association Between Crime and Medical Marijuana Dispensaries,” Nancy
Kepple and Bridget Freisthier, Journal of Studies on Alcohol and Drugs, 2012, Jul: 73(4), pp 523-530.
See: https://pubmed.ncbi.nlm.nih.gov/22630790/
25
“The Geography of Crime and Violence Surrounding Tobacco Shops, Medical Marijuana Dispensaries,
and Off-Sale Alcohol Outlets in a Large, Urban Low-Income Community of Color,” Andrew Subica, Jason
A. Douglas, Nancy J. Kepple, Sandra Villaneuva, and Cheryl T. Grills, Preventive Medicine, Volume 108,
March 2018, Pages 8-16. See: https://pubmed.ncbi.nlm.nih.gov/29277409/
26
“Going to Pot? The Impact of Dispensary Closures on Crime,” Tom Chang and Mireille Jacobson,
Journal of Urban Economics, 2017 Jul: 100: 120-136.
See https://www.ncbi.nlm.nih.gov/pmc/articles/PMC5703207/
24

x

“High on Crime? Exploring the Effects of Marijuana Dispensary Laws on Crime in
California Counties,” 2018. 27 This study sought to examine the impacts of local marijuana
ordinances in California and assess the impacts on crime. The study explored the extent to
which counties that permit dispensaries experience changes in violent, property, and
marijuana use crimes. The results suggested no relationship between county laws that legally
permit dispensaries and reported violent crime. It also found a negative and significant
relationship between the presence of dispensaries and property crime rates. The authors cite
that these results are consistent with other recent studies suggesting that dispensaries help
reduce crime by reducing building vacancies and putting more security in these areas.

x

“Not in my backyard? Not so fast. The effect of marijuana legalization on
neighborhood crime,” 2019. 28 Based upon review of micro-level data in Denver, CO, this
study found that an additional dispensary in a neighborhood leads to a reduction of 17
crimes per month per 10,000 residents, which corresponds to roughly a 19% decline relative
to the average crime rate over the same period.

x

“The Cannabis Effect on Crime: Time-Series Analysis of Crime in Colorado and
Washington State,” 2019. 29 This study sought to determine if crime rates in Colorado and
Washington, the first two states to legalize marijuana, were influenced by marijuana
legalization. The findings suggest that marijuana legalization and sales have had minimal to
no effect on major crimes in Colorado or Washington. There were no observed statistically
significant long-term effects of recreational cannabis laws or the initiation of retail sales on
violent or property crime rates in these states.

As these studies indicate, plus others reflected in the Leafly Special Report but not included herein,
there is an overwhelming amount of scholarly research that finds no correlation between the presence
of marijuana dispensaries or retail stores and increased violent or property crime.

“High on Crime? Exploring the Effects of Marijuana Dispensary Laws on Crime in California Counties,”
Priscillia Hunt, Rosalie Liccardo Pacula, and Gabrial Weinberger, Institute of Labor Economics, Discussion
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28
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27
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Ruibin Lu, Dale Willits, Mary K. Stohr, David Makin, John Snyder, and Nicholas Lovrich, Justice
Quarterly, Volume 38, 2021 – Issue 4, pp 565-595.
29
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September 13, 2021

VIA E-MAIL
Hon. Mayor Kevin J. Lincoln II
and Hon. Members of the City Council
City of Stockton
425 N. El Dorado Street
Stockton, CA 95202
Re:

Appeal to the City Council for approval of Commission Use Permit and
Administrative Use Permit – Cannabis Dispensary
2020 Commercial Cannabis Lottery No. RE-332 (Equity Program)
Application No. P20-0693
Applicant: Jiva SCK LLC (Heng Heung & Raj Pottabathni)
Location: 7616 Pacific Avenue, Unit A5 (Hammer Ranch Shopping Center)

Dear Honorable Mayor and Members of the City Council:
On behalf of the Applicant, Jiva SCK LLC (Mr. Heng Heung and Mr. Raj Pottabathni), we
respectfully submit this letter in support of the Applicant’s appeal to the Council for approval of
this application for issuance of a Commission Use Permit (“CUP”) to establish a retail storefront
and an Administrative Use Permit (“AUP”) for a retail non-storefront (delivery only) to legally
operate commercial cannabis business in the City of Stockton (“City”) within the Hammer Ranch
Shopping Center addressed 7616 Pacific Avenue, Unit A5.
As clearly demonstrated in the Community Development Department’s Staff Report, the
application is fully consistent with the City of Stockton’s existing regulations and policies and
consistent with Stockton Municipal Code Sections for Commercial Cannabis Businesses (SMC
Title 5 - Chapter 5.98, 5.99, 5.100, and Title 16 - Chapter 16.20, Section 16.20.020; Chapter 16.64,
Section 16.64.040; Chapter 16.80, Section 16.80.195; and Chapter 16.240, Section 16.240.020.)
This application provides features over and above minimum requirements, and easily merits the
well-justified recommendations by the City’s Staff for approval.

Rutan & Tucker, LLP | 455 Market Street, Suite 1870
San Francisco, CA 94105 | 650 -263-7900 | Fax 650-263-7901
Orange County | Palo Alto | San Francisco | www.rutan.com
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INTRODUCTION
The Staff Report for the July 8, 2021, Planning Commission hearing was unequivocal:
“Staff recommends approval as the proposed project meets the City’s standards and
aligns with the General Plan 2040 goals.”
Nevertheless, a misguided majority of the Planning Commission voted (4-2) to erroneously
deny the application. That action, however, reflected an impermissible attempt to shield a single
private business from the possibility of lawful competition, as clearly shown by the record.
“Zoning and building laws ‘cannot be used unqualifiedly to restrict competition,’ or simply to
shield existing businesses from competition. (Friends of Davis v. City of Davis (2000) 83
Cal.App.4th 1004, 1013.)
It is respectfully submitted that the Council should grant this appeal, and set aside the
Planning Commission’s erroneous decision for several reasons:
(a).
The denial action disregarded the City’s officially-adopted and existing policies and
standards for issuance of use permits for cannabis retailers and were instead improperly based on
a newly-contrived, ad hoc, “policy” of denying otherwise lawful land use permits in order to
impermissibly shield one existing business from possible new competition;
(b).
The Commission majority action was based on unlawful anti-competitive economic
protectionism for a single private business, in violation of California planning and zoning laws;
(c).
The Commission’s purported “findings” fail to justify or support denial of the use
permit applications;
(d).
The Commission’s purported “findings” are not supported by any substantial
evidence in the public record;
(e).
Some Commission members based their decisions on unauthorized consideration
of the distance or “proximity” between the existing cannabis businesses and the new dispensary,
in derogation of the City Council’s deliberate actions in 2019 to expressly remove any such
locational limits between cannabis retailers in conformity with State law;
(f).
At least some members of the Commission indicated that their decisions were based
in part on improper political or economic motivations, and on speculation, rumor, or other nonevidentiary matters which were not disclosed or substantiated in the public record, resulting in
denial of a fair and impartial hearing.1
1

E.g., Commissioner Villapadua: “And you know what? I’m new but I’ve been doing my
homework for a long time. My family has been, you know, in this industry, in the politics for a
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Since the application fully complies with all lawful and applicable City standards – as
confirmed by City Staff and the Chair of the Planning Commission -- it is entirely appropriate for
the Council to approve and direct issuance of both requested use permits. (E.g., Essick v. City of
Los Angeles (1950) 34 Cal.2d 614 [Supreme Court affirmed City Council’s decision to grant an
appeal from planning commission’s adverse recommendation and to approve application for
issuance of a CUP].)

BACKGROUND TO THIS APPLICATION.
The Applicant entity’s majority member, Mr. Heung, qualified for Stockton’s Commercial
Cannabis Equity Program through his eligibility as a resident living in an SB 535 Disadvantaged
Area. Mr. Heung fled from the terror of the Khmer Rouge in Cambodia with his family when he
was 8 and found refuge in Stockton. He and his family have lived in Stockton for 30 years. When
Mr. Heung learned of the City Council’s creation in 2019 of a lottery system in 2019 to implement
the City’s policies for the expansion of the commercial cannabis business program – which would
include a lottery pool recognizing social and racial equities ― he sought to pursue such an
opportunity, and applied for an opportunity to secure a commercial cannabis retail storefront and
delivery permits through the equity pool in the City’s 2020 Commercial Cannabis Lottery
Program. Recognizing that Mr. Heung is precisely the type of local minority resident that the City
is seeking to foster by its Equity Program, the City, through an electronic random public drawing,
selected him as a winner of the City’s 2020 Commercial Cannabis Lottery and accordingly
awarded him the right to apply for this Retailer Storefront CUP in Spring 2021.
In order to implement the successful outcome of the City’s lottery program, Mr. Heung
along with his experienced operating partner, Raj Pottabathni, reviewed all applicable City and
State regulations applicable to the operation of cannabis dispensaries in Stockton, and made
extensive studies of the community. That analysis of the City’s current cannabis regulatory
program revealed that there are only a few areas in Stockton that could potentially meet the City’s

while…. And you know what? I have bigger plans for my son, the elders, the kids, and this whole
city. If I get behind something like this, this will always come back to me… So I ask my colleagues
to join me and say no to this.” (Reporter’s Transcript of July 8, 2021, PC Hearing, p. 61, attached.)
Commission Chair Mallett responded: “I would like to respond to that because I do have
concerns about this being about politics. And I think as Planning Commissioners, our
responsibility is to deal with the land use and to look at our requirements that need to be forwarded
on as for as making approvals or denials on use [permits], not whether it is going to be the
politically accepted decision.” (Ibid., p. 61)
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criteria to be eligible as a dispensary location.2 Having determined the feasibility of this site, the
Applicant engaged the local community and businesses, and did extensive outreach with interested
members of the public. Those efforts resulted in further confirmation of the suitability of this
location and wide-spread expressions of support for the proposal to move forward.
Accordingly, the Applicant made all appropriate preparations and arrangements to pursue
this application for a CUP and AUP to allow the development (improvements to an existing
building) of a compatible, compliant, and attractive first class retail storefront and retail delivery
cannabis business at this established, and welcoming, retail shopping center consistent with the
City’s existing “CG” (commercial general) zoning and cannabis business regulations.

THE APPLICATION COMPLIES WITH ALL APPLICABLE REQUIREMENTS
FOR APPROVAL OF THE USE PERMITS.
City Staff undertook thorough review of the application, as detailed in the comprehensive
Staff Report provided for the Planning Commission hearing, and provided extraordinary
opportunities for public comment, including the Applicant hosting a “virtual community meeting”
on May 10, 2021. In addition, the Police Department studied the area in connection with this
Application and reported that there was no evidence of any significant crime increase due to the
presence of a cannabis dispensary.3 The Staff Report to the Planning Commission further reported
that the Police Department had investigated the Application and indicated that there was no
opposition to this proposed project.4
That Staff analysis confirmed that the proposed project complies with all existing City
standards and General Plan policies. The record revealed no valid bases for objection to the
application – much less any legal grounds for denial of the permits. Accordingly, the City’s expert
Planning Staff properly recommended approval by the Planning Commission:
“The project complies with all applicable provisions of the Development Code
and the Municipal Code including location requirements (SMC Section
16.80.195A(6) and B(4)) which requires separation from sensitive uses (i.e.,
residential zones, parks, schools, etc.).”
2

The City’s website includes a Map of “Zoned Areas that meet Restrictions for Retail Storefront
dispensaries and Retail Non-Storefront delivery” business locations, depicting a few small, widelyscattered, eligible areas – largely on the more remote outskirts or periphery of the City.
3
Testimony to the Planning Commission on July 8, 2021, by Stockton Police Lt. Scott Graviette
(head of the vice unit which monitors cannabis establishments in Stockton.)
4
City Staff Report to the Planning Commission on July 8, 2021, at p. 1 and p.3.
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The opinion of Staff is recognized as “substantial evidence” supporting a City’s decision
to approve a land use permit. (Browning-Ferris Industries v. City Council of San Jose (1986) 181
Cal. App. 3d 852, 866.)
The Staff Report for the Planning Commission on July 8 methodically laid out the relevant
criteria for considering the CUP and AUP application under the governing City ordinances – and
the facts showing that the Application “complies with all applicable provisions” of the City. The
City’s standards for issuance of these permits are stated in SMC § 16.168.050 [Findings for Use
Permits], and § 16.80.195 [Cannabis business – Commission use permitting]. Unlike some other
cannabis permits recently considered in Stockton, “this one has absolutely no variance
requirements.”5
The Application was amply supported by the written Staff Report; the testimony of the
Assistant Community Development Director, the lead City planning official for the proposal; the
testimony of the Police Lieutenant in charge of the Vice unit (responsible for monitoring cannabis
businesses); the Applicant and his business associates; a Petition in Support signed by at least ten
(10) of the new dispensary’s prospective neighbors; the owner of the shopping center site of the
proposed dispensary (and past President of the Greater Stockton Chamber of Commerce); a
Stockton native with experience operating a cannabis business in Sacramento; and an equity
cannabis applicant in San Francisco familiar with the professionalism, reliability, and technical
experience of the Applicant’s operating partner (Raj Pottabathni).
By contrast, of the nine (9) speakers opposed to the permit, at least six (6) were employees
or owners of the nearby “Zen Garden Wellness” dispensary, allegedly concerned about potential
“competition” from another dispensary. However, none of those speakers presented any
competent evidence, much less substantial evidence, as to the relevant issues of compliance with
the City’s existing standards for approval of a use permit. More importantly, the Commission
could not lawfully act solely on the basis of those objections. ”A zoning board may not base the
denial of a special exception solely on community objection More specifically, the objections of
a large number of residents of the affected neighborhood are not a sound basis for the denial of a
permit.” (83 AM JUR 2D ZONING AND PLANNING § 870 [citations omitted].)
The evidence in the record strongly demonstrated that this dispensary at this proposed
location fully complied with all of the requirements of the City Code, as written. In response to
questions from the Commission members, City Staff testified that “there is more than adequate
parking for all of the uses” at the proposed location including “ample parking per Code minimum
standards” for the dispensary.6 Also, in response to questions, the City’s Police authority (Lt.

5
6

Planning Comm. Chair Mallett, Reporter’s Transcript at p. 55:12-14.
Asst. Community Development Director Ocasio, Reporter’s Transcript, p. 52:1-7.
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Graviette) testified that there is no evidence of any significant crime increase associated with the
establishment of the existing dispensary.7
Even one of the Commission members who ultimately voted to deny the application
admitted: “I support every aspect of this project with the exception of the location.... I’m not
necessarily worried about the increase in crime ... I’m not worried about the additional parking...
I am worried about the current business there.” (Comm’r. Garcia, Reporter’s Transcript, at p. 53.)
However, the only stated reason for opposing the Application was not a relevant or lawful
reason, since it was based on ostensible concerns about the “proximity” of the new dispensary to
an existing dispensary. As the City Staff repeatedly pointed out to the Commission, “our City
Code doesn’t have a limitation on the number of dispensaries” within proximity of each other, nor
any minimum distance between cannabis dispensaries.8 To the contrary, the City Council
deliberately removed any such limitations as to “proximity” or distance between dispensaries from
the City Code in 2019, to better reflect State policies on cannabis regulations. Consequently, there
was no legitimate basis for members of the Commission to have rejected Staff’s analysis and
recommendations for approval.
“An agency may … rely upon the opinion of its staff in reaching decisions, and the opinion
of staff has been recognized as constituting substantial evidence.” (City of Rancho Cucamonga v.
Regional Water Quality Control Bd. (2006) 135 Cal. App. 4th 1377, 1387.)
Indeed, as the Chair of the Planning Commission concluded following the July 8 hearing:
“I look at all of this [the City’s existing requirements for use permit approval]
and I’m looking at these requirements, and this location has met every
requirement.”9

THE APPLICATION WAS WRONGFULLY DENIED BY A SLIM MAJORITY OF
THE PLANNING COMMISSION – IMPROPERLY ATTEMPTING TO SHIELD A
SINGLE BUSINESS FROM SPECULATIVE “COMPETITION.”
Despite the Staff recommendation and the extensive evidence in the record demonstrating
that the application “met every requirement” of the Municipal Code, four members of the Planning
Commission “went rogue,” and voted to deny the application – in disregard of the City’s existing
7

Police Lt. Graviette, Reporter’s Transcript, p. 10:23-26.
Asst. Community Development Director Ocasio, Transcript, p. 7; Police Lt. Graviette,
Reporter’s Transcript, p. 8:16 - 9:3.
9
Chair Mallett, Reporter’s Transcript, at p. 61:27- 62:1..
8
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legal standards for consideration of a use permit application as embodied in SMC § 16,658.050 –
and in violation of California zoning law.
The California Supreme Court has condemned the “private anticompetitive goal of
protecting or disadvantaging a particular favored or disfavored business or individual” as an
“impermissible” abuse of a city’s zoning power, although zoning legislation that has “the
advancement of a legitimate public purpose for the benefit of the municipality a whole as its
primary objective” may be acceptable. (Hernandez v. City of Hanford (2007) 41 Cal. 4th 279,
297.) In contrast to broad, community-wide, zoning legislation that may have incidental anticompetitive impacts, California courts reject efforts to use “quasi-judicial” land use permitting
proceedings, like this use permit application, to “shield” an existing business from competition.
See, e.g., Friends of Davis v. City of Davis (2000) 83 Cal.App.4th 1004, 1013:
“Zoning and building laws ‘cannot be used unqualifiedly to restrict
competition,’ or simply to shield existing businesses from competition. While
valid zoning regulations may affect competition and have other economic effects,
a city does not have carte blanche to exclude a retail merchant that it, or some of its
residents, do not like.”
The members of the Commission voting to deny the Application sought to improperly
excuse their action on the basis of improvised, post hoc, “findings” having little if anything to do
with the City Council’s adopted standards for consideration of use permits as actually written in
the Code. As clearly apparent from the video of that hearing (and from the written Reporter’s
Transcript of the hearing), that rogue faction of the Planning Commission improperly contrived
“findings” for denial that are not justified by the City’s existing Municipal Code and not supported
by any substantial evidence in the record.
The transcript of that Planning Commission hearing is remarkable for its candid references
to improper motives (“political” and otherwise), pecuniary self-interest, and unfounded
speculation about possible financial impacts of “competition” as the bases for denying the
application. The record of the Planning Commission proceedings clearly shows how each of the
four votes for denial were driven by misplaced and legally-inappropriate and anti-competitive
efforts to protect the self-interest of just one (1) individual business (“Zen Garden Wellness”) at
the expense of the general welfare of the community as a whole.
For example:
*
“I feel that this bigger shop [the applicant] would hurt the smaller shop. .. .And I
think it jeopardizes the people working at Zen.... that’s just my opinion…. I’m not necessarily
worried about the increase in crime…. I’m not worried about the additional parking…. I am
worried about the current business there.” (Comm’r. Garcia, transcript, p. 53.)
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*
“That’s the problem I have with a business that’s already been established there for
years and then another one comes in. And, yeah, they said it’s not competition, but it’s always
going to be competition, regardless.” (Comm’r. Jones, p. 56.)
*
“I can just imagine how things are going to be when we’re having the grand opening
or when [the new dispensary] is open.” (Comm’r. Villapadua, p. 60.)

*
“We have to ask ourselves about the vitality of existing business after approving
such [competing cannabis retail] permits in such proximities.” (Comm’r Mountain, p. 57.)
*
“And so overall, when it comes to business prosperity, that is not politics. It’s
economics. And if our job is to sustain the economics in our city, it’s also to ensure a business
prosperity. And so with that being said, I would like to make a motion to deny the permit. (Comm’r
Mountain, p. 62-63)
Accordingly, the denial of the application on these “impermissible private anticompetitive”
grounds was contrary to the law of California, and contrary to the existing written standards
governing the issuance of use permits, as established by the City itself.
THE PLANNING COMMISSION’ FINDINGS DO NOT JUSTIFY THEIR VOTE
TO DENY THE USE PERMIT APPLICATION
A City’s decision on a use permit application is “an administrative or quasi-judicial act”
(Essick, supra, 34 Cal.2d at 623), in contrast to the City Council’s “quasi-legislative” or policymaking acts when the Council adopts or amends the City’s zoning regulations. When acting in its
“quasi-judicial” role considering a use permit, the Commission was limited to evaluating whether
the project complies with the City’s existing (and written) zoning policies and CUP criteria – not
to re-write those policies or to contrive new policies to prohibit potential lawful business
competition with an existing business.
As the Chair of the Commission properly pointed out, the Council had already made the
legislative policy decisions regarding the criteria for approving retail cannabis permits. It was not
the role of the Commission to re-write or add to those criteria in hearing this application.
(Topanga, supra, 11 Cal.3d 506; Stewart Enterprises, Inc. v. City of Oakland (2016) 248
Cal.App.4th 410 [Court issued writ to vacate City’s denial of permit based on newly-contrived
criteria]; Security Nat. Guaranty Inc. v. Calif. Coastal Comm. (2008) 159 Cal.App.4th 402, 407,
419-420 [Commission abused its discretion by denying a permit on the basis of new land use
policies which were newly-created during and in response to the particular application].)
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Accordingly, the Planning Commission’s decision cannot be sustained where – as here –
(1) the Commission failed to make legally-adequate findings to justify its decision, or (2) the
findings are not supported by substantial evidence in the public record. (Topanga Ass’n for a
Scenic Community v. County of Los Angeles (1974) 11 Cal.3d 506, 511.)
The Commission’s findings plainly failed to demonstrate that their denial of the permit was
based on the City’s adopted and applicable criteria under SMC § 16.168.050. That Section states
seven (7) findings that are required in order to approve a use permit, in addition to the two (2)
“location requirements” required for retail cannabis permits under SMC § 16.80.195 (a)(6). None
of the City’s existing criteria in the Municipal Code authorize the Commission to deny an
application based on the mere allegation, or speculation that the proposed new business would
cause a “reduction of business prosperity” of one existing business. To the contrary, the Staff
Report confirmed that all of the City’s requirements were met by this project at this location. Even
the Planning Commission majority agreed that the project meets at least four (4) of the seven (7)
criteria.
However, led astray by their misplaced concern for shielding Zen Garden Wellness from
the risk of lawful business competition, the Commission majority purported to “find” that this
application did not satisfy three (3) of the seven (7) criteria of SMC § 16.168.050. As stated on
the record at the end of the Commission’s hearing, four members of the Commission purported to
re-write those criteria and contrived to “find” as follows:
(2) The proposed use would not strengthen the integrity and character of the neighborhood
and zoning district because it would reduce the business prosperity of an existing business;
....
(5) The establishment, maintenance, or operation of the proposed use at the location
proposed and for the time period(s) identified, if applicable, would 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,
because increasing dispensaries would possibly cause increased crime rates, ...
(6) The design, location, size, and operating characteristics of the proposed use would not
be compatible with the existing and future land uses on-site and in the vicinity of the subject
property, because it would interfere with business prosperities of existing businesses; ...
These purported findings did not justify the denial of the permits. None of the City’s
adopted criteria call for consideration of the “prosperity” of any group of private businesses –
much less the “prosperity of a single private business. To the contrary, the existing criteria as
actually established by the Council allow for consideration of “the integrity and character of the
neighborhood...” – not the “prosperity” of just one individual business.
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As the Supreme Court has emphasized, any local government’s use, or mis-use, of the
zoning power for the “private anticompetitive goal of protecting or disadvantaging a particular
favored or disfavored business or individual” is “impermissible.” (Hernandez v. Hanford, supra,
41 Cal. 4th at 297.)
Moreover, the denial of this Application would be contrary to the Council’s recent actions
and policies providing for the controlled expansion of legal, regulated, cannabis business
opportunities in Stockton.
In 2019, the Planning Commission recommended additional changes to City policies to
expand opportunities for cannabis businesses while retaining control over the pace of such
expansion. The City Council largely approved those recommendations and adopted Council
Ordinance No. 2019-03-05-1501 on March 5, 2019 ― which confirmed its policy of controlled
expansion, and increased the number of new cannabis business permits that could be awarded
annually in the City. The Council also established a lottery system for selecting appropriate
applicants – and created an Equity Program with eligibility requirements to qualify as an applicant
to enter a lottery that includes an “equity pool” to address the Council’s concerns about historic
racial, ethnic, and social inequities in providing business opportunities.
The Council’s actions in 2019 also repealed previous local provisions limiting the location
of new cannabis businesses within specified proximity to existing cannabis businesses, and
replaced those provisions with more flexible standards to align the City’s criteria with the
provisions of State law. (SMC § 16.80.195.) The Commission’s action here would, in effect,
unlawfully repudiate the Council’s legislative action.
THE PLANNING COMMISSION’S PURPORTED “FINDINGS” ARE NOT
SUPPORTED BY SUBSTANTIAL EVIDENCE IN THE RECORD
The Commission’s findings were invalid, even if they had been based on the relevant
existing Municipal Code criteria, because they were not supported by substantial evidence in the
record, as required by law. (Topanga, supra, 11 Cal.3d at 506, 511.)
The Commission’s three “findings for denial” were not supported by evidence in the
record. There was no competent evidence presented as to the existence, much less the impact, of
any supposed “business competition” if the new dispensary is approved. The purported “finding
no. 5” regarding fear of “increased crime rates” was not only unsubstantiated, but was actually
contrary to the testimony of Police Lt. Greviette.
Mere “argument, speculation, unsubstantiated opinion or narrative, or ‘evidence’ that is
clearly inaccurate or erroneous” is not “substantial evidence” – and is not sufficient to support the
Commission’s denial. (Protect Telegraph Hill v. City and County of San Francisco (2017) 16 Cal.
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App. 5th 261, 268.) “But speculation is not evidence, less still substantial evidence.’” ( People v.
Waidla (2000) 22 Cal.4th 690, 735.)
There was only speculation, or fear, that a new dispensary may “compete” with Zen Garden
Wellness, but attempt to demonstrate or quantify the potential “impact” if any of such competition.
There was, by contrast, testimony that having two similar businesses located in relative close
proximity is often a positive factor for both businesses, as well as for the neighborhood as a whole.
Moreover, when the Council revised Stockton’s cannabis regulations in 2019, and removed the
prior “proximity limits” on cannabis retailers, the Council heard testimony from the owner of
another “competing” dispensary, on Stagecoach Road, urging the City to permit and encourage
clustering or co-location of cannabis retailers in close proximity to help sustain the economic
vitality of the cannabis businesses – and who testified to the positive “synergy” that results when
similar cannabis businesses are allowed to locate in close proximity.
There are apparently four (4) existing retail cannabis dispensaries operating in Stockton
and three (3) other applicants that have received a CUP and AUP, of which two (2) were given
approvals earlier in 2021 that required a waiver/variance according to public records. Zen Garden
Wellness is already facing “competition” from those dispensaries and apparently thriving. There
is no evidence that having one more dispensary, located closer to Zen Garden Wellness, would
have any adverse impact on Zen Garden Wellness. More importantly, there was no substantial
evidence to show that approval of this Application and its associated permits would be harmful to
“the integrity and character of the neighborhood and zoning district” ― which is the only relevant
inquiry – not the speculative competitive impact on one individual private businesses.
In response to the concerns raised by members of the Commission, the Applicant has
retained an expert urban economist to conduct a study and analysis as to the validity – if any - -of
those “anticompetitive” concerns. We are respectfully submitting the Report summarizing the
results of that expert analysis by ALH URBAN & REGIONAL ECONOMICS, in support of this appeal.
That analysis provides relevant and competent evidence responding to those concerns.
Notably, other local jurisdictions in the northern San Joaquin Valley region support retail
cannabis storefront businesses at a significantly higher per-capita ratio than currently exists in
Stockton and its environs. For example, the City of Modesto, which has a population
approximately 30% less than the City of Stockton, currently maintains licensure for eight (8)
cannabis retail stores which are all actively operating and successfully competing with one another
[with a maximum of ten which could be approved per local ordinance]. Moreover, the greater
Stanislaus County area hosts eighteen (18) additional active licensed cannabis retailers, with seven
(7) located in Stanislaus County proper, and eleven (11) more located in various jurisdictions
within Stanislaus County (See Attachment). This in stark contrast to the situation in Stockton and
surrounding San Joaquin County. No cannabis storefronts are allowed in unincorporated San
Joaquin County, per its local ordinance. The City of Tracy is the only jurisdiction within San
Joaquin County other than Stockton which has approved retail cannabis storefronts. Tracy just
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recently approved (4) cannabis retailers with a maximum of ten (10) prospective operators within
its borders [none of which are currently active]. Stockton, and San Joaquin County are arguably
currently underserved, taking into consideration the per capita ratio of cannabis retail stores in
these adjacent jurisdictions.
We respectfully request the City Council grant this appeal, set aside the Planning
Commission’s decision, and approve the requested CUP and AUP (subject to the terms and
conditions as recommended by City Staff) -- for all of the reasons stated by the Staff Report, as
well as the reasons provided in this letter and by the Applicant, its business team, and by the
supportive community.
I appreciate the Council’s consideration of these points and requests. We look forward to
the opportunity of presenting the appeal in further detail at the time of the Council hearing, and
will be glad to respond to any questions regarding points presented above. Thank you.

RUTAN & TUCKER, LLP

D
id P
f
David
P. L
Lanferman
DPL:sb
CC: Asst. Community Development Director S. Ocasio
Attachment:
Reporter’s Transcript of Planning Commission
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1
2

CHAIR MALLETT:

All right.

So moving to Agenda

Item No. 5, public hearings/environmental assessments.

3

Agenda Item 5.1 is a continued public hearing for

4

a commission use permit to establish a retail storefront

5

cannabis business and an administrative use permit to

6

establish a retail non-storefront delivery only cannabis

7

business, all concerning a 6500 square foot commercial

8

space at 7616 Pacific Avenue, Unit A5, Application

9

P20-0693.

10

COMMISSIONER RIZVI:

Yes, I've talked to both

parties.

13

CHAIR MALLETT:

14

COMMISSIONER RIZVI:

15

CHAIR MALLETT:

16

COMMISSIONER GARCIA:

17

Okay.
Thank you.

Commissioner Garcia?
Yes, I spoke to one of the

applicant's representatives.

18

CHAIR MALLETT:

19

COMMISSIONER VILLAPUDUA:

20

COMMISSIONER JONES:

CHAIR MALLETT:

27
28

Just one of

I was also contacted, but I

I also spoke to one of the

applicant's representatives.

25
26

As well.

didn't speak.

23
24

Okay.

them.

21
22

Do we

have any commissioner disclosures to report?

11
12

I'd like to open the public hearing.

Okay.

At this time I would like staff to

present.
STAFF:

Good evening, Chair and Commissioners.

Before you this evening is a proposal for a commission use
2
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1

permit and administrative use permit for a 6500 square

2

foot retail cannabis storefront and non-storefront

3

cannabis business at 7616 Pacific Avenue, Suite A5.

4

proposed location is within a multi-tenant site in the

5

Hammer Ranch Shopping Center in the 7000 block of Pacific

6

Avenue just south of Hammer Lane.

7

include restaurants, a dentist, another cannabis retailer,

8

beauty services, grocery store, and post office.

9

The

Neighboring uses

The applicant is a 2020 general pool lottery

10

winner.

11

mentioned earlier.

12

utilize the space to house both storefront and delivery

13

operations.

14

the first year with up to 20 in the third year.

15

hours are proposed to be seven days a week from 8:00 AM to

16

8:00 PM, and those are consistent with our code standards.

17

Suite A-5 is approximately 6500 square feet as
The applicant, Mr. Heung, proposes to

12- to 15 full-time employees are planned in
Business

The city's current Cannabis Regulatory Program

18

includes the limited expansion of certain cannabis

19

business types including retail storefront.

20

to apply for this type of use is awarded through the

21

lottery process where two winners are selected annually,

22

one from the general pool and one from the equity pool.

23

As stated previously, this applicant is a general pool

24

winner of the 2020 lottery.

There are no annual limits

25

for retail non-storefront.

That is a delivery business.

26

However, this use does require an administrative use

27

permit, so that is included in the proposal before you

28

today.

The ability

All timeliness, requirements in regard to this
3
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1

application have been met as required by the code.

2

proposed land uses have the same location requirements

3

including a minimum 300 feet from residentially zoned

4

properties, 600 feet from other uses such as K-12 schools,

5

day-care, youth child care centers, in-home family

6

day-care, child care, religious facilities or drug abuse

7

alcohol recovery treatment centers.

8
9

Both

Necessary action to approve or deny the project
is in two parts.

The Commission Use Permit and an

10

Administrative Use Permit, each with those findings.

11

proposed project meets all required findings, and those

12

are listed in detail in your staff report on pages 9 to 11

13

of the agenda packet.

14

with the 2040 general plans, specifically goals LU-4 and 6

15

and policy LU-6.2, and those are listed on the slide.

16

The

The proposed project also aligns

A location waiver is not necessary for this

17

proposed site as all codified location distance

18

requirements have been met.

19

as immediate neighboring uses have been analyzed for

20

parking and also per codified requirements, staff has

21

confirmed that all suites meet minimum parking standards

22

to support their specific uses.

23

parking standards, there are additional spaces in the

24

vicinity available for patrons.

25

received from internal city departments.

26

The proposed project as well

In addition to minimum

No concerns have been

The subject site and all adjacent parcels are

27

zoned commercial general.

28

zoned properties within 300 feet.

There are no residentially
The closest being at
4
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1

480 feet to the east identified by the green arrow.

2

sensitive uses as defined by the Cannabis Regulatory

3

Program are within the 600 foot distance requirement.

4

you look at the slide, you can see that the inner loop is

5

the 300 feet and the outer loop is the 600 feet.

6

No

If

This is an aerial view of the proposed project in

7

its proximity to the existing cannabis retailer in that

8

same shopping center.

9

is approximately 150 feet, which is separated by a drive

The distance between the two sites

10

aisle and an existing dentist.

11

minimum distances between cannabis businesses and

12

currently there are no prohibitions or limits on said

13

proximity.

14

The code is silent on

The slide before you provides crime statistics

15

for the subject site over a two-year period.

16

important to know that building addresses are often

17

identifiers for calls of service.

18

surmised that the address is the cause or involved inset

19

incident.

20

calls for service including that general address and

21

nearby suites.

22

Representatives from the police department are present

23

should you have any specific questions regarding the crime

24

statistics.

It's

Therefore, it can't be

In the two-year span, there was a total of 928

Of those, two resulted in a crime report.

25

Although there's no requirement in the code, the

26

cannabis business is reframed from being located within a

27

certain proximity of one another.

28

map of the city that shows where current cannabis

Staff has provided a

5
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1

businesses exist, and this is more just for your

2

reference.

It's also attached in the staff report.

3

Therefore, staff recommends that the Planning

4

Commission via a resolution approve the Commission Use

5

Permit and approve the Administrative Use Permit to allow

6

the establishment of a retail storefront and retail

7

non-storefront cannabis business at 7616 Pacific Avenue,

8

Suite A5.

9

I'm happy to answer any questions.
CHAIR MALLETT:

10

Commissioner Villapudua?

COMMISSIONER VILLAPUDUA:

Yeah, thank you, Chair.

11

What was the -- what's the reporting on the traffic crime

12

for the existing dispensaries right now?

13
14

STAFF:

mean by traffic crime?

15

COMMISSIONER VILLAPUDUA:

16

crimes.

17

dispensary?

18

two, three years?

19

Traffic -- could you clarify what you

Well, just any type of

Was there any crimes with the existing
Was there any problems in the past, what,

STAFF:

So I'm going to defer to our police

20

department representatives for that.

21

little more eloquently than I can.

22

LT. GRAVIETTE:

They can speak a

Good evening, everybody.

My name

23

is Lieutenant Scott Graviette.

24

which monitors the cannabis establishments in the city.

25

So at this particular location, there isn't any

26

significant increase and there wasn't any -- there was --

27

the only significant incident was a burglary where they

28

were victimized, so to speak.

I oversee the vice unit,

So I don't know if,
6

PALERMO REPORTING SERVICES 209.577.4451

1

Commissioner, if I'm answering your question, but there

2

isn't any significant crime increase due to the existing

3

dispensary.

4

COMMISSIONER VILLAPUDUA:

5

LT. GRAVIETTE:

Yep.

6

CHAIR MALLETT:

Any other questions?

Okay.

7

Staff, did -- oh, Commissioner Rizvi.

8

COMMISSIONER RIZVI:

9

Okay.

Thank you,

Chair.

10

Thank you, Stephanie.

11

back to the proximity?

12

Thank you.

13

say, our code here?

14
15

Thank you.

Thank you.

Stephanie, could you go

I think you had a -- right.

So right now as we speak, what is the code

STAFF:

So the code is silent on requiring a

minimum distance between cannabis businesses.

16

COMMISSIONER RIZVI:

17

STAFF:

Okay.

So there's -- there's no prohibition or

18

requirement that they be a minimum distance from one

19

another.

20
21

Yeah.

COMMISSIONER RIZVI:

And is it just in Stockton

or is it just the industry standard or that's how it is?

22

STAFF:

23

there's no -- no mention.

24

know which -- I don't want to say the wrong code, but

25

there's California code where the Bureau of Cannabis

26

Control has to determine overconcentration, and that would

27

be part of their state licensing review.

28

So there -- for the Stockton code,
There is California -- I don't

COMMISSIONER RIZVI:

Oh, got it.
7
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1
2

STAFF:

And they determine that off of census

track data.

3

COMMISSIONER RIZVI:

4

STAFF:

5

CHAIR MALLETT:

Okay.

Thank you.

Uh-huh.
So I have a question that there

6

is not a specific number of cannabis dispensaries that can

7

be within a certain census tract; is that correct?

8
9

STAFF:

My understanding, based off the

California code, is that it's a ratio of how many in that

10

census tract as compared to the ratio in the county.

11

the BCC actually calculates that based off a formula.

12

They report every six months.

13

statistical output that they use.

14

don't know if PD has more to say to that, but that's my

15

understanding of the law.

16

LT. GRAVIETTE:

So

They have like a
And I -- I think -- I

As far as the PD and the state

17

licensing, that's something that would come later in the

18

process.

19

have any input on that.

20

city code at this particular point in the process.

21
22

And Stephanie can speak to that.

CHAIR MALLETT:

But we don't

All we can go by is our current

And our city code doesn't have --

have a limitation on the number of dispensaries within --

23

LT. GRAVIETTE:

In proximity to each other?

24

CHAIR MALLETT:

Yes.

25

LT. GRAVIETTE:

It does not.

26

defer to Stephanie.

I just want to

It does not.

27

CHAIR MALLETT:

Okay.

28

LT. GRAVIETTE:

I just want to be very clear on
8
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1

it.

It does not.

2

CHAIR MALLETT:

Okay.

3

LT. GRAVIETTE:

Yes.

4

CHAIR MALLETT:

Commissioner Villapudua?

5

COMMISSIONER VILLAPUDUA:

Thank you.

Thank you, Chair.

6

more question.

7

last dispensary.

8

parking lot?

9

the dentist, the whole operation, the whole area.

10
11

One

I know I asked a question regarding the
What's a report on activity in the whole

I'm talking, you know, from the grocery to

LT. GRAVIETTE:

Forgive me.

Let me grab my

binder here.

12

COMMISSIONER VILLAPUDUA:

13

LT. GRAVIETTE:

All right.

Thank you.

So I think Stephanie spoke to the

14

number of calls for service.

15

just cover it.

16

that that location is given either verbally or pings off

17

the tower in that area.

18

as to why that location is -- is given.

19

calls for service could be numerous things.

20

And we might as -- kind of

Calls for service is anybody who calls 911

There's many determining factors
Okay?

And the

So in a particular day, a police department can

21

answer from 1,000 to 1300 calls for service in a day.

22

think the key component here is how many case numbers are

23

actually pulled.

24

incident.

25

could be for numerous things.

26

actually pulled, there's some significant incident that

27

needs to be documented or a crime report was pulled.

28

I

That's going to signify a significant

Not to minimize someone calling 911.

That

But when a case number is

So with those stats, let me -- forgive me for one
9
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1

moment here.

2

me if I'm wrong, Stephanie, but I have here from 7/1 of

3

'16 to 4/30 of '21.

4

Do you want the last year or you want just kind of an

5

overview?

6
7

You know what?

Okay?

Give me

the last two years.
LT. GRAVIETTE:

Okay.

So since the business

opened --

10
11

And we use 732 Pacific Avenue.

COMMISSIONER VILLAPUDUA:

8
9

So for the area -- this is from -- correct

STAFF:

This is for the neighboring businesses to

clarify.

12

LT. GRAVIETTE:

This is for the neighboring

13

business.

14

from that proximity.

15

Any case number, crime report number, was pulled is in a

16

thousand feet of that particular area.

17

other -- the 7632 Pacific opened up in 2018.

18

that particular there there's 300 -- there's 332 calls per

19

service in that particular area.

20

2020 was 328.

21

Okay?

22

significant increase.

23

Okay?

Which we have the data for 1,000 feet
So any DR -- DR number.

Okay?

Excuse me.

So that -- the
Okay?

In

2019 was 348.

And current year-to-date, there's 85.

Previously to that there's 258 in 2017.

So not a

And what we also do is we look at the correlation

24

between that particular place and the crime index of the

25

entire city.

26

with that particular location during that time period.

27

hope I'm making sense.

28

to make sure that you're very clear in your determination

So there is no significant crime increase

It gets kind of confusing.

I

I want

10
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1

in the information I'm providing you so you can make a

2

clear and concise decision on the information we're

3

providing.

4

try to simplify it or reword it.

5

CHAIR MALLETT:

6

COMMISSIONER VILLAPUDUA:

7

And if I'm not clear, please ask and I will

That's good.

questions.

8

LT. GRAVIETTE:

Okay.

9

CHAIR MALLETT:

Okay.

10

Yeah, no further

Any further questions?

Okay.

11

Staff, I was -- were there any communications?

12

STAFF:

There were a number of public comments

13

received.

14

we received them.

15

Commissioners and to the clerk to discuss how to handle

16

those public comments.

17
18
19
20

Those have been forwarded to you via e-mail as
I will defer to the Planning

THE CLERK:

Chair, you can make a motion to waive

the reading of those public comments.
CHAIR MALLETT:

I'd like to make a motion to

waive the reading.

21

COMMISSIONER JONES:

22

COMMISSIONER GARCIA:

23

STAFF:

24

THE CLERK:

25
26

I second.
I second.

Everybody received them; correct?
Yes.

Please cast your votes.

Motion

passes 6-0.
Chair, we also received a few public comments via

27

e-mail after, which I can proceed with reading.

28

several people on the WebEx to make public comment and we

We have

11
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1

also have further -- oh, go ahead.

2

ATTORNEY:

Just, Chair, if I may, before we go

3

into general public comments since we've now waived the

4

communications that we received in advance, we typically

5

go to the applicant -- the discussion and then open it up

6

more generally.

7
8

CHAIR MALLETT:

Okay.

All right.

And I would

like to invite the applicant to make a statement.

9

STAFF:

Through the Chair, the applicant does

10

have a presentation for the Commission.

11

would like to make a presentation to the Commission.

12

CHAIR MALLETT:

13

MR. DRIVON:

The applicant

Okay.

Chair Mallett, members of the

14

Commission, good evening, and thank you for the

15

opportunity to be heard.

16

attorney before you on behalf of the applicant, Heng

17

Heung, his operating partner, Raj Pottabathini, and the

18

applicant entity Jiva SCK, LLC.

19

main portion of my comments, a couple of points of

20

clarification for the record, first being that Jiva was

21

actually a 2020 social equity pool winner and not a

22

general pool winner.

23
24

STAFF:

My name is Zach Drivon, an

Before I get into the

If I may, he's an equity applicant but he

was selected via the general pool.

25

MR. DRIVON:

Understood.

Thank you for that

26

clarification.

27

Stockton.

28

my decision to have my home here, my family here, raise

The second being I'm born and raised in

I've been living here for 35 years.

I've made

12
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1

two children, and I take personal exception to the

2

characterization that I'm a carpet bagger or that I have

3

an intention to sell the city out.

4

that clear before I get into my comments.

5

So I wanted to make

So first I'd like to state, thanks, Staff, for

6

all the time and resources invested in bringing this

7

project before you this evening as well as for the

8

recommendation of approval and recognition that we meet

9

all necessary criteria with no request for waivers,

10

variances, or special considerations under the city's

11

current municipal code.

12

forward in the development and refinement of its cannabis

13

program and governing regulations, we're proud to bring

14

forward what we believe is the first minority owned and

15

operated social equity applicant truly poised for success,

16

given the resources, experience, and successful track

17

record of Jiva Life and its principal, Raj Pottabathini as

18

well as the opportunity to work with one of the state's

19

foremost retailers, Cookies, with whom an opportunity for

20

a brand licensing agreement will be available in the event

21

of project approval.

22

As the city continues to move

Even as the city's legislative committee

23

considers potential changes to the cannabis program, we

24

feel that this project would serve as a model for the

25

further development of its equity program and other

26

potential minority owned businesses moving forward,

27

especially in light of our intention to participate in the

28

city's work force diversity program with the commitment to
13
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1

hiring at least 50 percent of our staff from disadvantaged

2

areas in the city and 90 percent of our total employees

3

from the City of Stockton as well as the greater San

4

Joaquin County area.

5

We understand that there is a concern regarding

6

the project's close proximity to Zen Garden Wellness.

7

However, there are examples of multiple cannabis retailers

8

operating compatibly within the immediate vicinity of one

9

another.

First would be in the City of Modesto, which has

10

a population 30 percent lower than ours where there are no

11

less than 26 licensed dispensaries operating in and around

12

its borders within Stanislaus County, with six other

13

municipalities in that jurisdiction regulating and

14

licensing cannabis retailers.

15

stores for your reference in Exhibit 1.

16

We provided a list of these

In comparison, the City of Stockton currently

17

only has four active retail storefronts with an additional

18

three CUPs approved and no cannabis retail storefronts to

19

be allowed in San Joaquin County nor in any other local

20

jurisdiction within its borders, with the exception of

21

Tracy, which may ultimately have four retail storefronts.

22

Five of these Stanislaus County stores operate along

23

Modesto's McHenry Avenue alone, which is Modesto's

24

equivalent of Pacific with two of these, Medallion

25

Wellness and Phenos located directly across from one

26

another.

27

their respective customers and contribute to the success

28

of Modesto's cannabis program, and we are confident such

Both are successful.

They continue to serve

14
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1
2

would be the case here.
Most, if not all of the letters of opposition

3

received seemed to have been prepared or solicited by Zen

4

Garden Wellness themselves, all of which make unfounded

5

assertions based on hypothetical anecdotes as well as a

6

decade's old report and legal cases which predate the

7

inception of the commercial cannabis industry in

8

California and are contrary to the facts and circumstances

9

of existing operations in nearby jurisdictions.

10
11

All in an

attempt to restrict competition.
We have before you this evening a petition signed

12

by more than ten of our perspective neighbors in the

13

Hammer Ranch Shopping Center who have signed on with their

14

endorsement of approval of our store.

15

and correct some of the misleading statements and

16

assertions that have been included in some of these

17

letters of opposition.

18

I want to address

First is the assertion that another retailer will

19

increase the risk of criminal activity in the area.

20

ignores the fact that additional security will be in

21

place, the presence of which serves to increase safety,

22

not undermine it.

23

presence of our store will increase any public safety risk

24

whatsoever.

25

these were not concerns identified by our own local public

26

safety officials.

27
28

This

It is illogical and untrue that the

This project was referred by staff to SPD and

Next is that special buffers between dispensaries
are a necessary element to protect the viability of these
15
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1

businesses.

2

Phenos cannabis dispensaries successfully operating

3

directly across from one another in Modesto, Jiva store in

4

San Bernardino, which is branded Cookies, actually shares

5

a property line with another dispensary called Authentic

6

909.

7

cannabis retail locations in that jurisdiction and both

8

operate without any negative impacts to the shopping

9

center areas in which they're located.

10

In addition to the Medallion Wellness and

These happen to be among the two most successful

Next is the false assertion that this project is

11

going to be a quote, unquote, discount super store.

12

opponents allude to the Cookies brand partnership Jiva has

13

established in other locations such as San Bernardino.

14

actuality, the Cookies brand consistently maintains the

15

highest pricing in the industry and would not in any way

16

work to undercut local pricing, thereby diluting its brand

17

integrity and established pricing structure.

The

In

18

Next, some of the opposition letters even refer

19

to a quote unquote, lower level of customer attracted by

20

such quote unquote discount retailers.

21

notwithstanding the inaccuracy of that characterization as

22

to this project, they seem to disparage their own

23

clientele as well as their industry counterparts by

24

comparing cannabis retail stores to liquor stores, strip

25

clubs, and discount dollar stores.

26

same comparisons when describing the nature of their own

27

store to commissioning council at the time of their

28

approval hearings, and to do so now is hypocritical.

And

I doubt they made the

16
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The fact is that the city maintains a number of

2

shopping centers and commercial corridors with competing

3

restaurants, coffee shops, and other retailers who all

4

offer a diverse selection of goods and services and cater

5

to a diverse customer base.

6

right here at home, include Walgreen's and Target

7

maintaining pharmacies in each of their stores directly

8

across from one another along Pacific and March Lane.

9

We've got a brand-new Starbucks going in, just a stone's

10

throw away from Dutch Bros. further down Pacific Avenue.

11

As well, DeVons and Gary Long's Jewelers maintaining shops

12

just a few suites from one another in Lincoln Center and

13

so on.

14

Just a few examples of this,

There are hundreds of vendors and thousands of

15

cannabis products to place on offer for customers.

16

businesses do not cannibalize one another when operating

17

in close proximity but rather benefit from customer

18

overflow, respectively with stoked interest from

19

like-minded consumers interested in seeing what the next

20

business has to offer.

21

Garden Wellness may see a bump in their customer traffic

22

based on our being approved.

23

These

And in fact, we believe that Zen

To say that this market competition dynamic does

24

not correlate to the cannabis industry is also factually

25

untrue.

26

Angeles as the opponent's decade's old studies suggest but

27

only look to the present day Modesto, Stanislaus County

28

example to validate this fact.

And one need not look to Denver, Seattle, or Los

17
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Next is the assertion that there's a lack of

2

parking and an increased delivery and distribution

3

activities are going to create traffic congestion in the

4

shopping center.

5

aisle located between the two buildings where each of

6

these stores would be located with more than 30 spaces

7

directly in front of our location of which 15 will be

8

dedicated and approximately 80 additional spaces

9

surrounding the neighboring building where Zen Gardens is

As you can see, there's actually a drive

10

located.

11

front of Save Mart in the Hammer Ranch Center.

Not to mention a multitude of parking spaces in

12

The photos depicted in the opposition letters

13

show what appears to be an extremely impacted shopping

14

day.

15

hearing and took photos of the parking areas in front of

16

both Zen Garden as well as the subject location.

17

the parking areas were at least 20 to 25 available parking

18

spaces, and that's a conservative number, including

19

numerous open spaces directly in front of each location.

20

You can see for yourself in the photographic Exhibits 2

21

through 6 we provided for your reference this evening.

22

I went out the day before the originally scheduled

Across

Moreover, this project includes a designated

23

shipping/loading and unloading area in the rear of the

24

facility with discrete access from which our deliveries

25

will be dispatched and distribution shipments will be

26

received, thereby eliminating the potential for any

27

conflicts between back-of-the-house operations and

28

customer access for any of the storefronts.
18
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Zen also has seemed to solicit the opposition of

2

fellow tenants who benefit from their store serving as an

3

anchor for that building, but failed to acknowledge that

4

right next door at 7616 Pacific, where we propose to

5

locate our operation, there are three vacant suites that

6

would stand to be revitalized with new tenants eager to

7

parlay the proximity of an anchor business just as Zen

8

Garden, CAP's Pizza and Tap House, and Pops Breakfast cafe

9

have created synergy for their businesses in the building

10

next door.

11

Finally, the assertion that Mr. Heung, being an

12

equity applicant is a sham and that this project is

13

somehow advanced under some loophole is contrary to the

14

facts.

15

was selected in the 2020 lottery through the city's

16

existing process, and this application has advanced just

17

as any other project would.

18

resident who still lives in a disadvantaged area of the

19

city, fled Cambodia with his parents and 12 siblings as a

20

refugee from the Khmer Rouge and came to the city at eight

21

years old for a better life.

22

equity story opponents say you should be suspicious of.

23

To say that Heng is a placeholder for a quote unquote

24

Cookies super store ignores the potential for success that

25

this project has not only for Heng himself but for the

26

shopping center as well as the City of Stockton.

27
28

Mr. Heung, who is a majority owner of the company,

Heng, a 30-year Stockton

This is the quote unquote

And that leads into our slide presentation with
some specific as to our efforts thus far along with our
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PALERMO REPORTING SERVICES 209.577.4451

1

operations and community benefits moving forward.

2

understand that I will be the clicker person.

3

forward?

4

And I

Just arrow

Thank you.
Moving on to slide 2.

Heng, an operating partner

5

Jiva through this project will work to provide safe access

6

to quality lab tested cannabis products in a friendly and

7

secure atmosphere and will serve to uplift our city

8

through job creation, tax revenue, and continuing

9

community activism and philanthropic engagement.

With an

10

emphasis on a medical first approach, we plan to provide

11

as much helpful guidance and information about our

12

products, proper application, and potential effects, and

13

will maintain a dedicated medicinal patient counter for

14

express service along with discounts and promotions for

15

customers with medical recommendations.

16

Slide 3 provides an overview of some of the

17

projects Jiva is working on across the state including our

18

brand partnerships with Cookies at the San Bernardino

19

store, which is currently generating 1.1 million dollars

20

in revenue per month.

21

Slide 4 is another look at our retail brand

22

partnerships as well as vendors we work with and products

23

on offer at our locations.

24

and Barkley, Flow Kana, Henry's Original.

25

of the most prominent brands in the cannabis industry in

26

California right now.

And just to note a few, PAPA
These are some

27

Slide 5 speaks to the direct and immediate

28

positive impact this project will have in the area.

These
20
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include attracting new businesses in those vacant suites,

2

eliminating vacancies, generating additional foot traffic,

3

increasing safety and security, upgrading our parking lot,

4

maintaining neighborhood compatibility, ensuring crime

5

prevention, stabilizing the Hammer Ranch Shopping Center,

6

creating up to 40 plus jobs by year two for locals here.

7

Optimizing visibility for other businesses.

8

money to improving the center at large.

9

aesthetic appeal of the center itself.

10

Contributing

And enhancing the

Slide 6 shows you the community outreach we've

11

done.

12

neighborhood introduction letter, which was circulated

13

late April.

14

May 10th.

15

neighboring businesses to allow them to ask us questions,

16

voice their concerns, and allow us to assuage those

17

concerns.

18

This includes circulating a community and

A virtual meet and greet that we hosted on
And creating an open line of communication with

We have gotten letters of support from California

19

Dental, Royal Indian Restaurant, La Castle Nails & Spa,

20

Shogun Restaurant, Bobalicious Cafe, Deborah Foxy

21

Clothing, Barking Lot Pet Styling, Vvs Kutz Barber Shop,

22

Smokey Joe's, and Oriental Chef Restaurant.

23

The next slide shows the efforts we have made in

24

communications through Mr. Pottabathini as well as the

25

property owner, Kathryn Smith, to provide direct

26

concessions to Zen Garden Wellness themselves in an effort

27

to foster a positive coexistence.

28

diversifying our product line by conveying that 50 to 60

These include
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percent of the products in our store are in-house brands,

2

and a further commitment to diverse -- further

3

diversifying product lines so we have different products

4

on offer.

5

maintenance fees.

6

the parking lot and perimeter clean-up.

7

offered to pay for their security.

8

cosponsor community benefit events and make philanthropic

9

contributions in the name of both stores as well as noted

We've offered to pay their common area and
We've offered to pay for the cost of
We've actually

We've offered to

10

before, improvements to upgrading the Hammer Ranch

11

Shopping Center.

12

Slide 8 gives you a look at our employment plan

13

which includes a commitment to hiring city and county

14

residents, as I said, to make up 90 percent of our

15

personnel with wages starting at $18 an hour going up to

16

$25 an hour with health insurance, retirement, and

17

vacation benefits as well as bonus incentives based on

18

tenure and performance.

19

support Heng as one of the city's first minority equity

20

applicants, advancing under Stockton's vision to create a

21

more equitable and a diverse cannabis industry here at

22

home.

23

Jiva is especially excited to

Slide 9 gets into the economics of the business.

24

A snapshot of our financial projections show an

25

anticipated 6.6 million dollars in sales in year one, an

26

11.3 million projected in year five, with a total of 2.2

27

million dollars in taxes to be paid to the city during

28

that time period.

And in light of the potential Cookies
22
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brand partnership we have at hand, it should be noted that

2

these projections are very conservative.

3

Slide 10 provides a brief timeline for the

4

development through which we expect to be up and running

5

in six months time.

6

Slide 11 allows me to introduce the applicant

7

himself, Heng Heung, a caregiver by profession and a

8

single father of two boys aged 8 and 11.

9

the benefits of medicinal cannabis through his elderly

Heng recognized

10

mother's treatment of her chronic joint pain with

11

medicated topicals as well as for friends who returned

12

home from military service suffering the effects of war.

13

Heng will be directly involved in the business as an

14

owner/operator starting as an assistant sales manager,

15

building from his prior experience of eight years in the

16

retail sales field, and will have the opportunity, through

17

additional cannabis business experience and training, to

18

advance to a top level managerial position in operations.

19

So with that, I thank you for your time thus far.

20

I'd ask that you please adopt staff's recommendation of

21

approval and advance that to City Council, and I'm proud

22

to introduce to you Heng Heung.

23

MR. HEUNG:

24

here pretty much all my life.

25

Love the city.

26

thank you guys for considering this.

27

the city's equity lottery.

28

And I wanted to get in, you know, a good dispensary going

Good evening.

I'm Heng.

I've been

Came in '85 and still here.

And I want to see it grow.

And I want to

So I learned about

I was interested in applying.
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here in Stockton.

2

city grow.

3

cannabis merit and was a part of the equity in San

4

Francisco and decided to partner up with Raj and Jiva to

5

support me.

6

with, along with the resources and experience to make this

7

a success for the community and provide opportunity for

8

the people here in Stockton; otherwise, we would never --

9

I would never have a chance without them.

Why not?

And I just want to see the

I was introduced to Raj, who has retail

I couldn't do it by myself.

So together

And I've seen

10

firsthand the benefit of cannabis.

11

she's elderly.

12

anymore, so it helps her get up during the days, help her

13

sleeps at night.

14

to get any sleep actually.

15

if this gets approved, you know, this project would have a

16

positive impact.

17

going to tell you a little bit more about operations.

18

but thank you, guys, again for hearing me out and I really

19

appreciate this opportunity.

20
21

She's -- she doesn't have a lot of time

And it's only with the time I'll be able
And I'm confident and excited

And I'd like to introduce Raj, and he's

MR. POTTABATHINI:
Zach.

Like I said, my mom,

So

Thank you.
Thank you, Heng.

Thank you,

Can everybody here me?

22

STAFF:

23

MR. POTTABATHINI:

We can hear you.
Fantastic.

I can turn my

24

video if you want.

25

continue.

26

Pottabathini, managing director for this project and

27

principal of Jiva.

28

the commercial cannabis business industry in 2014 in the

But if not, I'll just go ahead and

Good evening, Commissioners.

My name is Raj

I grew up in the Bay Area and entered
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State of Washington where I have two retail permits.

2

launched Jiva in 2018 and to date have eight cannabis

3

retail delivery approvals that are either pending or

4

already have a CUP, including this opportunity here in

5

Stockton.

6

office of cannabis social equity retail permit.

7

I

I'm the owner and partner for a San Francisco

I'm going to now share a few components of our

8

business.

9

employee training starting with delivery of a

Here's a look at our six steps regarding

10

comprehensive employee handbook, safety and health

11

orientation, cannabis product and inventory education,

12

company culture and hospitality standards, regulatory

13

compliance and best practices, and as a final step,

14

employees will participate in accompanied shifts.

15

In order to integrate with the neighborhood, we

16

strive to be a compatible and responsible neighbor.

17

will have a dedicated neighborhood liaison, response

18

management protocols, implement noise reduction

19

strategies, and ensure light pollution reduction.

20

site offers vehicle and pedestrian access with no traffic

21

impact.

We have a no loitering and no on site consumption

22

policy.

We have vendors in place to install odor

23

mitigation equipment and to handle cannabis waste

24

management.

25

to adhere to a good neighbor policy and practice, nuisance

26

avoidance.

27

character and integrity of the zoning district.

28

not be a detriment to public health, safety, or general

We

The

Most importantly, our staff will be trained

Our business is not the impairment to the
It will
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welfare.

2

believe crime prevention shall enhance neighborhood

3

safety.

4

And with an increased security presence, we

The greatness of a community is most accurately

5

measured by the compassionate action of its members.

6

is a quote from Caretta Scott King, and with that

7

ideology, we shall strive to be active participants in the

8

community through volunteering services annually, in kind

9

donations, monetary donations, and sponsorships towards

This

10

local nonprofits and community-oriented organizations.

11

Our monetary donations will start at a minimum of $50,000

12

annually and up to 2.5 percent of gross profits.

13

We have done some preliminary outreach

14

demonstrating advanced community stewardship and have

15

joined several Chambers of Commerce's in the area and made

16

monetary donations to the Stockton shelter for the

17

homeless, the Woman's Center For Youth and Family

18

Services, the San Joaquin YMCA earmarked for the 209 Gives

19

program and Discovery Challenge Academy.

20

communicated our intent to financially support the

21

Stockton's Chamber of Commerce's Fresh program and the

22

rotary club.

23

We have

Here is the look at our standard operating

24

procedures which include various aspects of the business

25

such as opening and closing procedures, the sale of

26

cannabis products, customer education, delivery service

27

procedures, customer relationship management, and a focus

28

on product management and inventory control that optimizes
26
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track and trace, point of sales, and online ordering for

2

express pickup.

3
4
5

This is a quick peak at the projected sales mix
by product type.
We have a cash management system that includes

6

armored vehicle service, an in store two vent system as a

7

cash storage solution between pickups, and we do have

8

access to safe banking.

9

Our security plan will be reviewed by a qualified

10

security consultant and shall include aspects of

11

architectural security which features crime prevention

12

through environmental design, exterior lighting, and

13

secure storage.

14

a video assessment and surveillance with remote monitoring

15

and access control.

16

employee background checks, limited access areas, and

17

on-site security services.

18

shared with the Stockton police department as part of the

19

operators permit process.

20

The electronic security system will have

Operational security includes

Our security plan will be

Similarly, as part of the fire permit process,

21

we'll have a fire and life safety plan that will be

22

assessed by a qualified fire prevention and suppression

23

consultant, and we will include fire prevention diligence,

24

a monitoring alarm system, and a building evacuation plan.

25

Here is a look at the site as you've seen in

26

Stephanie's presentation for the proposed location.

27

you can see, there's an abundance of parking and

28

convenient access points.

As
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These are conceptual renderings of the interior

2

reflecting our intention of establishing a quality retail

3

storefront, and we hope that will resonate with the

4

community and its residents.

5

conceptual Jiva renderings.

6

This slide and the next are

And these are conceptual renderings of a Cookies

7

branded storefront, if we go in that direction for

8

branding.

9

will develop a premium retail experience for the city.

And as you can see, this project either way

10

The next slide also is another version, and we thank you

11

for your time.

12

be a model cannabis retailer.

13

MR. DRIVON:

14

Commission may have?

15

We look forward to serve the city and to
Thank you.

Can I answer any questions that the

COMMISSIONER JONES:

Yes.

Stockton is a pretty

16

big area.

17

when there's already one that's been established there.

18

just want to know.

19

I just want to know why you chose that area

MR. DRIVON:

Certainly, Ms. Jones.

I

The field of

20

available properties given the existing setbacks in the

21

City of Stockton actually very much restricts the

22

availability of the objectively viable properties.

23

consider other properties when locating our store, but

24

this property was the only one that we found that was not

25

going to require a request for a variance or an exception

26

from the current municipal code.

27
28

COMMISSIONER JONES:

We did

And also you said that, you

know, you was going to have a lot of security and stuff
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but, you know, most business that open up, they always say

2

they going to have a lot of security but, you know,

3

sometimes I just think that two side by sides together --

4

I don't know if side by side, but to me, it's like a

5

little conflict.

6

not in the cannabis business or nothing like that so I

7

really don't know.

8

everybody to have a business.

9

other, I thought that would be kind of like a conflict of

10

I don't know.

Because, you know, I'm

And I'm not saying -- I'm for
But to be close to each

interest or something to me.

11

MR. DRIVON:

Well, I understand your thinking.

12

As far as the security goes, I think SPD noted that there

13

was no significant increase just by the simple existence

14

of this cannabis retail store.

15

the last five years, I represent probably 15 licensees or

16

start-up businesses in cannabis, and when you bring a

17

cannabis store into a community based on the state

18

mandated security infrastructure and security personnel

19

that are required, they actually serve to increase

20

security in these neighborhoods.

21

alluded to the fact that it goes against logic and it goes

22

against factual circumstances on the ground that an

23

additional store, especially with the additional security

24

that it brings in, is going to create that public safety

25

risk.

26

COMMISSIONER JONES:

27

MR. DRIVON:

28

CHAIR MALLETT:

And what we've seen over

And so in my comments, I

Okay.

Thank you.

Thank you.
Thank you.
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MR. DRIVON:

2

CHAIR MALLETT:

Thank you, Chair Mallett.
Okay.

At this time we would like

3

to open public comment, and I would remind anyone we have

4

blue cards; correct?

5

THE CLERK:

6

CHAIR MALLETT:

7

are limiting it to three minutes.

8
9

THE CLERK:

Yes, chair.
Okay.

Thank you.

Remind everyone that we

We also received two

e-mails that were not received in time to send as

10

correspondence, and we do have a couple people on WebEx if

11

I can begin with those.

12

CHAIR MALLETT:

13

THE CLERK:

Okay.

Yes.

Thank you, chair.

First from Mary

14

Elizabeth.

15

use permits related to a proposed cannabis business at

16

7616 Pacific Avenue.

17

letters and what really struck me as a vital point is the

18

overconcentration issue and parking.

19

on the grandfathered overconcentration of liquor stores in

20

our disadvantaged communities.

21

revoke a use permit and requires more staff time than city

22

has capacity for.

23

documentation for the existing cannabis business.

24

alcohol ordinance imposed some additional requirements on

25

new liquor stores in recognition of the situation that

26

occurred with areas of our city having many liquor stores

27

and these liquor stores concentrated in areas of the town

28

with lower income levels.

I ask that the Planning Commission deny the

I read through all the comment

I have been working

It is very difficult to

I could not find any annual use review
The

I don't think that the
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restriction on number of cannabis storefronts that it was

2

anticipated that the Hammer Lane corridor be the marijuana

3

district.

4

strengthen the integrity and character of the neighborhood

5

and zoning district in which it is to be located, just

6

because it is not vacant since the proposed use as a

7

conditional use due to the potential to be an attractive

8

nuisance.

The proposed use would not maintain or

9

Commenter's including existing shopping center

10

owners have raised the issue of adequate parking spaces

11

policy 2-5 increase the amount of secure, convenient, and

12

accessible bicycle parking throughout Stockton within the

13

city by school master plan was not referenced.

14

plan policy LU-6.3 ensure that all neighborhoods have

15

access to well maintained public facilities and utilities

16

that meet community service needs.

17

coordinate to the extent possible upgrades and repairs to

18

roadways with utility needs, infrastructure upgrades, and

19

bicycle and pedestrian improvements.

20

staff placed on the use permits including planting three

21

trees in the parking lot but no accommodation for bicycle

22

racks.

23

from the community engagement process was to install safe,

24

secure bicycle parking.

25

centered on bicycle theft with particular emphasis on the

26

placement of bicycle racks in areas that are well lit and

27

visible from surrounding buildings.

28

end-of-trip facilities to reassure the riders their

General

Action LU-6.3

The conditions that

Residents reported as the most frequent request

One of the most reported concerns

Providing secure
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property will be safe once they arrive at their

2

destination is an essential component of encouraging

3

bicycle usage.

4

the use permit, I request that bicycle parking be a

5

condition of granting the use permits and that the

6

Planning Commission receive annual updates for all

7

condition uses requiring annual permits and those annual

8

reports are posted on the city's website.

9

While I continue with my request to deny

Next, we have from Krystah Carlisle.

My name is

10

Krystah Carlisle, and I am a resident here in the City of

11

Stockton of District 5.

12

inform and gain assurance from my councilmember that all

13

comments that were submitted to the city clerk's office

14

relating to Planning Commission Item 5.1, permitting a

15

retail storefront cannabis dispensary in an existing

16

shopping center, be read into the public record.

17

my friends and fellow business owners that would be

18

adversely affected by this use submitted comments back in

19

May are actively tuned into the meeting only to have the

20

meeting continued to July 8.

21

been added to the staff report for the Commission;

22

however, denying the public of having the ability to have

23

all the comments submitted read out loud into the record,

24

I believe it dilutes the effect and intent of public

25

interest.

26

up to ensure public transparency and make sure the public

27

voice is heard for all.

28

comments nearly two months later for it to be read out

The purpose of this e-mail is to

Many of

I know the comments have

So I'm asking if you would be so kind to follow

We should not have to re-submit
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1

loud.

Thank you.

2
3

Krystah Carlisle.

And now on WebEx we have Kathryn Smith.

Please

go ahead.

4

KATHRYN SMITH:

5

THE CLERK:

6

KATHRYN SMITH:

Can you hear me?

Yes, we can hear you.
Good evening, Commissioners.

I

7

would like to speak in favor of the project.

8

of all would like to thank staff for their professionalism

9

through this whole process.

Also I first

They've been extremely

10

helpful.

11

years ago.

12

it was practically empty when we bought it.

13

great center until COVID, and unfortunately this virus

14

caused many of our tenants to go out of business.

15

thought we were very smart buying a shopping center that

16

had service tenants, and we never anticipated something

17

like this happening.

18

Our partnership bought Hammer Ranch about 20
We rehabbed it and filled it with tenants as
It was a

We

I've been involved with Raj throughout this whole

19

process.

20

I would not support a use I thought would hurt our center

21

or our tenants.

22

therefore, benefiting my tenants.

23

nothing to do with the building that is adjacent to us.

24

just am part owner of Hammer Ranch Shopping Center.

25

Cookies will increase foot traffic, as I said, and our

26

tenants are very much for this tenant.

27

tremendous amount of money on security cameras and guards

28

at our center, and Cookies will pay for their own

He's extremely professional.

And I assure you,

Cookies will increase the traffic,
Of course, I have
I

We spend a
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1

security, which is a huge benefit for us.

2

had a tenant in my life come to me and say they're

3

bringing their own security guards.

4

benefit, as I said.

5

spaces, like we've all had a chance to see the interiors

6

that they will be building.

7

happy with this.

8
9

I have never

It's really a huge

Also they build very attractive

And again, the tenants are

I would like to just say a couple of words
regarding the proximity of the tenant.

I've been involved

10

in brokerage and retail development for over 40 years.

11

I'm also a past president of the greater Stockton Chamber

12

of Commerce.

13

they do have liquor stores.

14

also grocery stores sell liquor.

15

stores, and we often locate with purpose to another Dollar

16

store, and they come and locate across the street or next

17

to us.

18

it's -- as Zach said earlier, he went into many cases of

19

Lincoln Center where they have jewelry stores in the same

20

shopping center and so on and so forth.

21

appreciate your support and I'm happy to answer any

22

questions.

23
24

And pursuant to the alcohol, in many centers
Drug stores sell liquor and

It helps everybody.

THE CLERK:

I do develop Dollar Tree

The synergy always works and

Thank you.

I very much would

Next we have Olivia

Clarke.

25

OLIVIA CLARKE:

Hi, there.

My name is Olivia

26

Clarke.

27

LLC, established local business owners whose leadership is

28

over 50 percent minority.

I'm an attorney representing Stockton Partners,

Stockton Partners is the owner
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1

of Zen Garden Wellness, adjacent cannabis business owner

2

at the proposed project site.

3

Commission's attention this evening is that the city is

4

required to make certain findings on the record in order

5

to approve such a project as before it now.

6

findings are not supported by evidence that is in the

7

existing record.

8

make findings that the project is in conformity with

9

general plan land uses, objectives, policies, and

Our main concern for the

These

For instance, the city is required to

10

programs.

11

general plan, other general plan principals prioritize

12

safety, traffic, circulation, and smart business forward

13

planning.

14

demonstrating staff and the applicant have considered

15

other general plan principles specifically related to

16

traffic impacts, circulation, public safety, and sensitive

17

business concentration.

18

will be to an overconcentration of cannabis businesses in

19

the area that has already been discussed at tonight's

20

meeting.

21

While cannabis is an allowable use within the

There's no information in the agenda packet

Allowing this project it seems

City policy and practice has been to space and

22

distribute cannabis businesses around the city as shown in

23

exhibits.

24

explained in multiple comment letters you've been provided

25

which we generally support and reiterate at this time.

26

Approval of this project would result in two cannabis

27

businesses about 150 feet from one another.

28

keeping with public policy and commonly have land use

The concern for overconcentration has been

This is not
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1

principles that generally disfavor concentration of such

2

sensitive uses.

3

circulation, other general plan principles will also be

4

impacted by such a use.

5

evidence in the record for the city to make a requisite

6

finding related to the same.

7

report indicates 15 spaces are required for the project,

8

but also says the project will employ 18 employees the

9

first year and 20 in future years.

Parking, traffic control, and

And it seems unclear there is

For instance, with staff

It's unclear that

10

there is sufficient parking for the project, like, for

11

instance, customers, and a requisite finding for project

12

approval.

13

Another finding the city will be required to make

14

is that the use will maintain or strengthen the integrity

15

and character of the neighborhood.

16

are sensitive uses more analogous to a liquor store than a

17

coffee shop or jewelry store.

18

cannabis businesses will likely threaten the vitality of

19

the established businesses as demonstrated and discussed

20

at this meeting this evening as well as in the various

21

comment letters.

22

Cannabis businesses

Overconcentration of

We respectfully urge the Commission to hear the

23

genuine concerns of Stockton Partners and comments made by

24

citizens and other business owners in that at least 34

25

members of the public recommending that the Commission

26

deny this project, especially to the extent they recommend

27

an (unintelligible) --

28

THE CLERK:

Thank you.

Your time has elapsed.
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1

Maia Aguirre.

2

MAIA AGUIRRE:

3

THE CLERK:

4

MAIA AGUIRRE:

Can you hear me?

Yes.

We can hear you.

Okay.

Thank you.

My name is Maia

5

Aguirre, and I am a Stockton native and have a vested

6

interest in the cannabis market space.

7

Commission to approve the application presented today.

8

Mr. Heung and Jiva have managed to secure an approvable

9

location with zero sensitive uses in its boundaries.

I'm urging the

I'm

10

hearing a lot about overconcentration.

11

choose another location.

12

know that the Stockton location requirements are extremely

13

stringent, some of the most in Northern California.

14

you were to look on LoopNet today, less than 2 percent of

15

the current leasable space in Stockton would be approvable

16

with zero sensitive uses.

17

city recently approved another cannabis dispensary that

18

had multiple sensitive uses and it was approved with a

19

waiver.

20

Why can't they

Other cannabis business owners

If

I know that we recently -- the

So to find a location without any sensitive uses

21

is in and of itself a unicorn.

22

to the Commission study after study and data reiterating

23

that there is no data to support claims that the proximity

24

would be detrimental to the community.

25

own, I don't have the data that he gave you.

26

plenty of data in California, the big areas have done

27

study after study.

28

a limited amount would not be harmful to the other

Mr. Drivon also presented

And you on your
But there's

Colorado has studies that proximity in
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1

dispensaries or to the community in general.

2

that it's unprudent to use the word "overconcentration"

3

when you're talking about a second dispensary in Northern

4

Stockton.

5

when you're talking about cases -- case studies like

6

Modesto and the other instances, you have four and five

7

dispensaries on the same street, some of them directly

8

across the street with very little impact.

9

enforcement has already shown that they don't see any

And I think

Granted, the proximity is close, but again,

Our law

10

concern in terms of impact.

11

things specifically that I've heard.

12

about bike racks.

13

individual, I'm sure that any business coming in would

14

have no problem installing bike racks.

15

to security, one of the commissioners asked a question

16

about, well, how do we know you'll maintain it?

17

which is the Bureau of Cannabis Control, requires a safety

18

plan.

19

facility that I operate in Sacramento, four times a year,

20

minimum.

21

compliance, at the very minimum you'll get cited and

22

potentially you could look your licensure.

23

dispensary, after everything they're going through, is

24

ever going to put that at risk.

25

both the dispensary and the community to make sure that

26

all of the security factors are continuously in place.

27
28

And those are some of the
People were talking

As a cannabis-vested business

And they do random audits.

And with regards

The BCC,

At minimum, the

And if they come in and you are out of

And no

It's also a benefit to

The city is losing tremendous opportunities in
the cannabis space because of their current highly
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1

restrictive location requirements, yet here you have an

2

applicant, a local resident, who has jumped through all

3

the hoops that are required, has --

4
5

THE CLERK:

Thank you.

Next we have Kathleen

Gapusan.

6

KATHLEEN GAPUSAN:

Okay.

I've been in this

7

community for 62 years.

8

mother was white and married a Filipino and I had to go

9

south to Main Street.

I come from an era where my

So when I got to go to school, a

10

white school, and one of the first things I learned was

11

pot, weed, tree, marijuana, cannabis.

12

from the minority schools by using the address of a

13

(unintelligible) friend.

14

was before forced bussing.

15

cities nationwide ordered to desegregate.

16

started smoking cannabis to fit in and I never stopped.

17

Okay?

18

however, since its legalization, I have also learned so

19

much.

20

law.

21

especially ages 13 to 18 in a formative neurological stat.

22

I smoke the stuff.

23

edibles, key, beverages, et cetera.

24

to me.

25

down sides are.

26

grandkids, my great grandkids know this crazy lineup.

27

Common sense, please, we are still learning.

28

don't -- it take a genius to say no, not a good fit.

Mama sent me away

I was 13, eighth grade.

This

Stockton was one of nine
My point is I

Yes, I wanted it legalized for many reasons;

I know what I'm smoking.

I don't have to fear the

It's expensive, addicting, and harmful to kids,

I don't buy babes, concentrates,
That stuff is alien

No idea what it is, how much to take, what the
Scares me to think my kids and my

But in -- I
In
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1

all honesty, I prefer folks buy dispensary weed and

2

products.

3

aren't we working on getting the bids to legalize pot.

4

don't know why this location was even on any city map.

5

Please, listen and reject this proposal.

6

decide.

7

Fremont all control over our money and our properties and

8

our kids and all the dope smokers in this town.

9

of it.

But we seem to be doing robust business.

Why
I

Let City Council

I don't want to give an alien and a man from

I'm tired

I'm tired of our own people selling us out.

Don't

10

you get it?

11

We don't need any more.

12

him up because he's an alien, because he's Vietnamese or

13

something?

14

best you can do?

15

sweep or do -- sweep truck services or anything else;

16

right?

17

the City of Stockton can come up with.

18

and it makes me sick.

19

something I'm happy about.

20

because we need to do something.

We're legal now.

We got more dispensaries.

You know, they're going to prep

Man, what a great thing to do.

That's the

You can't give him a city job where they

We got to give him a pot dispensary.

21

THE CLERK:

22

MELODY N:

That's all

It makes me mad

And I smoke pot.

And it's not

But I share it with you

Thank you.

Next we have Melody N.

Hello, everyone.

My name is Melody,

23

and I'm the general manager of Zen Garden Wellness.

24

you hear me now a little better?

25

am the general manager of Zen Garden Wellness.

26

been with Zen Garden since opening day and for three years

27

have worked hard with my team through the COVID pandemic

28

to control our site, build relationships with our

Can

My name is Melody, and I
I have
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1

clientele, and serve them well in our area seven days a

2

week.

3

place, and a family dental office.

4

another large dispensary with such close proximity will

5

strain our shopping center's assessability, safety, and

6

damage the relationships we built in good faith with our

7

clientele through a hard three years.

8

when we hear rumors of a mega store wanting to open within

9

our parking lot.

We share a parking lot with the retail store, pizza
I feel that allowing

We are concerned

While we welcome healthy competition,

10

placing a mega store next to a small business powered by

11

supporting our community in a holistic approach is not

12

supporting our community's best interest.

13

to pass would make it really hard to survive as a

14

business, effectively control our site, and serve existing

15

clientele in a safe, clean, and organized manner.

16

decision raises major flags, the most important is safety

17

of our employees and surrounding businesses as there will

18

be an increase of product transportation, delivery,

19

vehicular traffic, and loitering due to an increased long

20

lines, overall congestion within the shopping center.

21

clientele will now be forced to drive around hoping for a

22

convenient safe spot to park and to shop, being mindful

23

that a majority of our clientele are older.

24

do have difficulties just going around town.

25

Allowing this

This

Our

A lot of them

Stockton is an incredibly diverse community.

We

26

ask that you deny this project so that we may continue to

27

support local small businesses and vendors and allow small

28

all owned and operated by people of color.

We ask that
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1

you deny this project so we may continue to peacefully

2

service our clientele without imposing unhealthy market

3

pricing, longer lines, and an overall unwelcoming

4

environment.

5

Stockton.

Please don't ruin our business to start

6

another.

We've only been here a short time and are

7

recovering from the pandemic that everyone has gone

8

through.

9

community.

I love my job, my team, and the City of

A shock like this would be really hard on our
Thank you for your time.

10

THE CLERK:

Next we have Phil Abid.

11

PHIL ABID:

Hi, folks.

My name is Phil Abid.

I

12

am a staff sergeant with RC Security, and I've had the

13

privilege of providing security for Zen Health and

14

Wellness over the past year.

15

comings and goings of the property.

16

traffic and I understand the needs of parking.

17

you deny this petition or this application in the basis of

18

personal security and -- of personal and pedestrian

19

security.

20

In that time I've seen the
I understand the
I ask that

We have three businesses in our building.

It is

21

not POPS diner any longer.

22

was a closed business.

23

has opened.

24

saw a parking lot that was halfway full before we even

25

opened the business.

26

opens at noon.

27

full throughout the day.

28

will fall over a busy street, Aetna, into the parking

When you took that picture it

We now have the Cluckin Rooster

And last week they had a soft opening.

We open at 10:00.

And I

The pizza place

Once they opened, that parking lot was
It's evident to me that parking
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1

space of Save Mart.

2

with speeding that the city saw fit to put in speed bumps

3

to mitigate the issue.

And it has some but not quite.

4

There's no crosswalks.

There's no good line of sight

5

across the parking lot.

Part of my job is to provide

6

safety not only to the business but to the customers as

7

well.

8

to my customers.

9

the building and the product to the car when necessary.

That is a busy street.

I like a line of sight.

So busy and

I like being able to get

I like walking the money from the car to

10

That's not feasible when it's across a busy street and out

11

of our reach.

12

In addition to that, I look at the lines that are

13

created at dispensaries.

14

for our dispensary.

15

we're fortunate enough to have sidewalks that go all

16

around our building.

17

That does not impede other businesses nor does it put them

18

in a parking lot that's going to be inundated with extra

19

traffic.

20

Doesn't hit another building.

21

a dirt road and on to Hammer Lane.

22

drive to work in the morning.

23

There are lines.

There's lines

There's lines for Pats [ph].

And

We're able to direct our clientele.

Pats is the same way.

They come out the side.
Goes down the back, across
You can see it as you

I don't see that with this other proposed

24

location.

25

door.

26

those other businesses.

27

around this place where people can line up safely in a

28

parking lot that has more traffic, more loitering.

It's got two businesses on each side of its

When that line is created, that line will impede
In addition, there is no sidewalk

I ask
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1

you to deny this application.

2

THE CLERK:

3

Thank you.

Thank you.

Next we have Corey

Travis.

4

COREY TRAVIS:

Commissioners, good evening.

My

5

name is Corey Travis, and I do represent Zen Garden

6

Wellness.

7

owned group as well as shopping center owners.

8

prepared remarks here but I would like to respond to a few

9

things that the applicant has presented.

We are both a dispensary operators and equity
I had some

And it's a

10

frustrating process for us as a business that went through

11

what was a very inclusive process for us a few years ago

12

to stand here today seeing materials for the first time,

13

materials that we requested, meetings that we liked and

14

requested to be part of.

15

have no doubt that the things that they are saying in

16

concept are effective and are true.

17

when we came to the area.

18

security, better security, revitalizing the area.

19

true.

20

We did that.

21

of the UJs building was shut down.

22

now back then.

23

cleaned them up.

24

business owners to bring restaurants and diverse retail

25

shopping areas to this dispensary.

26

end of the day, what's happening is you have a major

27

retail chain that has deployed consultants and lawyers and

28

renderings to tell you that putting the largest dispensary

But at the end of the day, I

Because they happened

They talk about increased
That's

And that happened when we moved into the center.
We had a problem with homeless.

We had half

There was more vacancy

And we got rid of those problems.

We

We invested and we worked with other

But, you know, at the
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1

in the City of Stockton directly next to another

2

multi-thousand square foot dispensary and sharing 30

3

parking spaces is somehow a good idea.

4

applicant Raj that we would support -- we support their

5

equity application.

6

support them in the City of Stockton.

7

of projects that can benefit from the development that a

8

company like Cookies can bring to the area that isn't

9

directly on top of another dispensary.

10

I told the

We support their business, and we
But there are a lot

Commissioners, the proposed application is not

11

about Stockton.

12

not the first time they've tried to come to the center.

13

Our group, in fact, has turned down multiple proposals by

14

the Cookies corporation to convert our store to Cookies.

15

But quite frankly, we didn't like the way that they did

16

business, high fees and royalty fees, requiring you to buy

17

certain products that are their products.

18

to sell more of their brand in as many markets across the

19

state as they can.

20

percent equity owned business in Stockton that is -- that

21

is run by the people before you in this -- in this room.

22

We put Stockton first when we did our use permit

23

application.

24

applicant.

25

that we promised that we would.

26

very limited parking lot encroached upon by a multi-

27

thousand square foot dispensary.

28

We would urge the applicant to look at other areas in the

This is about big cannabis.

And this is

They are there

You have before you a one hundred

I came before this Commission as an
And all of us together delivered the project
And now we stand to see a

And that concerns us.
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1

city.

2

Raj, he said that he wanted to go somewhere else...

When I spoke with the applicant's representative,

3

THE CLERK:

4

COREY TRAVIS:

Thank you.

Your time has elapsed.

Please allow me to return if you

5

have any questions.

6

THE CLERK:

7

CONSTANCE CARTER:

Next we have Constance Carter.
Good evening, Chair Mallett,

8

Vice Chair Sanguinetti in his absence, and the entire

9

Commission.

My name is Constance Carter, and I have been

10

an owner of Zen Garden for the last three years.

11

lived in Stockton for over 22 years and I'm raising my

12

children here.

13

businesses here.

14

process as it relates to cannabis take many twists and

15

turns since 2011 when cannabis retail was originally

16

approved and then soon after a moratorium was passed

17

around 2013 ending with the city approving two cannabis

18

retail fronts on Fremont Street.

19

original ordinance when Stockton began accepting

20

applications for perspective qualified candidates, my

21

family and I were excited.

22

potentially have an opportunity to compete for a use

23

permit to operate a store of our own, one that could truly

24

be locally homegrown.

25

ownership, management, and staff are truly local.

26

family and I knew this was a tall task to order and that

27

it wasn't going to be easy.

28

friends and family and we began to raise funds.

I pay taxes here.

I've

I've owned other

I own real estate here.

I've seen the

So in 2017 under the

We were excited, you guys, to

No pun intended.

A shop where the
My

We began to go to our close
With the
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1

grass roots effort, we were able to raise two and a half

2

million dollars to purchase the old UJs restaurant.

3

knowing the value that UJs had to the community, we were

4

able to keep it UJs for another two years until we changed

5

it over to the Cluckin Rooster, which became a big hit for

6

our community.

7

And

Then, of course, as you all are aware, the

8

pandemic had closed us down temporarily and today we have

9

this proposed project that's like David versus Goliath

10

that will ensure the demise of our store if it's approved.

11

I say this because I want you all to see the big picture.

12

We at Zen Garden are not a big corporate cannabis shop

13

whose sole interest is to just sell weed and turn profits.

14

We're truly in the hospitality business.

15

life.

16

corporate monster that's presented itself as an equity

17

based company with community ties is unconscionable and

18

offensive to those who actually do represent the epitome

19

of equity.

20

any equity lottery winners when we applied.

21

this on our own.

22

application was -- is approved at just 150 feet from our

23

business.

24
25
26
27
28

This is our

And now to think that we could be shuttered by a

Now I want to remind you that there weren't
We truly did

And it will be a shame if this

Thank you.
THE CLERK:

Joshua Weitz.

Thank you.

Malcolm, can you hear us?

MALCOLM JOSHUA WEITZ:
Joshua Weitz.

Up next we have Malcolm

Hi.

My name is Malcolm

Can you hear me?

THE CLERK:

We can hear you.

Thank you.
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1

MALCOLM JOSHUA WEITZ:

Hi.

So my name is -- as I

2

said, my name is Malcolm Joshua Weitz.

3

raised San Franciscan.

4

cannabis consumer, a new father, and also an equity

5

cannabis applicant in San Francisco.

6

prison for a nonviolent cannabis offense.

7

back to San Francisco and was instrumental in implementing

8

a robust and comprehensive equity program along with the

9

human rights division in San Francisco.

I'm a born and

I am a cannabis activist, a

I did a year in
I then came

That was in 2017.

10

In 2018, as you can imagine, there was a, you know, a big

11

rush to get into the San Francisco market.

12

all, I heard, you know, people say things about, you know,

13

bad corporate candidates.

14

candidates, people that did approach me, you know, I

15

really believed in Jiva SCK, Raj's vision.

16

the person of color to a person of color, I really felt

17

that, you know, he was a rare breed.

18

the cannabis business and he really believed in me, you

19

know, as an owner/operator of our partnership.

20

And out of

Out of all the corporate

You know, from

He had experience in

During the past, you know, arduous process of

21

getting a cannabis license, which we're still in in San

22

Francisco, he's been a very, very reliable technical

23

partner.

24

resources.

25

support for Jiva and Raj for their cannabis retail

26

location in Stockton.

He's been very generous with his time and
And I would like to voice my very strong

27

THE CLERK:

28

That concludes public comment, Chair.

Thank you.
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1

CHAIR MALLETT:

2

THE CLERK:

3

cards.

4

card.

So at --

Oh, I didn't have any public comment

What was your name?
FABIAN:

6

THE CLERK:

Fabian.
I do apologize.

Fabian.

Please come

to the podium.

8
9

Okay.

You would need to fill out a blue public comment

5

7

Thank you.

FABIAN:

My name is Fabian Ardias [ph.]

up in the area and live nearby.

I grew

And I'm the assistant

10

manager at Zen Garden, the existing dispensary at the

11

proposed location.

12

three years, we have -- we have a team that has worked

13

hard to create a safe and welcoming location within the

14

center.

15

building will cause us to lose control of our own property

16

and will put our business at risk.

17

parking lot with multiple surrounding businesses.

18

already seeing heavy traffic on busy days, it will be

19

difficult for staff and patrons to find an accessible

20

spot.

21

customers, two sets of employees, and one small lot along

22

with increased vendors and delivery activity, traffic will

23

be overwelcoming just to the plaza itself.

24

especially difficult during major retailer days and

25

seasons when activity spikes.

26

Having worked at the site in the past

Placing another dispensary in and around our

Currently we share a
And

Having two security companies, two sets of

This could be

In the past we have seen what happens when a new

27

dispensary opens in our city.

28

retailer opened down the road, we noticed a significant

When the discounted
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1

decrease in traffic to our store.

2

new one mere feet away will be detrimental to business and

3

staff already fighting through a pandemic -- already

4

fighting through a pandemic is the last thing we need is

5

to compete for our customers with our neighbors.

6

Potentially opening a

Our approach to facilitate fair access and

7

opportunity to advance within our diverse community has

8

made a positive impact in the lives of many individuals.

9

We kept many loyal customers because of the way we do

10

things at Zen.

11

culture here that has challenged the stigma behind

12

cannabis by offering a service based off knowledge and

13

educating the public on every visit.

14

competition but we strongly believe that placing multiple

15

retailers within the same shopping center will not be

16

healthy for our industry or community.

17

We have a team that has cultivated a

We are driven by

I oppose the notion to having multiple

18

dispensaries within the Hammer Ranch Plaza.

19

response to one of the dispensaries.

20

works very well in San Bernardino.

21

the 909 dispensary are close to a -- the NOS Event Center

22

which holds events for up to 50,000 people on any given

23

weekend.

So I can see how they bring in that type of

24

revenue.

But that is nothing like our location here in

25

Stockton.

26

very small time.

27

multiple storefronts that work well within Modesto and

28

just Stanislaus County on its own.

And just a

They mentioned that

That Cookies store and

And the industry in Modesto grew very fast in a
So there are multiple stores and

But the industry grew
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1

at a pace there that the market is way different than you

2

see here in Stockton.

3

see in Sacramento, San Francisco, and even down south in

4

Fresno.

5

industry grew there at an expediential rate that has

6

caused that to happen.

So I see how it works in Modesto, but the

7
8

Way different than the market you

THE CLERK:

Thank you for your time.

Thank you.

Now that concludes public

comment.

9

CHAIR MALLETT:

Thank you.

So at this time I

10

would need to close the public hearing and bring it back

11

to the Commission.

12

COMMISSIONER RIZVI:

13

the staff.

14

hearing again.

15

Chair, I had a question from

I don't know if you need to open the public
Do we?

ATTORNEY TARYN JONES:

Questions for staff?

16

It can remain closed.

17

applicant, then the public hearing will need to be

18

reopened.

No.

If you have questions for the

19

COMMISSIONER RIZVI:

20

lot of parking issues today.

21

other than other things mostly parking and the -- or

22

congestion.

23

things.

24

is recommending this.

25

analyzed as far as traffic impact or anything like that.

26

Staff.

So staff, we heard a

I mean I think predominantly

And crowd -- crowd control was one of the

I just wanted to see what your -- because staff

STAFF:

I wanted to see what you had

Thank you.

So staff did take that into

27

account and we looked at the entire site based off of the

28

uses and compared that with required parking as stated in
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1

the code.

2

standards.

3

obviously everyone wants the front spaces.

4

every business wants the closest spaces.

5

it's a shopping center, there is more than adequate

6

parking for all of the uses that are there based off code

7

standards.

8
9
10
11

And there is ample parking per code minimum
In fact, just -- it's hard -- you know,
You know,
But given that

We double-checked just to be sure.

COMMISSIONER RIZVI:

To the Chair.

Even if at

full capacity, you know, right now, maybe they're empty
spaces.

Did the staff consider that as well?
STAFF:

For the specific area, we considered the

12

restaurant at the -- I guess it's a chicken place now,

13

formerly Pops and UJs.

14

place that's there, the existing dispensary, the existing

15

dentist office, and the proposed site.

16

all adjacent to one another in a row.

17

have the separation of that drive aisle.

18

considered all of that in the analysis, and there is

19

adequate parking.

We considered the existing pizza

20

COMMISSIONER RIZVI:

21

STAFF:

22

CHAIR MALLETT:

23

COMMISSIONER GARCIA:

Okay.

Because they are
Given the -- they
But we

Thank you.

Uh-huh.
Commissioner Garcia.
Thank you, Chair.

I'm for

24

business including cannabis.

25

allows a legal way to satisfy the people's needs and wants

26

while generating tax revenue for the city.

And this

27

project would even fill a vacant building.

So far I voted

28

in favor of all cannabis projects during my tenure on the

It's a rising industry.

It
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1

commission including another for another one of Attorney

2

Drivon's clients.

3

project with the exception of the location.

4

that in Modesto there are several shops in the same

5

street.

6

here is there those shops aren't as close as these two

7

would be, including the Medallion and the Phenos.

8

they're close but here it would be even closer -- I mean

9

we're talking about barely half a football field.

And I support every aspect of this

I don't see much wrong there.

I recognize

The difference

I know

Okay?

10

Unfortunately, I believe approval would hurt the existing

11

business.

12

idea of Jiva coming into Stockton.

13

I feel that this bigger shop would hurt the smaller shop.

14

If we take a look at condition 2, strengthening the

15

integrity.

16

out of business, we're back to where we started with a

17

vacant building.

18

strengthening the character.

19

paraphrasing, where a proposed location would not

20

jeopardize the interest of persons working there.

21

think it jeopardizes the people, you know, working at Zen.

22

You know, that's just my opinion.

23

worried about the increase in crime.

24

would bring in additional security.

25

the additional parking, you know.

26

overflow could be handled by the grocery stores adjacent,

27

you know.

28

I do agree with Attorney Drivon that other similar

Okay?

Okay?

I mean I can get completely behind the
Absolutely.

However,

If the bigger shop puts a smaller shop

Okay?

So that's not exactly
Or -- and condition 5, I'm

And I

I'm not necessarily
I do believe Jiva
I'm not worried about
Theoretically, the

I am worried about the current business there.
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1

businesses that are right next to each other, like in

2

Lincoln Center, they don't normally hurt each other.

3

can help each other.

4

is still new-ish, especially here in Stockton.

5

changing.

6

Okay?

7

right next door to each other in Lincoln Center, but

8

that's a big difference with this versus grabbing a cup of

9

coffee and a pastry.

They

However, the cannabis industry as is
It's

It's evolving, and we're all learning as we go.

And yes, we have a Noah's Bagels and a Starbucks

I think it's a big difference.

If

10

this shop were somewhere else, even maybe even across the

11

street, I'd get behind it.

12

location waivers.

13

reasonable waivers regarding to location in the past.

14

Okay?

15

approving this.

16

my commissioners feel about it.

17

I mean we take a look at the

As a commission we have granted

However, as is, where it is, I'm having a challenge
And I would love to see how the rest of

CHAIR MALLETT:

I would like to respond to that

18

because I disagree with you on that point where you're

19

saying that that competition is going to be a negative.

20

Listening to everybody -- at first I had the exact same

21

feelings you had.

22

looking at the land use.

23

requirements.

24

didn't realize, but listening to everyone, it seems like

25

these are cannabis businesses, but there is another type

26

of business as what they're -- you're specifying.

27

out of my league as far as what all of these varieties

28

mean.

But I'm looking at everything.

I'm

Looking at everything, all the

But now I'm seeing that it -- something I

You're

But I'm thinking that it can bring it in and as
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1

long as we can say that it, you know, as far as parking,

2

all of the land use requirements, everything, they've met

3

every requirement, then it may be existing business rise

4

to the occasion and become a better business and probably

5

even a stronger business because you look at the sites

6

where every location is.

7

You know, if you're going to get in your car and go

8

someplace, there's a lot down Hammer.

9

They are in close proximity.

So the fact that this is within the same shopping

10

center, I agree.

11

But I think, given the limitations and looking at the ones

12

that we have denied based on the variances that needed to

13

be approved, this one has absolutely no variance

14

requirements.

15

our responsibility to look at, it meets all the

16

requirements.

17

I was -- I had the exact same opinion.

And so from a land use, and I think that's

COMMISSIONER JONES:

Thank you, Chair.

Let's

18

see.

19

support all Stockton businesses.

20

problem I have is outside coming in and running a

21

businesses.

22

have been.

23

Stockton, all from Stockton.

24

women and minorities.

25

for the small business -- when a big one come in and to

26

me, it's other locations here in Stockton, other

27

locations.

28

I'm driving by.

You know, I was born and raised in Stockton and I
And, you know, the

That's my main concern right there.

Always

To me, the Zen Garden investors are all
50 percent of that group is

And, you know, I think it's hard

There's a lot -- I've been looking around when
There's a lot of places where they can
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1

go.

2

already been established there for years and then another

3

one comes in.

4

but it's always going to be competition, regardless.

5

in that case, I'm -- I'm not for it.

That's the problem I have with a business that's

And, yeah, they said it's not competition,

6

CHAIR MALLETT:

7

COMMISSIONER MOUNTAIN:

So

Thank you.

Commissioner Mountain.
Yeah, I just did a lot of

8

review over the different correspondence, and I see

9

there's a lot of support, you know, from people like

10

Joshua from Raj management.

11

and father's issues and equity program and the Carol

12

security and firefighters and other strong expressions

13

from, you know, like the Farm D like and so on and so

14

forth.

15

business.

16

what I see what's against it is things like what Melody

17

stated about the hardships of business or like what Fabian

18

stated about growing up in the area and living nearby and

19

understanding the importance of this business or even

20

businesses like CAP's Pizza, speaking about parking lots

21

with this dispensary.

22

He speaks about his father

But it still doesn't go into the support of our
Regardless, those are great things.

And seeing

For each of the other correspondence that

23

consists of residents and business and owners, they all

24

share the same similar sentiments and concerns, concerns

25

for traffic congestion, concerns for crime rate and for

26

crime rate increase, community harms and injury, worries

27

of oversaturation, which makes the business and the lot to

28

fill a lack of city support to businesses.
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1

Cannabis dispensaries have expressed their

2

concerns of this being the fifth dispensary on Hammer

3

Lane.

4

of tolerance for Zen.

5

many find to be an advantageous to the community as well

6

as the community members and customers.

7

concern for our reputation of our city overall.

8

remember not too long ago, us as a commission, we were

9

voting on a type 21 liquor license, and we all came to a

And they all stated that they demonstrated a sense
But adding another is not something

And there's also
I

10

consensus on how it would create an oversaturation of

11

liquor sales.

12

competitive market was good, but an oversaturation was

13

not.

14

attention to the precedence we are creating here on the

15

commission.

16

In that situation we all agreed that a

The community is listening to us and paying

Now what I don't want to do is I don't want to

17

convey a message that I'm against competitive market.

18

Like Commissioner Mallett stated, a competitive market is

19

great.

20

I'm a firm believer in it.

21

opportunities for a city's economy can also be achieved

22

through a competitive market.

23

understand at what sacrifice are we going to do that at.

24

It comes to the point that we have to ask ourselves about

25

the vitality of existing business after approving such

26

permits in such proximities.

27

going anywhere any time soon.

28

of our small businesses, they will.

It's a great thing.

But I'm a firm believer -- so
And sustainability of

But we also need to

The cannabis market is not
But if we do not take care
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1

So as we -- as a city, we speak about bringing

2

business in to strengthen our city and our revenue.

3

we are setting an example of future business that we care

4

about their business but not for their prosperity.

5

we vote, I will like all my fellow commissioners to

6

consider what message we are conveying with the yes vote

7

and how it will affect our community's trust.

8

business is not a problem and it's not -- in supporting

9

the business, I completely agree.

But

So as

The

If we're seeking to

10

approve the permit, I would also essentially ask myself as

11

a business, at what point will the city do the same thing

12

to me.

13

CHAIR MALLETT:

14

COMMISSIONER RIZVI:

Commissioner Rizvi.
So I had got a few comments.

15

First of all, I think the only business that flourished

16

during cannabis was -- during pandemic was cannabis.

17

mean it has been proven not by me.

18

it.

19

the highest sales revenue tax collected by California on

20

cannabis.

21

that.

22

conflicting information here that it had -- pandemic had a

23

negative impact on cannabis.

24

know, it is -- and fortunately and unfortunately, I know

25

people from Zen Gardens.

26

few years ago.

27

myself and at that time Commissioner Jobrack [ph.]

28

they run a business very nicely.

I

I'm not going to prove

By articles, tons of articles out there.

So cannabis business is on rise.

So I just wanted to clarify that.

2020 was

We all know

Because I heard

Secondly, you

We were here when we approved a

And I actually visited the facility,
And

They were one of the
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1

first ones here and very professional.

2

still, you know, we haven't heard any negative thing about

3

their operation.

4

city and for that shopping plaza.

5

And they are

So they have done a great job for the

You know, and what makes it tough is we don't

6

create policy.

7

the City Council that creates policy.

8

debate all night long.

9

issue and that's why I asked many times proximity, is

And when we are looking at policy, it is
I mean we can

Ultimately, it's the land use

10

there's an issue with that.

11

traffic study?

12

that it's personal to me.

13

commissioner, is to make sure the law and the regulations

14

that are put by the city, we implement that unless there's

15

evidence that comes out of these discussions.

16

Is there an issue with the

And I don't smoke cannabis so it's not
But what I see, my job as a

As far as equity partner, I am a minority myself

17

and I'm a big believer in that.

18

community and I'm proud to be a Stocktonian.

19

you know, we heard about business competition.

20

Commissioner Garcia said that -- and I agree -- this is a

21

very -- how do you say adolescent market for California,

22

cannabis.

23

few more years to mature.

24

already has very limited options and opportunities for

25

these businesses.

26

but we are a bit behind addressing that.

27

that from land use perspective, unless I hear anything

28

else, my fellow commissioners have said, again, we don't

Stockton is a diverse
And also,
My fellow

And it has a lot of time -- it will require a
With that said, Stockton

And I think that's getting addressed,
And looking at
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1

create policy here.

2

want to make sure that this is the charter of Planning

3

Commission to give everybody a fair chance.

4

Council is one that can change policy.

5

that the city recommends that.

6

in that case I will be in favor of this based on the

7

city's recommendation.

We don't take sides here.

We just

And City

Today it stands

So I just want to say that

Thank you.

8

CHAIR MALLETT:

9

COMMISSIONER VILLAPUDUA:

Commissioner Villapudua.
Thank you, Chair.

10

Thank you, Staff, for the presentation.

11

You know, I'm born and raised here as well, you know.

12

have a seven-year-old kid.

13

You know, the other day I went to -- it was a Monday, and

14

they just opened a new business.

So correction, there was

15

-- the guy -- something chicken.

So my son, he loves

16

breakfast.

17

opening.

18

opening, it was busy.

19

some basic eggs and hash browns, you know.

20

where my son wanted to go.

21

parking lot was filled up, even being just a soft opening.

22

I just can imagine how things are going to be when we're

23

having the grand opening or when they're open.

24

aware that the pizza joint next door also was a bar.

25

you know, there's a lot of things that I just picked up

26

being in the neighborhood.

27

because I knew this was coming on my agenda.

28

another business that's coming around, I believe it's some

You know what?
I

There's a passion in my life.

So I read about it.

I know they had a soft

And I believe even them -- it was just a soft
It took about an hour to get us
But that's

But I'll tell you, that

I wasn't
So,

You know, I took a walk
There's also
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1

type of dough cookie pastry that they're going to have

2

their grand opening.

3

I'm always liking of doing a grand opening.

4

by the mayor for a reason.

5

know, applicants.

6

been doing my homework for a long time.

7

been, you know, in this industry, in the politics for a

8

while.

9

having similar, you know, things they're trying to do

Knowing me, I'm all about the city.
I was chosen

And through a lot of, you

And you know what?

I'm new but I've
My family has

I've heard about, you know, talking about Modesto

10

here.

11

made those decisions are not leaders no more.

12

know what?

I have a big passion for the city, and you

13

know what?

I have bigger plans for my son, the elders,

14

the kids, and this whole city.

15

like this, this will always come back to me.

16

people that until now from this day for making similar

17

decisions that we're doing today.

But I'll tell you this.

18
19

Some of those leaders who
And you

If I get behind something
And there is

So I ask my colleagues to join me and say no to
this.

Thank you very much.

20

CHAIR MALLETT:

I would like to respond to that

21

because I do have concerns about this being about

22

politics.

23

responsibility is to deal with the land use and to look at

24

our requirements that need to be forwarded on as far as

25

making approvals or denials on use, not whether it is

26

going to be the politically accepted decision.

27

that's where I'm concerned.

28

looking at these requirements, and this location has met

And I think as Planning Commissioners, our

And so

I look at all of this and I'm
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1

every requirement.

2

being too close to each other or an additional cannabis

3

business within the city, there's multiple cannabis

4

businesses within the city and there will be more and more

5

coming forward if they can find a location.

6

the requirements are -- there's not that many spaces -- I

7

mean to present it.

8

parking.

9

turned down.

Whether I agree with the business

But right now

My other concern is you talk about

If that landlord ever rents -- say this is
If they rent 6500 square feet of space, it's

10

going to go maybe to another restaurant.

11

don't know.

12

parking now.

13

I'm concerned that we're forgetting what our

14

responsibilities are in whether to approve or deny this

15

use permit.

Maybe.

I mean I

Where -- I mean you're saying there's no
I don't know that that is accurate.

16

Commissioner Mountain.

17

COMMISSIONER MOUNTAIN:

And so

You know, I agree.

Like

18

I stated earlier, there's a lot of requirements that are

19

met.

20

must leave politics out of this and I 100 percent agree

21

with that, and also agreeing, understanding what the land

22

use is for.

23

committee for the council.

24

committee, we have to understand that what's best for our

25

city fiscally.

26

prosperity, that is not politics.

27

our job is to sustain the economics in our city, it's also

28

to ensure a business prosperity.

And I heard your statement about how, you know, we

But it's also our job to serve as an advisory
And in being an advisory

And so overall, when it comes to business
It's economics.

And if

And so with that being
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1

said, I would like to make a motion to deny the permit.

2

COMMISSIONER VILLAPUDUA:

3

CHAIR MALLETT:

Okay.

Second it.

I have a motion from

4

Commissioner Mountain and a second from Commissioner

5

Villapudua to deny the project.

6

-- requirements he needs to have to do the denial, please,

7

City Attorney?

8

ATTORNEY TARYN JONES:

Could you explain what he

Thank you, Chair.

Sorry.

9

Just as a clarification, and I know that this body has

10

done this before, but just to clarify the motion, this

11

body, if it does vote to deny the permit, it will need to

12

go through the process of making the findings.

13

requires all of the findings to be made in the

14

affirmative.

15

be found in the negative.

16

is made is that you make a motion to deny and then with

17

the directing of staff to bring back findings as

18

articulated on the record.

19

Approval

So if it is denied, one or more will have to

CHAIR MALLETT:

Typically the way this motion

So with the motion he --

20

Commissioner Mountain would need to give the findings on

21

why he is moving to deny.

22

ATTORNEY TARYN JONES:

If I may.

So those

23

individuals in support of denial can also voice and come

24

to a consensus as to the reasons why the permit should be

25

denied.

26

of the members will be voting on it.

27

Commissioner Mountain has a particular findings that he

28

wishes to articulate in the negative, he can do so as part

That can be more of a group understanding as all
To the extent
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1

of his motion from the outset if he would like.

2
3

CHAIR MALLETT:

Okay.

So are we voting first or

is he coming up with his findings once we vote?

4

ATTORNEY TARYN JONES:

I would just ask that is

5

in fact the clarification is consistent with Commissioner

6

Mountain's intent so that way I'm not putting words into

7

the commissioner's mouth as it is his motion.

8

CHAIR MALLETT:

9

COMMISSIONER MOUNTAIN:

Okay.
Thank you.

I stated on

10

here it would not be conducive or beneficial to the

11

surrounding neighborhoods, the community and businesses,

12

as well as a finding on the effects on public safety.

13

STAFF:

Through the Chair, if I can request

14

clarity on how the impacts are to public safety so we can

15

have that for the finding.

16

COMMISSIONER MOUNTAIN:

Of course.

The

17

increasing dispensaries in the surrounding areas would

18

cause a possible increase in surrounding crime rates.

19

right.

20

ATTORNEY TARYN JONES:

Chair, if I may.

All

As a

21

point of clarification, is this in response to a

22

particular finding on -- so the general findings are

23

listed in the staff report.

24

those -- I heard conducive to neighborhood and then public

25

safety.

26

just trying to understand the findings.

27
28

Is this the -- are both of

Are those in response to finding No. 2?

COMMISSIONER MOUNTAIN:

Or I'm

If you can look that for

me, that would be great.
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1

ATTORNEY TARYN JONES:

So it does have to be --

2

because the findings have to be responsive to -- the

3

findings of fact have to be responsive to those findings

4

articulated in the code.

5

So to the extent the --

COMMISSIONER MOUNTAIN:

I do recall previously

6

that we've had you guys help us out in the best way you

7

could.

8

ATTORNEY TARYN JONES:

9

COMMISSIONER MOUNTAIN:

10

Okay.

So --

But if you could do that,

I would greatly appreciate that.

11

ATTORNEY TARYN JONES:

So what we can do now is

12

we can run through each of the findings and then you can

13

fill in as well as any individuals who are similarly

14

inclined can fill in information about why denial is

15

appropriate.

16

COMMISSIONER MOUNTAIN:

17

ATTORNEY TARYN JONES:

Sounds good.
So again, not all of the

18

findings need to be found in the negative.

19

more.

20

COMMISSIONER RIZVI:

To the Chair.

Only one or

Is it

21

possible to show it on the screen so we all can see and

22

the public can also see?

23

ATTORNEY TARYN JONES:

I don't believe -- I don't

24

believe that we have the Elmo anymore.

25

in the staff report.

26

the resolution.

27

have them?

28

However, they are

They begin on page 9.

It's also in

So it should be in your packet.

COMMISSIONER RIZVI:

That's fine.

Do we

I have it.

I
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1

was talking about the public who's sitting there for them.

2

ATTORNEY TARYN JONES:

We will read them one by

3

one.

4

Commissioner Mountain, but to the extent that you would

5

like to speak as a Commission as to clarify the motion,

6

that is still possible at this time.

So -- and this again goes -- so the motion maker is

7

The first finding is that the proposed use is

8

allowed within the subject zoning district with the

9

approval of a use permit and complies with all other

10

applicable provisions of the development code and the

11

municipal code.

12

finding?

Is there any problems with the first

13

COMMISSIONER MOUNTAIN:

14

ATTORNEY TARYN JONES:

That's fine.
The second finding is that

15

the proposed use would maintain or strengthen the

16

integrity or and character of the neighborhood and zoning

17

district in which it is located.

18

COMMISSIONER MOUNTAIN:

19

ATTORNEY TARYN JONES:

That would be the one.
Okay.

And in particular,

20

you said it was not conducive to the neighborhood.

21

you clarify that a bit further based on the findings that

22

we've heard tonight?

23

COMMISSIONER MOUNTAIN:

Of course.

Can

I just would

24

have to bring up the -- try to bring up the staffing

25

report so I can make sure I do it exactly word for word.

26

ATTORNEY TARYN JONES:

27

COMMISSIONER MOUNTAIN:

28

out loud again just so I can --

Okay.
If you could just read it
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1

ATTORNEY TARYN JONES:

Certainly.

Finding No. 2

2

is the proposed use would maintain or strengthen the

3

integrity and character of the neighborhood and zoning

4

district in which it is to be located.

5

COMMISSIONER MOUNTAIN:

Yes, the proposed use

6

would not strengthen the integrity of the neighborhood

7

because it would reduce.

8

prosperities.

9

It would reduce the business

ATTORNEY TARYN JONES:

Finding No. 3 is that the

10

proposed use would be consistent with the general land

11

uses, objectives, policies, and programs of the general

12

plan and any applicable specific plan or master

13

development plan.

14

COMMISSIONER MOUNTAIN:

15

ATTORNEY TARYN JONES:

That's fine.
Okay.

Finding No. 4, the

16

subject site would be physically suitable for the type and

17

density/intensity of use being proposed including the

18

provision of services, e.g., sanitation and water, public

19

access, and the absence of physical constraints, e.g.,

20

earth movement, flooding, et cetera.

21

COMMISSIONER MOUNTAIN:

22

ATTORNEY TARYN JONES:

That's fine.
Okay.

Finding No. 5, the

23

establishment, maintenance or operation of the proposed

24

use, the location proposed, and for the time periods

25

identified, if applicable, would not endanger, jeopardize,

26

or otherwise constitute a hazard to the public

27

convenience, health, safety -- sorry -- health, interest,

28

safety, peace, or general welfare of persons residing or
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1

working in the neighborhood of the proposed use.

2
3

COMMISSIONER MOUNTAIN:

That would -- that would

support my second statement.

4

ATTORNEY TARYN JONES:

And that was that the

5

public safety would be diminished because increasing

6

dispensaries would possibly cause increased crime rates;

7

is that correct?

8

COMMISSIONER MOUNTAIN:

9

ATTORNEY TARYN JONES:

10

additional?

Correct.
Okay.

Is anything

Just -- okay.

11

COMMISSIONER MOUNTAIN:

12

ATTORNEY TARYN JONES:

That's fine.
And then No. 6, the

13

design, location, size, and operating characteristics of

14

the proposed use would be compatible with the existing and

15

future land uses on site and in the vicinity of the

16

subject property.

17

COMMISSIONER MOUNTAIN:

Well, that would support

18

the first change -- the amendment of the first one about

19

the area not being -- not being beneficial to the

20

surrounding environment.

21

STAFF:

Through the Chair, can you please -- we

22

have to have -- we have to be able to justify these

23

findings.

24

why it's not beneficial?

25
26
27
28

When you say not beneficial, can you explain

COMMISSIONER MOUNTAIN:

I just stated about the

prosperity of the nearby businesses.
STAFF:

Okay.

So you're saying prosperity to

neighboring existing businesses, the community, the
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1
2
3
4
5
6

neighborhood?

I guess just to help us understand.

COMMISSIONER MOUNTAIN:

I mean if you have the

proper discourse, feel free to do as you please.
STAFF:

Staff cannot provide findings.

deciding body -COMMISSIONER MOUNTAIN:

I'm not asking you to

7

find findings.

8

vocabulary, if that's what you prefer.

9

The

I'm asking you to use the proper

ATTORNEY TARYN JONES:

Would you agree with the

10

statement -- so I think Stephanie was giving you several

11

options and she was just looking for a confirmation as to

12

which was appropriate.

13

ability to make the findings.

14

wouldn't be beneficial because it would interfere with

15

business prosperities.

16

if I'm wrong -- she asked to clarify, is this the existing

17

businesses?

18

neighborhood at large?

She didn't mean to limit your
I think you said it

She meant -- and please correct me

Is this future businesses?

19

COMMISSIONER MOUNTAIN:

20

ATTORNEY TARYN JONES:

21

Is it the general

Existing businesses.
Existing businesses.

Thank you.

22

COMMISSIONER MOUNTAIN:

23

ATTORNEY TARYN JONES:

Thank you.
The last finding is that

24

the proposed action would be in compliance with the

25

provisions of California Environmental Act, CEQA, and the

26

city's CEQA guidelines.

27
28

COMMISSIONER MOUNTAIN:

It meets those

qualifications.
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1

ATTORNEY TARYN JONES:

Okay.

So if you wouldn't

2

mind, when clarifying your motion, as I understand it, you

3

are making a motion to deny and asking staff to come back

4

with a resolution articulating the findings on the record,

5

which you have articulated, in which you found that

6

finding No. 2, No. 5, and No. 6 could not be met for the

7

reasons stated on the record.

Is that accurate?

8

COMMISSIONER MOUNTAIN:

9

ATTORNEY TARYN JONES:

This is correct.
Chair, if I may.

Can I

10

confirm with this individual who seconded the motion that

11

the -- that they still agree with the motion as made.

12

think that was Commissioner Villapudua?

13

COMMISSIONER VILLAPUDUA:

14

ATTORNEY TARYN JONES:

15

Yes.

Okay.

You're all set to

take your vote.

16

THE CLERK:

17

COMMISSIONER MOUNTAIN:

Thank you.

18

you reset the vote?

19

THE CLERK:

20

ATTORNEY TARYN JONES:

Please cast your votes.
My vote -- hold on.

Sorry.

To clarify the

motion just based on what we discussed --

22

COMMISSIONER MOUNTAIN:

24

Yes.

I keep pressing yes

and it keeps showing up as -ATTORNEY TARYN JONES:

So it seems as though this

25

was a technical issue with the voting.

26

vote one last time.

27

resolved, we'll take a roll call vote.

28

Can

Please recast them, please.

21

23

I

THE CLERK:

So we'll take the

If the technological issue is not

They have been reset.

Please cast
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1
2

your votes.
ATTORNEY TARYN JONES:

Given the past

3

correspondence that we've had with Commissioner Mountain

4

and the fact that his vote is not accurately reflected by

5

the technology, I'm going to request that the clerk take a

6

roll call vote so we can ensure that the vote is

7

appropriately recorded.

8

THE CLERK:

9

COMMISSIONER GARCIA:

Commissioner Garcia?
Yes.

10

THE CLERK:

11

COMMISSIONER MOUNTAIN:

12

THE CLERK:

13

CHAIR MALLETT:

14

THE CLERK:

15

COMMISSIONER RIZVI:

16

THE CLERK:

17

COMMISSIONER VILLAPUDUA:

18

THE CLERK:

19

COMMISSIONER JONES:

20

THE CLERK:

21

CHAIR MALLETT:

Commissioner Mountain?
Yes.

Chair Mallett?
No.

Commissioner Rizvi?
No.

Commissioner Villapudua?
Yes.

Commissioner Jones?
Yes.

Motion passes 4-2.
Okay.

So appeal -- any party

22

that wishes to appeal this decision may do so within 10

23

days of the Commission's decision pursuant to Stockton

24

Municipal Code 16.100.020.

25
26
27
28
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1

STATE OF CALIFORNIA,. )

2

)

3

COUNTY OF STANISLAUS. )

4
5

I, JULIE RISHWAIN PALERMO, a Certified Shorthand

6

Reporter in and for the County of Stanislaus, State of

7

California, do hereby certify:

8

That I have transcribed the electronic/audiotaped

9

recording of the proceedings; that the foregoing

10

transcript constitutes a full, true, and correct

11

transcription of all proceedings had and given.

12
13

IN WITNESS HEREOF, I have hereunto set my hand
and affixed my Official Seal on August 10, 2021.

14
15
16

__________________________
_________________________________

17

JULIE RISHWAIN PALERMO, CSR #4220

18

Certified Shorthand Reporter

19
20
21
22
23
24
25
26
27
28
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Connie Cochran
From:
Sent:
To:
Subject:

Telly Strika
Monday, September 27, 2021 8:31 AM
Stephanie Ocasio
Re: 7616 pacific ave

Thank you. Yes Lt Graviette and I plan to attend.
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Monday, September 27, 2021 8:28 AM
To: Telly Strika <Telly.Strika@stocktonca.gov>
Subject: RE: 7616 pacific ave
Good Morning,
Yes, the company is Jiva but my understanding is that they partner with Cookies (and other retail brands). Per their
presentation, the space will either be branded as Jiva or Cookies (I’ve attached their most recent presentation from July).
Please let me know if you need any additional information.
Will you be and Lt. Graviette be able to make it to tomorrow’s Council meeting? I anticipate that the Council may have
questions about crime, traffic, etc.
Thanks,

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: Telly Strika <Telly.Strika@stocktonca.gov>
Sent: Monday, September 27, 2021 7:49 AM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: 7616 pacific ave

Good morning Stephanie. Regarding the council appeal of 7616 Pacific Ave, Cannabis retail storefront and
delivery business. I have the applicant company listed as, Jiva. Do you have the same? I seem to remember
the applicant mentioning being a part of the company "Cookies". Just wanted to confirm. Thank you
Telly
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!mXIªyX!! ª0ÀXm

̉

ª0ÀXm ªy(²

§ª(Ç!À ªy(²τ(X²ÀªX ÇÀª²

0åX²ÀXyJ!! Xy(Ç²Àªæª0mÀXy²RX§²

̊

䙜 0yRy!XyJ0²ÀR0ÀX!§§0mI!0yÀ0ª

䙜 !yÀªX ÇÀXyJͺÀ!0yÀ0ªXw§ªß0w0yÀ²

䙜 §ÀXwXðXyJßX²X XmXÀæIªÀR0ª Ç²Xy0²²0²

䙜 !ª0ÀXyJÇ§À̊̆Βh ²Iªm!m²͛æ̉͡æ̋͜

䙜 ²À XmXðXyJRww0ªªy!R!0yÀ0ª

䙜 0y²ÇªXyJ!ªXw0§ª0ß0yÀXy

䙜 wXyÀXyXyJy0XJR ªR(!w§ÀX XmXÀæ

䙜 Ç§Jª(XyJ§ªjXyJmÀ!m0y͡Ç§

䙜 Xy!ª0²XyJ²I0Àæτ²0!ÇªXÀæ

䙜 J0y0ªÀXyJ((XÀXymIÀÀªIIX!

䙜 0mXwXyÀXyJß!y!X0²

䙜 ÀÀª!ÀXyJy0à Ç²Xy0²²0²

ƦöŭöŭēńŸƞƴġŭöŭƴǕŊƴńö̇̆͡ǛġöƞŢġöƦġ͇ŸƼƞƛƞŸƛŸƦġĚ
!! ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴöƴRöūūġƞªöŭēń²ńŸƛƛŊŭļ
!ġŭƴġƞǕŊŢŢöƦƦŊƦƴŊŭ͆

ª0ßXÀmXð0Rww0ªªy!R²R§§XyJ!0yÀ0ª

̋

䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜

!öŢŊĻŸƞŭŊö(ġŭƴöŢ
ªŸǛöŢXŭĚŊöŭªġƦƴöƼƞöŭƴ
mö!öƦƴŢġyöŊŢƦτ²ƛö
²ńŸļƼŭ²ƼƦńŊªġƦƴöƼƞöŭƴ
ŸĒöŢŊēŊŸƦ!öĻġ
(ġĒŸƞöńIŸǚǛ!ŢŸƴńŊŭļ
öƞŞŊŭļmŸƴ§ġƴ²ƴǛŢŊŭļ
ßǔƦjƼƴǥ öƞĒġƞ²ńŸƛ
²ūŸŞġǛhŸġ͐Ʀ
ƞŊġŭƴöŢ!ńġĻªġƦƴöƼƞöŭƴ

Ç²Xy0²²yw0
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜

̍̌̇̌§öēŊǫēǔġŭƼġ͛̇͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̇͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̉͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̊͜
̍̌̇̆§öēŊǫēǔġ͛ ̌͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̏͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̇̇͜
̍̌̇̆§öēŊǫēǔġ͛ ̇̈͜
̍̋̌̆§öēŊǫēǔġŭƼġ
̍̋̌̈§öēŊǫēǔġŭƼġ

((ª0²²

䙜 !ŊƞēƼŢöƴġĚö!ŸūūƼŭŊƴǛτyġŊļńĒŸƞńŸŸĚXŭƴƞŸĚƼēƴŸƞǛmġƴƴġƞƴŸĒƼƦŊŭġƦƦτƛƞŸƛġƞƴǛŸǕŭġƞƦǕŊƴńŊŭ̉̆̆ͬŸĻƴńġ
ƛƞŸƛŸƦġĚŢŸēöƴŊŸŭŊŭŢöƴġƛƞŊŢŸĻ̈̆̈̇
䙜 RġŢĚößŊƞƴƼöŢwġġƴτJƞġġƴǔŊöðŸŸūŸŭwöǛ͇̇̆̈̆̈̇
䙜 RöǔġńöĚöŭŸƛġŭŢŊŭġŸĻēŸūūƼŭŊēöƴŊŸŭǕŊƴńƴńġĻŸŢŢŸǕŊŭļŭġŊļńĒŸƞŊŭļĒƼƦŊŭġƦƦŸǕŭġƞƦ͒ƞġƛƞġƦġŭƴöƴŊǔġƦöƞġ
öǕöƞġŸĻƴńġƛƞŸƛŸƦġĚƛƞŸśġēƴƴŸġƦƴöĒŢŊƦń!ŸūūġƞēŊöŢ!öŭŭöĒŊƦ ƼƦŊŭġƦƦ͛!! ͜ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴ͌
䙜 yġŊļńĒŸƞƦńöǔġēŸūūƼŭŊēöƴġĚƴńöƴƴńġ!ŸūƛöŭǛͬƦŢŸēöƴŊŸŭŸƞŊƴƦĒƼƦŊŭġƦƦŸƛġƞöƴŊŸŭƦǕŸƼŢĚŭŸƴēöƼƦġöŭǛńöƞū
ŸƞēŸŭǬŊēƴǕŊƴńƴńġŭġŊļńĒŸƞͬƦƞġƦƛġēƴŊǔġĒƼƦŊŭġƦƦ͇ƛƞŸƛġƞƴŊġƦ͇öŭĚ͒ŸƞƼƦġƦ͌
䙜 ÀńġĻŸŢŢŸǕŊŭļ̇̆ŭġŊļńĒŸƞŊŭļĒƼƦŊŭġƦƦŸǕŭġƞƦöŭĚ͒ŸƞƴńġŊƞƞġƛƞġƦġŭƴöƴŊǔġƦĻƞŸūƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ
!ġŭƴġƞöƞġŊŭƦƼƛƛŸƞƴöŭĚ͒ŸƞĚŸŭŸƴŸƛƛŸƦġöŭöƛƛƞŸǔöŢĒǛƴńġ!ŊƴǛƴŸġƦƴöĒŢŊƦńö!! ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴ͌
䙜 ÀńġǛńöǔġēŸŭǔġǛġĚƴŸƴńġŢöŭĚŢŸƞĚ͛Röūūġƞªöŭēń͡²ƴġƞŢŊŭļ§öƞƴŭġƞƦ͜ŸĻƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞƴńöƴ
ŸƼƞƛƞŸƛŸƦġĚĒƼƦŊŭġƦƦǕŊŢŢļġŭġƞöƴġöĚĚŊƴŊŸŭöŢĻŸŸƴƴƞöĻǫē͇ēƞġöƴġöǕöƞġŭġƦƦŸĻƴńġŊƞƞġƦƛġēƴŊǔġĒƼƦŊŭġƦƦ͇
ŊŭēƞġöƦġƦöĻġƴǛƴńƞŸƼļńöŭöĚĚŊƴŊŸŭöŢŢöǛġƞŸĻƦġēƼƞŊƴǛĻŸƞēƞŊūġƛƞġǔġŭƴŊŸŭ͇öŭĚƼŢƴŊūöƴġŢǛńġŢƛƴŸƞġǔŊƴöŢŊǥġƴńġ
Röūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞ͌

y0XJR ªXyJ Ç²Xy0²²0²²Ç§§ªÀ§ªh0!À

²Ç§§ªÀöŭĚ͒Ÿƞyy͡§§²XÀXy

̌

䙜 (Xß0ª²XIæ§ª(Ç!ÀmXy0
䚔 ͛!ŸŭǔġǛġĚƴńöƴ̋̆̌̆͡ΪǕŊŢŢĒġŊŭ͡ńŸƼƦġƛƞŸĚƼēƴƦ͇ŸĻĻġƞġĚƴŸńöǔġƞġūöŊŭĚġƞƴŸĚŊĻĻġƞ
ĻƞŸūƛƞŸĚƼēƴƦēöƞƞŊġĚĒǛðġŭJöƞĚġŭ͜
䙜 !wwyª0τwXyÀ0yy!0I00²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞðġŭJöƞĚġŭ!wĻġġƦ͜
䙜 §ªjXyJmÀτ§0ªXw0À0ª!m0yÇ§!²À²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦöƦƦŸēŊöƴġĚǕŊƴńūöŊŭƴöŊŭŊŭļöēŢġöŭƛöƞŞŊŭļŢŸƴöŭĚ
öƦƦŸēŊöƴġĚƛġƞŊūġƴġƞöƞġöƦĻŸƞĒŸƴńƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦ͜
䙜 ((XÀXym²0!ÇªXÀæw0²Çª0²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦöƦƦŸēŊöƴġĚǕŊƴń̈̊͡ńŸƼƞƦġēƼƞŊƴǛĻŸƞĒŸƴńƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦ
öŭĚöŭǛöĚĚŊƴŊŸŭöŢƦġēƼƞŊƴǛūġöƦƼƞġƦ͜
䙜 !͡²§y²ª0(!wwÇyXÀæ 0y0IXÀ²
䚔 ͛ĻĻġƞġĚƴŸŊŭēŢƼĚġðġŭJöƞĚġŭöŭĚēŸǔġƞēŸŭƴƞŊĒƼƴŊŸŭƦöƦƦŸēŊöƴġĚǕŊƴń!ŸūūƼŭŊƴǛ
ġŭġǫƴƦöŭĚēŸŭǔġǛƴńöƴĚŸŭöƴŊŸŭƦöƞġĻƞŸūĒŸƴńðġŭJöƞĚġŭτhŊǔö͜
䙜 Xw§ªß0w0yÀ²ÀÇ§Jª(0Rww0ªªy!R²R§§XyJ!0yÀ0ª
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦǕŊƴńƴńġŢöŭĚŢŸƞĚƴŸŊūƛƞŸǔġƴńġöġƦƴńġƴŊēöƛƛġöŢŸĻĒŸƴń
ƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦǕŊƴńŊŭƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞŊŭēŢƼĚŊŭļƼƛļƞöĚŊŭļ
ūŸŭƼūġŭƴƦŊļŭöļġ͜

àġńöǔġēŸūūƼŭŊēöƴġĚǕŊƴńðġŭJöƞĚġŭöŭĚńöǔġŸĻĻġƞġĚƴńġĻŸŢŢŸǕŊŭļƴŸĚġūŸŭƦƴƞöƴġ
ŸƼƞŊŭƴġŭƴƴŸŸƛġƞöƴġńöƞūŸŭŊŸƼƦŢǛƴŸǕöƞĚƦēƞġöƴŊŭļƴńġöĒŊŢŊƴǛƴŸēŸġǚŊƦƴ͆

II0ª²w(0Àð0yJª(0y

hŊǔö² (mm!ĚĒö!ŸŸŞŊġƦ²öŭ ġƞŭöƞĚŊŭŸŸƛġƞöƴġƦŊŭēŢŸƦġƛƞŸǚŊūŊƴǛ͛öĚśöēġŭƴƛöƞēġŢƦτ
ĒƼŊŢĚŊŭļƦ͇ŢġƦƦƴńöŭ̉̋̆ͬĻġġƴĚŸŸƞ͡ƴŸ͡ĚŸŸƞ͜ƴŸƼƴńġŭƴŊē̏̆̏͌ ŸƴńĒƼƦŊŭġƦƦġƦĚŸǕġŢŢ͇öŭĚ
ƴŸŸƼƞŞŭŸǕŢġĚļġ͇öƞġƴŸƛ̉ŊŭļƞŸƦƦƞġǔġŭƼġŸĻƴńġ̎ŢġļöŢŢǛƛġƞūŊƴƴġĚēöŭŭöĒŊƦƞġƴöŊŢġƞƦŊŭ
ƴńġ!ŊƴǛŸĻ²öŭ ġƞŭöƞĚŊŭŸ͌²ŊŭēġĒġŊŭļŸƛġŭĻƞŸū͇̏͒̈̋͒̈̆ƴŸƴńġġŭĚŸĻ̌͒̈̋͒̈̇͛̏ūŸƦ͇͜Ǖġ
ńöǔġļƞŸƦƦġĚŸǔġƞΞͺ̏wŊŭƦöŢġƦ͇öŭĚƛƞŸǔŊĚġĚͺ̈͌̊wŊŭƴöǚġƦƴŸƴńġ²ƴöƴġτ!ŊƴǛöƦĻŸŢŢŸǕƦ͆
!0ǚēŊƦġÀöǚ͆Ξͺ̇͌̈̈wϋ!τ!ŊƴǛ²öŢġƦÀöǚ͛̍͌̍̋Ϊ͆͜Ξͺ̎̈̈jϋ!ŊƴǛ!öŭŭöĒŊƦÀöǚ͛̊Ϊ͆͜Ξͺ̉̌̇j

0åw§m0I!yy X²ª0ÀXm0ª²Xy!m²0§ªåXwXÀæ

RªwyXÇ²!0åX²À0y!0

̍

0y0IXÀ²
RġöŢƴńXŭƦƼƞöŭēġ ġŭġǫƴƦ
ßöēöƴŊŸŭ ġŭġǫƴƦ
§öŊĚτÇŭƛöŊĚmġöǔġ
ªġƴŊƞġūġŭƴ§öēŞöļġ
ŸŭƼƦ§öēŞöļġ

àªjIª!0(Xß0ª²XÀæ§ªJªw
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸƛöƞƴŊēŊƛöƴġŊŭƴńġ!ŊƴǛͬƦàŸƞŞĻŸƞēġ(ŊǔġƞƦŊƴǛ§ƞŸļƞöūĒǛńŊƞŊŭļöƴŢġöƦƴ̋̆Ϊ
ŸĻŊƴƦġūƛŢŸǛġġƦƴńöƴöƞġ!ŊƴǛƞġƦŊĚġŭƴƦǕńŸƞġƦŊĚġǕŊƴńŊŭö² ̋̉̋(ŊƦöĚǔöŭƴöļġĚƞġö͌

0©ÇXÀæτ(Xß0ª²XÀæ h0!ÀXß0²
Ŷ Àńġ!ŸūƛöŭǛĻŸŢŢŸǕƦƛƞŊŭēŊƛŢġƦĻŸƞġƝƼŊƴǛöŭĚĚŊǔġƞƦŊƴǛŊŭēŢƼƦŊŸŭ͌Àńġ!ŸūƛöŭǛĒġŢŊġǔġƦƴńöƴƴńġƦġ
ƦƴöŭĚöƞĚƦöƞġƛöƞƴŸĻŊƴƦēŸūūƼŭŊƴǛĒġŭġǫƴƦöƦƴńġǛġŭńöŭēġ͇ġŭƞŊēń͇öŭĚġǚńŊĒŊƴƴńġ!ŊƴǛöŭĚ
!ŸƼŭƴǛǔöŢƼġƦ͌ĻġǕēŸūƛŸŭġŭƴƦŸĻƴńġƦġŸĒśġēƴŊǔġƦ͆ēŸūƛöŭǛēƼŢƴƼƞġ͇ġūƛńöƦŊƦŸĻļġŭĚġƞĚŊǔġƞƦŊƴǛ͇
ŸƛƛŸƞƴƼŭŊƴŊġƦĻŸƞǕŸūġŭ͇ūŊŭŸƞŊƴŊġƦ͇τƼŭĚġƞƞġƛƞġƦġŭƴġĚļƞŸƼƛƦ͇ƦŸēŊöŢġƝƼŊƴǛĻŸƞƴńġ
ĚŊƦġŭĻƞöŭēńŊƦġĚ͇ŭŸŭ͡ĚŊƦēƞŊūŊöƴŊŸŭƛŸŢŊēǛ͇ġƝƼöŢŸƛƛŸƞƴƼŭŊƴǛġūƛŢŸǛūġŭƴ͇öŭƴŊ͡ńöƞöƦƦūġŭƴƛŸŢŊēǛ͇
ǕŸƞŞġƞͬƦēŸūƛġŭƦöƴŊŸŭ͇öŭĚļġŭġƞöŢöēēŸūūŸĚöƴŊŸŭƦ͌

m ª§0!0Jª00w0yÀ
Ŷ Àńġ!ŸūƛöŭǛƦńöŢŢńŊƞġĒġƴǕġġŭ̇̋̇̎͡ġūƛŢŸǛġġƦŊŭǛġöƞ͇̇öŭĚŸǔġƞ̈̆ĒǛǛġöƞ͇̈öƴǕńŊēńƛŸŊŭƴƴńġ
!ŸūƛöŭǛƦńöŢŢġŭļöļġǕŊƴńöŢŸēöŢƼŭŊŸŭöŭĚġŭƴġƞŊŭƴŸömöĒŸƞ§ġöēġļƞġġūġŭƴ͌öŭĚƼƛƴŸ̊̆ĒǛ
ǛġöƞƦ̉̋͌͡

ż
ż
ż
ż
ż

0w§mæ00ª0À0yÀXy
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸġǚēġġĚ!ŊƴǛöŭĚ²ƴöƴġūŊŭŊūƼūŢŊǔŊŭļǕöļġƦƴŸńġŢƛĻŸƦƴġƞġūƛŢŸǛġġ
ƞġƴġŭƴŊŸŭ͌0ūƛŢŸǛġġƦƦƴöƞƴöƴͺ̇̎ƛġƞńŸƼƞ͇ǕŊƴńƦŸūġƛŸƦŊƴŊŸŭƦƞġöēńŊŭļͺ̈̋ƛġƞńŸƼƞ͌

m!m(Xß0ª²0RXª0²
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸńŊƞġŢŸēöŢŢǛĒǛēŸūūŊƴƴŊŭļƴŸńŊƞġƼƛƴŸ̏̆ΪŸĻŊƴƦġūƛŢŸǛġġƦƴńöƴöƞġ!ŊƴǛ
öŭĚ͒Ÿƞ!ŸƼŭƴǛƞġƦŊĚġŭƴƦ͌

m ªτ0w§mæw0yÀ

Àńġ!ŸūƛöŭǛūöǛƼƴŊŢŊǥġ͇
àƼƞŞ͇ǕńŊēńŊƦöǕŸƞŞĻŸƞēġ
ūöŭöļġūġŭƴƛŢöƴĻŸƞūĻŸƞ
ēöŭŭöĒŊƦƦŸĻƴǕöƞġƴńöƴ
ĻġöƴƼƞġƦƛöǛƞŸŢŢ͇ƴŊūġŞġġƛŊŭļ͇
ƦēńġĚƼŢġ͇̈̎̆0ūöŭöļġūġŭƴ͇
ƦēńġĚƼŢġ͇̈̎̆0ūöŭöļġūġŭƴ͇
ŸŭĒŸöƞĚŊŭļ͇RªēŸŭƦƼŢƴŊŭļ͇
öŭĚūŸƞġ͌

̎

ͺ͇͇̌̌̆̆̆̆̆͌̆̆

ͺ͇͇̎̇̆̆̆̆̆͌̆̆

ͺ͇͇̏̈̆̆̆̆̆͌̆̆

ͺ͇͇̇̆̊̆̆̆̆̆͌̆̆

ͺ͇͇̇̇̉̆̆̆̆̆͌̆̆

æ̇

æ̈

æ̉

æ̊

æ̋

IŊǔġ͛̋͜æġöƞÀöǚŢŢŸēöƴŊŸŭÀŸƴöŢ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

§ƞŸśġēƴġĚŭŭƼöŢ ŭŭƼöŢ!ŊƴǛ
JƞŸƦƦ²öŢġƦ
Àöǚªöƴġ

æġöƞ

ͺ͇͇̈̈̎̆̆̆̆͌̆̆

ͺ͇̋̌̋̆̆̆͌̆̆

ͺ͇̋̈̆̆̆̆͌̆̆

ͺ͇̊̌̆̆̆̆͌̆̆

ͺ͇̊̆̋̆̆̆͌̆̆

ͺ͇̉̉̆̆̆̆͌̆̆

ŭŭƼöŢ!ŊƴǛÀöǚ
ūŸƼŭƴ
͛ƛƛƞŸǚŊūöƴŊŸŭ͜

ͺ͇̊̌̆̆̆̆͌̆̆

!ŊƴǛ!öŭŭöĒŊƦÀöǚ͛̋Ϊ͜

ͺ͇͇̇̊̉̆̏̇̆͌̆̆

æ̉ÀöǚġƦτIġġƦÀŸƴöŢ

ͺ͇̊̌̆̆̆͌̆̆

!ŸƼŭƴǛ²öŢġƦÀöǚ͛̆͌̋Ϊ͜

ͺ͇̌̏̆̆̆̆͌̆̆

ͺ͇̇̇̋̆̆̆͌̆̆

!ŊƴǛ²öŢġƦÀöǚ͛̇͌̈̋Ϊ͜

²ƴöƴġ²öŢġƦÀöǚ͛̍͌̈̋Ϊ͜

ͺ͇̍̆̆̆͌̆̆

ͺ͇̏̌̆̆̆͌̆̆
§ƞŸƛġƞƴǛÀöǚ

²ƴöƴġ͛ !!͜mŊēġŭƦġIġġ

ͺ͇̇̌̏̇̆͌̆̆

ūŸƼŭƴ

ÀöǚġƦτIġġƦ

!ŊƴǛ!! ƛġƞöƴŸƞͬƦ§ġƞūŊƴIġġ

æ̉§ƞŸśġēƴġĚ
JƞŸƦƦ²öŢġƦ͆
ͺ͇͇̏̈̆̆̆̆̆͌̆̆

æ̉ÀöǚġƦτIġġƦ

Àńġ!ŸūƛöŭǛͬƦ̋͡æġöƞ§ƞŸ͡IŸƞūöτIŊŭöŭēŊöŢ§ƞŸśġēƴŊŸŭƦ͒§τm²ƼūūöƞǛƛƞŸśġēƴƦöŭŭƼöŢƞġǔġŭƼġ͇ēŸƦƴŸĻļŸŸĚƦ
ƦŸŢĚ͇öŭĚŸƛġƞöƴŊŭļġǚƛġŭƦġƦ͇ŊŭēŢƼĚŊŭļöŢŢƴöǚġƦ͌ öƦġĚŸŭƛƞŸśġēƴġĚļƞŸƦƦƦöŢġƦ͇ƴńġĻŸŢŢŸǕŊŭļƴöĒŢġŸƼƴŢŊŭġƦö
ǫǔġ͛̋͜ǛġöƞĻŸƞġēöƦƴŸĻƴńġ!ŸūƛöŭǛͬƦġƦƴŊūöƴġĚöŭĚöƛƛƞŸǚŊūöƴġĚöŢŢŸēöƴŊŸŭƴŸǕöƞĚƦƴńġ!ŊƴǛ!öŭŭöĒŊƦÀöǚ
͛̋Ϊ͇͜ǕńŊēńƴŸƴöŢƦöƛƛƞŸǚŊūöƴġŢǛͺ͇͇̈̈̎̆̆̆̆͌

§ªh0!À0(Àåª0ß0yÇ0

̏

ƛƛŢǛĻŸƞöƛġƞöƴŸƞƦ§ġƞūŊƴ
ƴńöƴŊŭēŢƼĚġƦƴńġƦƼĒūŊƦƦŊŸŭ
ŸĻö²ġēƼƞŊƴǛτmŊļńƴŊŭļ§Ţöŭ͇
§ƞŸƛġƞƴǛǕŭġƞͬƦ²ƴöƴġūġŭƴ
ŸĻ!ŸŭƦġŭƴ͇öŭĚƦƴöƴġūġŭƴƦ
ƴŸ²ƴŸēŞƴŸŭ§(ŊŭĚġūŭŊĻǛŊŭļ
ƴńġ!ŊƴǛöŭĚġŭƦƼƞŊŭļƴńöƴ
öēƴŊǔŊƴǛēŸŭĚƼēƴġĚƼŭĚġƞƴńġ
!Ç§ēŸŭĻŸƞūƦƴŸöŢŢŢöǕƦöŭĚ
ƞġļƼŢöƴŊŸŭƦ͌
(ġǔġŢŸƛöŭĚēŊƞēƼŢöƴġ
ūöƞŞġƴŊŭļūöƴġƞŊöŢƦ͆Ļöēƴ
ƦńġġƴƦ͇ǕġĒƦŊƴġ͇ƴƞöŊŭŊŭļ
ƦġūŊŭöƞƦ͇ƛöƴŊġŭƴ
ƛƞġƦġŭƴöƴŊŸŭƦ͇ēŸūūƼŭŊƴǛ
ŸƼƴƞġöēń͇ġƴē͌

ŭēġöǔöŊŢöĒŢġĻƞŸūƴńġ !!͇
öēƝƼŊƞġūöŭĚöƴŸƞǛġŢġēƴƞŸŭŊē
ƴƞöēŞ͡öŭĚ͡ƴƞöēġƦǛƦƴġūƦŸĻƴǕöƞġ͌
ÀġƦƴŊŭƴġƞŭöŢŢǛöŭĚŊĚġŭƴŊĻǛƼƦġƞƦƴŸ
ƞġƛŸƞƴĻŸƞ²ƴöƴġ͡ūöŭĚöƴġĚ
ƴƞöŊŭŊŭļ͌!ŸūƛŢŊöŭēġ
ēŸūūŊƴūġŭƴ͆ŊŭƴġƞŭöŢŢǛǫŭöŢŊǥġ
ƦƴöŭĚöƞĚŸƛġƞöƴŊŭļƛƞŸēġĚƼƞġƦ
öŭĚƛƞġƛöƞġŸŭ͡ƦŊƴġūöŭƼöŢ͑ǔġƞŊĻǛ
ēŸūƛŢŊöŭēġ͑ūŸŭŊƴŸƞƴńġ²ƴöƴġ
ǕġĒƦŊƴġŸŭƦēńġĚƼŢġĚƛƼĒŢŊēöƴŊŸŭ
Ʀ͌
ĚöƴġƦĻŸƞƼƛĚöƴġƦƴŸƞġļƼŢöƴŊŸŭƦ͌

ƛƛŢǛĻŸƞƛġƞöƴŊŸŭöŢ
IŊƞġ§ġƞūŊƴöŭĚ
ēŸūƛŢġƴġŸēēƼƛöŭēǛ
ŊŭƦƛġēƴŊŸŭǕŊƴńƴńġ
²ƴŸēŞƴŸŭIŊƞġ
(ġƛöƞƴūġŭƴ͌

ƛƛŢǛĻŸƞö ƼŊŢĚŊŭļ§ġƞūŊƴ͇
öŭĚƼƛŸŭŊƦƦƼöŭēġ͇ƦńöŢŢ
ēŸŭĚƼēƴŭġēġƦƦöƞǛƴġŭöŭƴ
ŊūƛƞŸǔġūġŭƴƦ͌

§öǛƛġƞöƴŸƞƦ§ġƞūŊƴ
IġġöŭĚ ƼƦŊŭġƦƦ
mŊēġŭƦġÀöǚĒöƦġĚŸŭ
ļƞŸƦƦƞġēġŊƛƴġƦƴŊūöƴġ͌

IŊŭŊƦńńŊƞŊŭļöŭĚƴƞöŊŭŊŭļöŢŢƦƴöĻĻ
ŸŭöŢŢƛƛŢŊēöŭƴ²§Ʀ͑ƞġēġŊǔġ
ƼŭŊƝƼġƛƞŸĚƼēƴŊĚġŭƴŊǫġƞƦöŭĚ
ĒġļŊŭŊŭǔġŭƴŸƞǛēŸŭƴƞŸŢ͌

à00j²̈̇̈̈͡

à00j²̋̈̆͡

²ŊūƼŢƴöŭġŸƼƦŢǛ͇ƦƼĒūŊƴöŭ
öƛƛŢŊēöƴŊŸŭĻŸƞö !!²ƴöƴġ
mŊēġŭƦġ͌²ēńġĚƼŢġŊŭƦƛġēƴŊŸŭ
ĻŸƞ!ġƞƴŊǫēöƴġŸĻēēƼƛöŭēǛ͌

à00j²̈̉̈̊͡

IXª0§0ªwXÀ
τ§æI00²

à00j²̇̊͡
ƛƛŢǛĻŸƞö ƼƦŊŭġƦƦmŊēġŭƦġ
ǕŊƴńƴńġĚūŊŭŊƦƴƞöƴŊǔġ
²ġƞǔŊēġƦ(ġƛöƞƴūġŭƴ
ƼƦŊŭġƦƦmŊēġŭƦġƼŭŊƴöŭĚ
ƦńöŢŢēŸŭĚƼēƴöĒöēŞļƞŸƼŭĚ
ēńġēŞǕŊƴńƴńġ²ƴŸēŞƴŸŭ§(
ĻŸƞǕŭġƞ͒0ūƛŢŸǛġġ
§ġƞūŊƴ͛Ʀ͌͜

Ç²Xy0²²
mX!0y²0
!0ªÀXIX!À0τ
§ª0͡mÇy!R

ÇXm(XyJ
§0ªwXÀτ
À0yyÀ
Xw§ªß0w0yÀ²

Ç²Xy0²²
mX!0y²0τ
§0ªÀª²
§0ªwXÀ

§²ÀX²²Çy!0I!wwX²²XyÇ²0§0ªwXÀ

§ª0͡§0ªÀXy²ÀXw0mXy0

̇̆

À0ww0w 0ª

Ŷ ƞƞŊǔġĚ Ŋŭ ƴńġ ÇŭŊƴġĚ ²ƴöƴġƦ Ŋŭ ̇̏̎̋ öƦ ö ƦƛŸŭƦŸƞġĚ ƞġĻƼļġġ öŭĚ ĚŊƦƛŢöēġĚ ǔŊēƴŊū ŸĻ ƴńġ !öūĒŸĚŊöŭ
RƼūöŭŊƴöƞŊöŭ !ƞŊƦŊƦ öŭĚ ƴńġ !öūĒŸĚŊöŭ͡ßŊġƴŭöūġƦġ àöƞ͌ ²ġġŞŊŭļ ĻƞġġĚŸū ĻƞŸū ƴńŊƦ ƴƼƞūŸŊŢ͇ Rġŭļ͇ ńŊƦ
ĻöūŊŢǛ͇öŭĚńŊƦ̇̈ĒƞŸƴńġƞƦöŭĚƦŊƦƴġƞƦŊūūŊļƞöƴġĚĻƞŸū!öūĒŸĚŊöƴŸ²ƴŸēŞƴŸŭ͇!öŢŊĻŸƞŭŊö͇ǕńġƞġƴńġǛĻŸƼŭĚö
ŭġǕńŸūġöŭĚēŸƼŢĚġƦēöƛġƴńġǔŊŸŢġŭēġŸĻƴńġßŊġƴŭöūġƦġŊŭǔöƦŊŸŭöŭĚ!öūĒŸĚŊöŭēŊǔŊŢǕöƞ͌ RġŭļńöƦ
Ēġġŭö²ƴŸēŞƴŸŭƞġƦŊĚġŭƴĻŸƞŸǔġƞ̉̆ǛġöƞƦ͌
Ŷ §ƞŸƼĚ ūġūĒġƞ ŸĻ ƴńġ ŢŸēöŢ ēŸūūƼŭŊƴǛ ƦŊŭēġ ƴńġ öļġ ŸĻ ̎͡ǛġöƞƦ ŸŢĚ öŭĚ ŊƦ ƴńġ ƛƞŸĚƼēƴ ŸĻ ƴńġ ŢŸēöŢ
ēŸūūƼŭŊƴǛ͇ēƼŢƴƼƞġ͇öŭĚġĚƼēöƴŊŸŭöŢƦǛƦƴġū͛ļƞöĚƼöƴġŸĻ§öƞŞŢöŭġ0ŢġūġŭƴöƞǛ͇wŸƞöĚöwŊĚĚŢġ²ēńŸŸŢ͇öŭĚ
ġöƞ!ƞġġŞRŊļń²ēńŸŸŢ͌͜RġŭļŊƦöƦŊŭļŢġĻöƴńġƞöŭĚŊƦƞöŊƦŊŭļńŊƦƴǕŸƦŸŭƦ͇wöǚǕńŸŊƦ̇̇öŭĚŢġǚöŭĚġƞ̋
ǛġöƞƦŸŢĚ͇öŭĚöƞġĒŸƴńēƼƞƞġŭƴŢǛƦƴƼĚġŭƴƦöƴwŸƦńġƞ0ŢġūġŭƴöƞǛ͌
Ŷ àŊƴŭġƦƦġĚ ƴńġ ūġĚŊēöŢ ĒġŭġǫƴƦ ƴńöƴ ēöŭŭöĒŊƦ ƴƞġöƴūġŭƴƦ ƛƞŸǔŊĚġĚ ƴŸ ńŊƦ ūŸƴńġƞ ͛ƦƼĻĻġƞŊŭļ ĻƞŸū
ēńƞŸŭŊēśŸŊŭƴŊŭǬöūūöƴŊŸŭ͇ƛöŊŭöŭĚƦƼĒƦġƝƼġŭƴŊūūŸĒŊŢŊƴǛ͜ǕńŸƼƦġĚēöŭŭöĒŊƦ͡ŊŭĻƼƦġĚƴŸƛŊēöŢƛƞŸĚƼēƴƦƴŸ
ūŊƴŊļöƴġöŭĚƞġĚƼēġńġƞƦǛūƛƴŸūƦ͌mġöƞŭġĚƴńöƴƦġǔġƞöŢŸĻńŊƦūŊŢŊƴöƞǛöŭĚǔġƴġƞöŭĻƞŊġŭĚƦ͇ūöŭǛŸĻǕńŸū
öƞġēŸūĒöƴ͡ġǚƛġƞŊġŭēġĚ͇ńöĚöŢƦŸĒġļƼŭƼƦŊŭļūġĚŊēŊŭöŢēöŭŭöĒŊƦƴŸƴƞġöƴöǔöƞŊġƴǛŸĻƛńǛƦŊēöŢ͇ġūŸƴŊŸŭöŢ͇
öŭĚƛƦǛēńŊēöŢöŊŢūġŭƴƦöƦƦŸēŊöƴġĚǕŊƴń§À²(͌
Ŷ ēƴŊǔġēöƞġļŊǔġƞĻŸƞƴńġXŭ͡RŸƼƦġ²ƼƛƛŸƞƴ²ġƞǔŊēġƦ͛XR²²͜ ƛƞŸļƞöūĻŸƞƴńġƛöƦƴ̈ǛġöƞƦ͇öŭĚńöƦƛƞŸǔŊĚġĚ
ƛġƞƦŸŭöŢēöƞġƦġƞǔŊēġƦƴŸƴńġġŢĚġƞŢǛ͇ĚŊƦöĒŢġĚ͇ŸƞĒŢŊŭĚĻŸƞŸǔġƞƴǕŸǛġöƞƦ͌
Ŷ ßŊƦŊŸŭ ĻŸƞ ƴńġ ƞġƴöŊŢ ƦƴŸƞġĻƞŸŭƴ Ŋŭ ²ƴŸēŞƴŸŭ ŊƦ ƴŸ ƛƞŸǔŊĚġ ƝƼöŢŊĻǛŊŭļ ƛöƴŊġŭƴƦ öŭĚ öĚƼŢƴ͡ƼƦġ ēŸŭƦƼūġƞƦ ǕŊƴń
ēöŭŭöĒŊƦƛƞŸĚƼēƴƦƴńöƴöƞġƦöĻġ͇ġĻĻġēƴŊǔġ͇öŭĚƴġƦƴġĚĻŸƞƝƼöŢŊƴǛ͌
Ŷ §ƞŊŸƞġūƛŢŸǛūġŭƴġǚƛġƞŊġŭēġŊŭēŢƼĚġƦŸǔġƞ̎ǛġöƞƦŊŭƦöŢġƦ͇ŊŭēŢƼĚŊŭļƦöŢġƦūöŭöļġūġŭƴǕŊƴńƼƴŸðŸŭġ
öŭĚwŸĒŊŢġÀġŢġƦǛƦ͛öēƝƼŊƞġĚĒǛßġƞŊǥŸŭ͌͜
Ŷ (ġƦŊļŭöƴġĚƞŸŢġŊŭƦƴŸƞġūöŭöļġūġŭƴ͇öŭĚƛŢöŭƦƴŸŊŭŊƴŊöŢŢǛƦġƞǔġöƦöŭöƦƦŊƦƴöŭƴƦöŢġƦūöŭöļġƞ͌XŭƴńŊƦ
ƞŸŢġ͇ ńġ ǕŊŢŢ öƛƛƞġŭƴŊēġ ƼŭĚġƞ ö ƦöŢġƦ ūöŭöļġƞ ƼŭƴŊŢ ńġ ńöƦ Ēġġŭ ǕġŢŢ ġƝƼŊƛƛġĚ ƴŸ öƦēġŭĚ ƴńġ ūöŭöļġƞŊöŢ
ƦƴƞƼēƴƼƞġƦƼēēġƦƦĻƼŢŢǛ͌

²²X²ÀyÀ²m0²wyJ0ª

R0yJR0ÇyJϋày0ª

̇̇

À0ww0w 0ª
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Nicole Moore
Thursday, September 23, 2021 1:26 PM
Jobi Aceves;Stephanie Ocasio
FW: [INVOICE and AFFIDAVIT attached] Fw: Request for Publication - Notice of Public
Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
249431 Stkn invoice 9-18-21.pdf; 249431 Stkn affidavit 9-18-21.pdf

Follow Up Flag:
Flag Status:

Follow up
Completed

Hi Stephanie – I think this one might be yours!
Nicole D. Moore, LEED-AP
CURRENT PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8195
For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov

From: CC - City Clerk <City.Clerk@stocktonca.gov>
Sent: Thursday, September 23, 2021 8:50 AM
To: Nicole Moore <Nicole.Moore@stocktonca.gov>; Matt Diaz <Matt.Diaz@stocktonca.gov>
Cc: Jobi Aceves <Jobi.Aceves@stocktonca.gov>
Subject: FW: [INVOICE and AFFIDAVIT attached] Fw: Request for Publication - Notice of Public Hearing - Cannabis Retail
7616 Pacific Ave - Run date 9-18
Good morning,
Please see attached invoice and affidavit.
Thank you,

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7124 Cell: 209.639.8574
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From: STK-Legals <legals@recordnet.com>
Sent: Wednesday, September 22, 2021 6:35 PM
To: CC - City Clerk <City.Clerk@stocktonca.gov>
Subject: [INVOICE and AFFIDAVIT attached] Fw: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616
Pacific Ave - Run date 9-18

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

Good morning,
Please see attachments for the invoice and proof of publication.
Thank you,
OUT-OF-OFFICE NOTE: This Thursday and Friday (Sept. 23 & 24), my work hours will be 8:00 a.m. to 12:00
p.m.
Delailah Little
Legal/Public
g
Notice Representative

209.546.8214

legals@recordnet.com l DLittle1@gannett.com
recordnet.com
From: STK-Legals <legals@recordnet.com>
Sent: Thursday, September 16, 2021 12:32 PM
To: Katherine Roland <Katherine.Roland@stocktonca.gov>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: Re: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18

Thank you!
Delailah Little
Legal/Public Notice Representative

Office: 209.546.8214
legals@recordnet.com l DLittle1@gannett.com
recordnet.com
2

From: Katherine Roland <Katherine.Roland@stocktonca.gov>
Sent: Thursday, September 16, 2021 12:30 PM
To: STK-Legals <legals@recordnet.com>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: RE: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
No worries! This is perfect. Approved.
Thank you,

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7124 Cell: 209.639.8574

From: STK-Legals <legals@recordnet.com>
Sent: Thursday, September 16, 2021 12:08 PM
To: Katherine Roland <Katherine.Roland@stocktonca.gov>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: Re: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Sorry about that! Please see attached.
Delailah Little
Legal/Public Notice Representative

Office: 209.546.8214
legals@recordnet.com l DLittle1@gannett.com
recordnet.com
From: Katherine Roland <Katherine.Roland@stocktonca.gov>
Sent: Thursday, September 16, 2021 12:02 PM
To: STK-Legals <legals@recordnet.com>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: RE: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
Hello,
I think it’s the wrong attachment.
Thank you,
3

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8458

Become a Volunteer!
www.stocktonca.gov/cleancity

From: STK-Legals <legals@recordnet.com>
Sent: Thursday, September 16, 2021 12:00 PM
To: Katherine Roland <Katherine.Roland@stocktonca.gov>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: Re: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Attached is a revised ad proof for your review.
The updated cost: $333.67
Delailah Little
Legal/Public Notice Representative

Office: 209.546.8214
legals@recordnet.com l DLittle1@gannett.com
recordnet.com
From: Katherine Roland <Katherine.Roland@stocktonca.gov>
Sent: Thursday, September 16, 2021 11:43 AM
To: STK-Legals <legals@recordnet.com>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: RE: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
4

Thank you! One tiny typo. Please see attached, “You provide” changed to “You can provide”
Thank you,

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8458

Become a Volunteer!
www.stocktonca.gov/cleancity

From: STK-Legals <legals@recordnet.com>
Sent: Thursday, September 16, 2021 11:31 AM
To: Katherine Roland <Katherine.Roland@stocktonca.gov>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: Re: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Hello,
Attached is a proof for ad #249431, which will be published on Saturday, 9/18/21, at a cost of $325.69.
Let me know by 10:00 a.m. tomorrow if any changes are needed.
Thank you,
Delailah Little
Legal/Public Notice Representative

Office: 209.546.8214
legals@recordnet.com l DLittle1@gannett.com
recordnet.com
5

From: Katherine Roland <Katherine.Roland@stocktonca.gov>
Sent: Thursday, September 16, 2021 11:13 AM
To: STK-Legals <legals@recordnet.com>
Cc: Miranda Komanee <Miranda.Komanee@stocktonca.gov>
Subject: Request for Publication - Notice of Public Hearing - Cannabis Retail 7616 Pacific Ave - Run date 9-18
Good Afternoon,
Attached is a one day ad request for run date 9/18/2021
Please invoice account 30033 – Community Development.
Thank you,

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7124 Cell: 209.639.8574
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Stephanie Ocasio
Tuesday, September 21, 2021 5:03 PM
CC_Office
William Crew;Nicole Moore;Lori Asuncion
FW: OPPOSITION / CONCERNS re: P20-0693 7616 Pacific Ave.
Stockton Planning Commissioners OPPOSITION 2ND LETTER to 21-0273.pdf

Hello,
I just received this opposition letter from Zen Garden. Can you please forward it on to the City Council as public
comment?
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: Corey Travis <corey@zen209.com>
Sent: Tuesday, September 21, 2021 2:52 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: OPPOSITION / CONCERNS re: P20-0693 7616 Pacific Ave.

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

Ms. Ocasio,
For the reasons noted herein, we remain opposed to multiple dispensaries adjacent one another @ Hammer Ranch, and
continue to have serious concerns with the Staff report, and this project as a whole.
Please review at your earliest convenience.
Regards,

-Corey Travis

1

Stockton, CA
415-890-4480 Direct
209-435-3900 Store
corey@zen209.com

2

Zen Garden Wellness
7632 Pacific Ave.
Stockton, CA 95207

September 16, 2021

Assistant Director Stephanie Ocasio
Stockton Planning Department
345 N El Dorado Street
Stockton, CA 95202

Subject: Project / Staff Report Concerns P20-0693
NO to Clustering Dispensaries @ Hammer-Ranch Shopping Center

Assistant Director Ocasio,

As property owners adjacent the proposed project, business owners, and members of the community, we
remain vehemently opposed to the locating of Stockton’s largest dispensary immediately adjacent, and
within the parking lot of an already approved dispensary. Moreover, the staff report makes many missteps
in attempting to justify a project that is overwhelmingly controversial and inconsistent with the code.
Ms. Ocasio, I have asked you to address these substantive issues, yet they remain without attention. Your
continued failure to address these items compromises due process, and misleads the decision-making
body about the facts of the project.
Below are factual issues concerning the analysis used to justify your initial recommendation of the project.
Please address the finding issues below, and consider the overwhelming public opposition, and Planning
Commission denial when framing your report for the Council.
RE: FLAWED Findings
Finding 1. The proposed use does NOT comply with applicable provisions of the Development Code and
the Municipal Code;
You have NOT addressed sensitive uses within 600-feet of the proposed project. The current project is
within 600’ of the Valley Sober Living / Alcohol Rehabilitation Facility @ 1052 Rivara Road, which has
already been recognized as a sensitive use by the City.

Per Title 16.80.195, Section 6(c) of the Stockton Municipal Code, “Waivers shall only be considered for
unique situations where the literal application of the distance requirement is not reasonable.”
The sensitive use at issue was well established prior to the application. Additionally, this application was
purposely moved here by the applicant, from an alternative location that was not in need of a waiver, and
it was done so despite the availability of other properties within the City.
As such, it is unclear what justification the City would have in advancing the reasonableness of a waiver.
Finding 2. The proposed use would NOT maintain or strengthen the integrity and character of the
neighborhood;
In your report, you justify Finding 2 by claiming the project “…would fill a vacant unoccupied suite which
would help strengthen the integrity of the surrounding area…”. The site is CURRENTLY OCCUPIED by
United Cerebral Palsy “UCP”, a non-profit that provides support to children with developmental
challenges. They have continued operations throughout the COVID shutdowns, (albeit with a reduced
staff), but have resumed providing normal services to the community.
Approval of this project will actually create LESS diversity of commercial services in the shopping center,
via the displacement of a functioning tenant, United Cerebral Palsy, instead encouraging single purpose
cannabis commerce.
This was a particular highlight in your presentation to the Commission, where you advocated for approval
to reduce blight created by vacancies within the center, yet it was predicated on factually incorrect
information.
Finding 3. The proposed use would NOT be consistent with the developing policies and land use objectives.
Last week you recommended the Council make changes to the land use ordinance requiring: 1000’ setback
between cannabis businesses; elimination of the location waiver; and a 600’ sensitive use buffer. Yet in
your Staff report, you claim this project is consistent with developing and future land uses / policies?
This finding cannot be used to justify approval of a use that is at odds with developing land use policies
that YOU are championing. The subject property is NOT consistent with these current positions and
developing policies, and should not be recommended on that basis alone.

Finding 4. The site is NOT physical suitable for the type and intensity of use being proposed;
Intensity of use, and parking was identified as a key concern of the Commission, and to existing tenants
within the center. Incorrect facts were used to rebuff our concerns on parking, by indicating any
commercial activity would increase load on the center due to the alleged vacancy at the subject site.

Notwithstanding the aforementioned, you also said the planning department does not consider parking
requirements for cannabis any different that standard retail, despite the increased security and
employment load required to operating theses specially regulated uses. There was no analysis of vehicular
traffic through the center for deliveries, or overnight storage of delivery vehicles.
The reality of the matter is United Cerebral Palsy’s less intense use is compatible within the existing
center’s shared parking lot, and a large dispensary atop another is NOT.
This finding cannot be justified, as the data supporting the analysis is flawed.

Taken 5-7-2021 @ 5pm, Subject Site is NOT suitable for a duplicate intense use in such close proximity.

Finding 5,6. The establishment of the proposed use at the location is NOT in the best interest, health,
safety, peace, or general welfare of persons residing or working in the neighborhood of the proposed use,
AND not compatible with EXISTING land uses in the vicinity.
Staff received a litany of public opposition concerning this project, which the commission weighed and
incorporated into its decision to DENY. If Staff is going to opine on the best interest, health, safety, peace
or general welfare of persons residing or working in the neighborhood, it MUST consider the
overwhelming OPPOSITION conveyed by those who would be adversely affected.

STAFF REPORT IS MISLEADING
This process was not inclusive, neither the applicant nor staff engaged whatsoever with the community,
or local property owners. Ms. Ocasio, you told the Commission a virtual meeting was held by the applicant,
and nearby property owners were invited. Such is not the case. We are immediately adjacent to the site,
and despite trying to participate in that meeting, we were systematically excluded. Rather, it appears
property owners who might be opposed to the development were systematically excluded from such
alleged meetings. Advising the decision-making body the applicant invited nearby property owners within
300’ to participate or view a pre-recorded video, is an inaccurate statement that prejudices objective
review of the process.

STAFF REPORT USES INCONSISTENT AND INACCURATE DATA

Staff presentation opens by using PARCEL
LINE setbacks, to show distances
between various uses around project site.
However, these maps FAIL to address
nearby sensitive uses and mis-identify
residential and commercial properties.
They CANNOT be used to accurately
reflect the subject site and the
surrounding neighborhood.

INCONSISTENT STAFF REPORT (CONTINUED)

Staff presentation shifts
between
proper
and
improper usage of the term
‘setback’ within the same
breath. On some slides it
means mean parcel lines on
others, it becomes an
imaginary line from a
nearby building’s exteriorthrough a suite to an
interior demising wall.

Title 16 and all cannabis land use guidelines use parcel lines, not structures for setback. Usage of this
graphic leads the decision making body to believe the setback is 150’, when in fact the setback as
properly defined by City of Stockton’s Municipal Code is 0’ !
This is especially worrisome, especially when there is no detail regarding the interior space of the
proposed project. The conceptual rendering shown at the hearing identify wildly different configurations
of space. Staff does not even have the proper detail by which to review this project, let alone identify
setbacks on a straight-line basis through interior spaces which haven’t even been defined.
Ms. Ocasio, there is serious concern with the sheer number of factual issues present in this report. The
conclusions are built upon incomplete or patently inaccurate information. Moreover, the City’s silence on
these substantive issues, despite being advised of the them well in advance, causes serious concern over
the objectiveness of the process. While I can appreciate the dynamism that is involved in cannabis
applications, the totality of circumstances in this aggressive application are more than concerning.
I urge you to substantially review the fundamentals upon which this report was drafted, and revise to
reflect the sentiment of the community, the commission, and current / developing cannabis policy.
Respectfully Submitted,

Corey Travis
Director, Zen Garden Stockton
corey@zen209.com

Connie Cochran
From:
Sent:
To:
Subject:

stephanie.ocasio@stocktonca.gov
Tuesday, September 21, 2021 10:43 AM
Stephanie Ocasio
Approval Sequence Completed Notice

CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is
unsolicited email.
Stephanie Ocasio,
Congratulations!
The proposed Public Hearing item, Number 21-0648, which you submitted to one or more persons for review and/or
approval has successfully completed the Approval process. The current status of this item is Agenda Ready.
APPEAL OF THE PLANNING COMMISSION’S DENIAL OF A 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)
Nicely done!
This email is an automatic email notice from your Legistar® Approval Tracking System. Please do not ‘Reply’ to this
email. Thank you.
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Connie Cochran
From:
Sent:
To:
Subject:

Azelia Fuentes
Friday, September 17, 2021 9:08 AM
Stephanie Ocasio
RE: Duplication Request - P20-0693

Oh no problem.

Azelia
a Fuentes
OFFICE SPECIALIST
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8900

From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Friday, September 17, 2021 8:58 AM
To: Azelia Fuentes <Azelia.Fuentes@stocktonca.gov>
Subject: RE: Duplication Request - P20-0693
Thanks Azelia!

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: Azelia Fuentes <Azelia.Fuentes@stocktonca.gov>
Sent: Friday, September 17, 2021 8:04 AM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: FW: Duplication Request - P20-0693
Hi Stephanie, good morning.
Please see below.

Azelia
a Fuentes
OFFICE SPECIALIST
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8900
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From: AS - Document Services <DupPrint@stocktonca.gov>
Sent: Friday, September 17, 2021 8:02 AM
To: Azelia Fuentes <Azelia.Fuentes@stocktonca.gov>
Subject: RE: Duplication Request - P20-0693
Good morning Azelia,
The notices are complete and I metered for them to go out today with our pre sorted mail.

Ricky Soulyalangsy
AS-Duplicating Printing 937-8406
Duplicating Hours
Monday-Thursday 7:00-4:30
Every Other Friday 7:00-3:30
From: Azelia Fuentes <Azelia.Fuentes@stocktonca.gov>
Sent: Thursday, September 16, 2021 3:47 PM
To: AS - Document Services <DupPrint@stocktonca.gov>
Subject: Duplication Request - P20-0693
Hello,
Please print and mail-out tomorrow, 9/17/21. Black and white ink. Please use account #5520-000-630007-220000-10-55-000-000 for this request. Also, can you please send me a confirmation once they are sent.
Thank you,

Azelia
a Fuentes
OFFICE SPECIALIST
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8900
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Azelia Fuentes
Thursday, September 16, 2021 2:54 PM
Stephanie Ocasio
P20-0693 CC Meeting Notice
Mailed Notice (CC 9-28-21).pdf; Mailing List 9-17-21.pdf

Follow Up Flag:
Flag Status:

Follow up
Completed

Hi Stephanie,
For your review and approval.

Azelia
a Fuentes
OFFICE SPECIALIST
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8900
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CITY OF STOCKTON
CITY COUNCIL
NOTICE OF PUBLIC HEARING
DATE/TIME OF MEETING: SEPTEMBER 28, 2021 at 5:30 P.M. or as soon thereafter as the matter can be heard.
T
PLACE OF MEETING: Council Chambers, Second Floor, City Hall, 425 North El Dorado Street, Stockton
SUBJECT: The City Council will consider an appeal of the Planning Commission’s denial of a Commission Use Permit
to establish a Retail Storefront Cannabis Business and Administrative Use Permit to establish a Retail Non-storefront
(delivery only) cannabis business.
LOCATION: 7616 Pacific Avenue, Unit A5, Stockton, CA 95207

CASE NO: P20-0693

Further information may be obtained by contacting: Stephanie Ocasio, Assistant Director of Community Development at:
(209) 937-8266 or E-mail stephanie.ocasio@stocktonca.gov

Proceedings before the Stockton City Council are conducted in English. The City of Stockton does not furnish interpreters
and if one is needed, it shall be the responsibility of the person needing one.
In accordance with the Americans with Disabilities Act and California Law, it is the policy of the City of Stockton to offer its
public programs, services and meetings in a manner that is readily accessible to everyone, including those with disabilities.
If you are disabled and require a copy of a public hearing notice, or an agenda and/or agenda packet in an appropriate
alternative format; or if you require other accommodation, please contact the Office of the City Clerk located at 425 North
El Dorado Street, Stockton, California 95202 during normal business hours or by calling (209) 937-8459, at least 5 days in
advance of the hearing/meeting. Advance notification within this guideline will enable the City/Agency to make reasonable
arrangements to ensure accessibility.
Anyone wishing to be heard on this matter may appear before the City Council at the time of the public hearing and/or file
a written opinion with the Office of the City Clerk, prior to the public meeting/hearing. All proceedings before the City Council
are conducted in English. If an interpreter is needed, it shall be the responsibility of the person needing one. If you challenge
the proposed action in court, you may be limited to raising only those issues you or someone else raised at this public
hearing, or in written correspondence delivered to the Office of the City Clerk at, or prior to, the public meeting/hearing.
The City of Stockton invites public participation in multiple forms. You can provide your comments by using one of these
methods:
1.
2.
3.
4.

e-Comment - follow the e-comment link on the City’s agenda page stockton.granicusideas.com/meetings
Email - you may email your comments to city.clerk@stocktonca.gov
Voicemail - you can leave a voice message by dialing (209) 937-8459.
WebEx - if you wish to join the meeting virtually, you must email city.clerk@stocktonca.gov no later than 90
minutes prior to the meeting on the day of the meeting to request a WebEx link.
5. In-Person Comments
a. Speakers must submit “request to speak cards to the Clerk prior to the Public Comment portion of the
agenda. No speaker cards will be accepted after the close of Public Comment. Please redirect any
inquiries to City.Clerk@stocktonca.gov.
b. Address only issues over which the meeting body has jurisdiction.
c. Each speaker will be limited to one 3-minute comment opportunity. Donating time is not authorized.
d. Your time will be displayed on the speaker podium for convenience.

DATE OF MAILING: September 17, 2021

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

DHANOTA RAJVINDER ETAL
3012 CORTINA DR
PITTSBURG, CA 94565

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

HAMMER RANCH STERLING PROP ETAL
1007 HEPP
PLACENTIA, CA 92870

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

HAMMER RANCH STERLING PROPERTIES ETAL
220 NEWPORT CENTER DR #11-337
NEWPORT BEACH, CA 92660

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

KAO, SUEY JU TR
379 MINDANAO DR
REDWOOD CITY, CA 94065

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

LOBERN WASH & DRY INC
3770 POPOLO CIRCLE
STOCKTON, CA 95212

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

LONGS DRUG STORES LLC
1 CVS DR MC2320
WOONSOCKET, RI 2895

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

OAKRIDGE CENTER
3255 W MARCH LN 4TH FLOOR
STOCKTON, CA 95219

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

PACIFIC TOWN CENTER STOCKTON LP
2264 FAIR OAKS BLVD STE 100
SACRAMENTO, CA 95825

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

STOCKTON PACIFIC ASSOC LLC
1-C GATE FIVE RD
SAUSALITO, CA 94965

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

TUNITAS BEACH LAND COMPANY INC
PO BOX 4278
MODESTO, CA 95352

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

UNITED STATES, POSTAL SERVICE
850 CHERRY AVE
SAN BRUNO, CA 94099

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

WEST LANE PROPERTY MANAGEMENT LLC
7152 WEST LN
GRANITE BAY, CA 95746

______________________________
Community Development Department
345 N. El Dorado
Stockton, CA 95202-2310

RAJIV J. PATTABATHNI
436 CLEMENTINA ST, SUITE 303
SAN FRANCISCO, CA 94103

Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Katherine Roland
Thursday, September 16, 2021 11:32 AM
Stephanie Ocasio;Nicole Moore
Miranda Komanee
AD PROOF FOR REVIEW: Request for Publication - Notice of Public Hearing - Cannabis
Retail 7616 Pacific Ave - Run date 9-18
Cannabis Retail PROOF.pdf

Hello,
Attached is a proof for ad #249431, which will be published on Saturday, 9/18/21, at a cost of $325.69.
Let me know ASAP if any changes are needed.
Thank you,

Katherine D. Roland, CMC, Assistant City Clerk
City of Stockton, Office of the City Clerk
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.7124 Cell: 209.639.8574
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Lanferman, David <DLanferman@rutan.com>
Monday, September 13, 2021 4:33 PM
Stephanie Ocasio
Raj J. Pottabathni;zach@drivonconsulting.com;Mendoza, Clarissa
RE: Planning Commission Resolution

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

Dear Ms. Ocasio –
We anticipate sending you, this afternoon/evening, a letter from me to the Mayor & Council, and [another]
copy of the Reporter’s Transcript of the July 8 PC hearing … for inclusion in the “council packet” … Thank you for your
courtesies and consideration. -- Dave

David P. Lanferman
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1507
DLanferman@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.

From: Stephanie Ocasio [mailto:Stephanie.Ocasio@stocktonca.gov]
Sent: Thursday, September 9, 2021 3:52 PM
To: Lanferman, David <DLanferman@rutan.com>
Cc: Raj J. Pottabathni <raj@jivalife.org>; zach@drivonconsulting.com; Mendoza, Clarissa <CMendoza@rutan.com>
Subject: RE: Planning Commission Resolution
Good Afternoon,
Tomorrow is a closed Friday for the City so don’t rush to get something out. I have been working on the staff report and
will be completing it soon. That being said, please provide your attachments by Monday 9/13; I’m not 100% sure we’ll
make the 9/28 agenda but that’s what I’m working towards.
Thank You,

Stephanie Ocasio
ASSISTANT DIRECTOR OF COMMUNITY
DEVELOPMENT
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
1

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: Lanferman, David <DLanferman@rutan.com>
Sent: Wednesday, September 8, 2021 2:03 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Cc: Raj J. Pottabathni <raj@jivalife.org>; zach@drivonconsulting.com; Mendoza, Clarissa <CMendoza@rutan.com>
Subject: RE: Planning Commission Resolution
CAUTION: This email originated from outside the City of Stockton. Do not click any links or open attachments if this is unsolicited
email.

Thank you Ms. Ocasio.
I would like to request that our materials on behalf of the Applicant be submitted to your office, for inclusion in the
“Council Packet,” on this Friday in view of the need for some additional time following the recent holiday and the PC
hearing tomorrow on this proposed resolution.
Would that work for the City? Please let me know at your earliest opportunity.
Many thanks -- Dave

David P. Lanferman
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1507
DLanferman@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.

From: Stephanie Ocasio [mailto:Stephanie.Ocasio@stocktonca.gov]
Sent: Wednesday, September 8, 2021 10:55 AM
To: Lanferman, David <DLanferman@rutan.com>; Raj J. Pottabathni <raj@jivalife.org>; zach@drivonconsulting.com
Subject: Planning Commission Resolution
Good Morning,
2

The resolution reflecting the Planning Commission’s July 8, 2021 denial of a use permit to establish a retail storefront
cannabis business and an administrative use permit to establish a retail non-storefront (delivery only) cannabis business
at 7616 Pacific Avenue, Unit A5 (Application No. P20-0693) is on the Consent Calendar for tomorrow’s Planning
Commission meeting.
Here is a link to the agenda.
Please let me know if you have any questions.
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

3

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Lanferman, David <DLanferman@rutan.com>
Thursday, September 2, 2021 3:35 PM
Stephanie Ocasio
Transcript of July 8, 2021 Planning Commission hearing re item 5.1 Heng Heung etc
070821 5.1 Heng Heung.pdf

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

Hello Stephanie –
Thanks very much for your time yesterday in discussing the appeal in this matter with me.
Per our discussion, I am forwarding a copy of the reporter’s transcript for your use, if helpful.
Also, in the event that there is a hard copy of a Resolution reflecting the Commission’s action on July 8, I would
appreciate it if you could provide me a copy, at your convenience.
Please let me know if there is anything else relating to the appeal to the Council, and please feel free to contact me at
any time if you’d like to discuss this.
Thank you again. – Dave
David P. Lanferman
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1507
DLanferman@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.
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1
2

CHAIR MALLETT:

All right.

So moving to Agenda

Item No. 5, public hearings/environmental assessments.

3

Agenda Item 5.1 is a continued public hearing for

4

a commission use permit to establish a retail storefront

5

cannabis business and an administrative use permit to

6

establish a retail non-storefront delivery only cannabis

7

business, all concerning a 6500 square foot commercial

8

space at 7616 Pacific Avenue, Unit A5, Application

9

P20-0693.

10

COMMISSIONER RIZVI:

Yes, I've talked to both

parties.

13

CHAIR MALLETT:

14

COMMISSIONER RIZVI:

15

CHAIR MALLETT:

16

COMMISSIONER GARCIA:

17

Okay.
Thank you.

Commissioner Garcia?
Yes, I spoke to one of the

applicant's representatives.

18

CHAIR MALLETT:

19

COMMISSIONER VILLAPUDUA:

20

COMMISSIONER JONES:

CHAIR MALLETT:

27
28

Just one of

I was also contacted, but I

I also spoke to one of the

applicant's representatives.

25
26

As well.

didn't speak.

23
24

Okay.

them.

21
22

Do we

have any commissioner disclosures to report?

11
12

I'd like to open the public hearing.

Okay.

At this time I would like staff to

present.
STAFF:

Good evening, Chair and Commissioners.

Before you this evening is a proposal for a commission use
2
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1

permit and administrative use permit for a 6500 square

2

foot retail cannabis storefront and non-storefront

3

cannabis business at 7616 Pacific Avenue, Suite A5.

4

proposed location is within a multi-tenant site in the

5

Hammer Ranch Shopping Center in the 7000 block of Pacific

6

Avenue just south of Hammer Lane.

7

include restaurants, a dentist, another cannabis retailer,

8

beauty services, grocery store, and post office.

9

The

Neighboring uses

The applicant is a 2020 general pool lottery

10

winner.

11

mentioned earlier.

12

utilize the space to house both storefront and delivery

13

operations.

14

the first year with up to 20 in the third year.

15

hours are proposed to be seven days a week from 8:00 AM to

16

8:00 PM, and those are consistent with our code standards.

17

Suite A-5 is approximately 6500 square feet as
The applicant, Mr. Heung, proposes to

12- to 15 full-time employees are planned in
Business

The city's current Cannabis Regulatory Program

18

includes the limited expansion of certain cannabis

19

business types including retail storefront.

20

to apply for this type of use is awarded through the

21

lottery process where two winners are selected annually,

22

one from the general pool and one from the equity pool.

23

As stated previously, this applicant is a general pool

24

winner of the 2020 lottery.

There are no annual limits

25

for retail non-storefront.

That is a delivery business.

26

However, this use does require an administrative use

27

permit, so that is included in the proposal before you

28

today.

The ability

All timeliness, requirements in regard to this
3
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1

application have been met as required by the code.

2

proposed land uses have the same location requirements

3

including a minimum 300 feet from residentially zoned

4

properties, 600 feet from other uses such as K-12 schools,

5

day-care, youth child care centers, in-home family

6

day-care, child care, religious facilities or drug abuse

7

alcohol recovery treatment centers.

8
9

Both

Necessary action to approve or deny the project
is in two parts.

The Commission Use Permit and an

10

Administrative Use Permit, each with those findings.

11

proposed project meets all required findings, and those

12

are listed in detail in your staff report on pages 9 to 11

13

of the agenda packet.

14

with the 2040 general plans, specifically goals LU-4 and 6

15

and policy LU-6.2, and those are listed on the slide.

16

The

The proposed project also aligns

A location waiver is not necessary for this

17

proposed site as all codified location distance

18

requirements have been met.

19

as immediate neighboring uses have been analyzed for

20

parking and also per codified requirements, staff has

21

confirmed that all suites meet minimum parking standards

22

to support their specific uses.

23

parking standards, there are additional spaces in the

24

vicinity available for patrons.

25

received from internal city departments.

26

The proposed project as well

In addition to minimum

No concerns have been

The subject site and all adjacent parcels are

27

zoned commercial general.

28

zoned properties within 300 feet.

There are no residentially
The closest being at
4
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1

480 feet to the east identified by the green arrow.

2

sensitive uses as defined by the Cannabis Regulatory

3

Program are within the 600 foot distance requirement.

4

you look at the slide, you can see that the inner loop is

5

the 300 feet and the outer loop is the 600 feet.

6

No

If

This is an aerial view of the proposed project in

7

its proximity to the existing cannabis retailer in that

8

same shopping center.

9

is approximately 150 feet, which is separated by a drive

The distance between the two sites

10

aisle and an existing dentist.

11

minimum distances between cannabis businesses and

12

currently there are no prohibitions or limits on said

13

proximity.

14

The code is silent on

The slide before you provides crime statistics

15

for the subject site over a two-year period.

16

important to know that building addresses are often

17

identifiers for calls of service.

18

surmised that the address is the cause or involved inset

19

incident.

20

calls for service including that general address and

21

nearby suites.

22

Representatives from the police department are present

23

should you have any specific questions regarding the crime

24

statistics.

It's

Therefore, it can't be

In the two-year span, there was a total of 928

Of those, two resulted in a crime report.

25

Although there's no requirement in the code, the

26

cannabis business is reframed from being located within a

27

certain proximity of one another.

28

map of the city that shows where current cannabis

Staff has provided a

5
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1

businesses exist, and this is more just for your

2

reference.

It's also attached in the staff report.

3

Therefore, staff recommends that the Planning

4

Commission via a resolution approve the Commission Use

5

Permit and approve the Administrative Use Permit to allow

6

the establishment of a retail storefront and retail

7

non-storefront cannabis business at 7616 Pacific Avenue,

8

Suite A5.

9

I'm happy to answer any questions.
CHAIR MALLETT:

10

Commissioner Villapudua?

COMMISSIONER VILLAPUDUA:

Yeah, thank you, Chair.

11

What was the -- what's the reporting on the traffic crime

12

for the existing dispensaries right now?

13
14

STAFF:

mean by traffic crime?

15

COMMISSIONER VILLAPUDUA:

16

crimes.

17

dispensary?

18

two, three years?

19

Traffic -- could you clarify what you

Well, just any type of

Was there any crimes with the existing
Was there any problems in the past, what,

STAFF:

So I'm going to defer to our police

20

department representatives for that.

21

little more eloquently than I can.

22

LT. GRAVIETTE:

They can speak a

Good evening, everybody.

My name

23

is Lieutenant Scott Graviette.

24

which monitors the cannabis establishments in the city.

25

So at this particular location, there isn't any

26

significant increase and there wasn't any -- there was --

27

the only significant incident was a burglary where they

28

were victimized, so to speak.

I oversee the vice unit,

So I don't know if,
6
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1

Commissioner, if I'm answering your question, but there

2

isn't any significant crime increase due to the existing

3

dispensary.

4

COMMISSIONER VILLAPUDUA:

5

LT. GRAVIETTE:

Yep.

6

CHAIR MALLETT:

Any other questions?

Okay.

7

Staff, did -- oh, Commissioner Rizvi.

8

COMMISSIONER RIZVI:

9

Okay.

Thank you,

Chair.

10

Thank you, Stephanie.

11

back to the proximity?

12

Thank you.

13

say, our code here?

14
15

Thank you.

Thank you.

Stephanie, could you go

I think you had a -- right.

So right now as we speak, what is the code

STAFF:

So the code is silent on requiring a

minimum distance between cannabis businesses.

16

COMMISSIONER RIZVI:

17

STAFF:

Okay.

So there's -- there's no prohibition or

18

requirement that they be a minimum distance from one

19

another.

20
21

Yeah.

COMMISSIONER RIZVI:

And is it just in Stockton

or is it just the industry standard or that's how it is?

22

STAFF:

23

there's no -- no mention.

24

know which -- I don't want to say the wrong code, but

25

there's California code where the Bureau of Cannabis

26

Control has to determine overconcentration, and that would

27

be part of their state licensing review.

28

So there -- for the Stockton code,
There is California -- I don't

COMMISSIONER RIZVI:

Oh, got it.
7

PALERMO REPORTING SERVICES 209.577.4451

1
2

STAFF:

And they determine that off of census

track data.

3

COMMISSIONER RIZVI:

4

STAFF:

5

CHAIR MALLETT:

Okay.

Thank you.

Uh-huh.
So I have a question that there

6

is not a specific number of cannabis dispensaries that can

7

be within a certain census tract; is that correct?

8
9

STAFF:

My understanding, based off the

California code, is that it's a ratio of how many in that

10

census tract as compared to the ratio in the county.

11

the BCC actually calculates that based off a formula.

12

They report every six months.

13

statistical output that they use.

14

don't know if PD has more to say to that, but that's my

15

understanding of the law.

16

LT. GRAVIETTE:

So

They have like a
And I -- I think -- I

As far as the PD and the state

17

licensing, that's something that would come later in the

18

process.

19

have any input on that.

20

city code at this particular point in the process.

21
22

And Stephanie can speak to that.

CHAIR MALLETT:

But we don't

All we can go by is our current

And our city code doesn't have --

have a limitation on the number of dispensaries within --

23

LT. GRAVIETTE:

In proximity to each other?

24

CHAIR MALLETT:

Yes.

25

LT. GRAVIETTE:

It does not.

26

defer to Stephanie.

I just want to

It does not.

27

CHAIR MALLETT:

Okay.

28

LT. GRAVIETTE:

I just want to be very clear on
8
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1

it.

It does not.

2

CHAIR MALLETT:

Okay.

3

LT. GRAVIETTE:

Yes.

4

CHAIR MALLETT:

Commissioner Villapudua?

5

COMMISSIONER VILLAPUDUA:

Thank you.

Thank you, Chair.

6

more question.

7

last dispensary.

8

parking lot?

9

the dentist, the whole operation, the whole area.

10
11

One

I know I asked a question regarding the
What's a report on activity in the whole

I'm talking, you know, from the grocery to

LT. GRAVIETTE:

Forgive me.

Let me grab my

binder here.

12

COMMISSIONER VILLAPUDUA:

13

LT. GRAVIETTE:

All right.

Thank you.

So I think Stephanie spoke to the

14

number of calls for service.

15

just cover it.

16

that that location is given either verbally or pings off

17

the tower in that area.

18

as to why that location is -- is given.

19

calls for service could be numerous things.

20

And we might as -- kind of

Calls for service is anybody who calls 911

There's many determining factors
Okay?

And the

So in a particular day, a police department can

21

answer from 1,000 to 1300 calls for service in a day.

22

think the key component here is how many case numbers are

23

actually pulled.

24

incident.

25

could be for numerous things.

26

actually pulled, there's some significant incident that

27

needs to be documented or a crime report was pulled.

28

I

That's going to signify a significant

Not to minimize someone calling 911.

That

But when a case number is

So with those stats, let me -- forgive me for one
9
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1

moment here.

2

me if I'm wrong, Stephanie, but I have here from 7/1 of

3

'16 to 4/30 of '21.

4

Do you want the last year or you want just kind of an

5

overview?

6
7

You know what?

Okay?

Give me

the last two years.
LT. GRAVIETTE:

Okay.

So since the business

opened --

10
11

And we use 732 Pacific Avenue.

COMMISSIONER VILLAPUDUA:

8
9

So for the area -- this is from -- correct

STAFF:

This is for the neighboring businesses to

clarify.

12

LT. GRAVIETTE:

This is for the neighboring

13

business.

14

from that proximity.

15

Any case number, crime report number, was pulled is in a

16

thousand feet of that particular area.

17

other -- the 7632 Pacific opened up in 2018.

18

that particular there there's 300 -- there's 332 calls per

19

service in that particular area.

20

2020 was 328.

21

Okay?

22

significant increase.

23

Okay?

Which we have the data for 1,000 feet
So any DR -- DR number.

Okay?

Excuse me.

So that -- the
Okay?

In

2019 was 348.

And current year-to-date, there's 85.

Previously to that there's 258 in 2017.

So not a

And what we also do is we look at the correlation

24

between that particular place and the crime index of the

25

entire city.

26

with that particular location during that time period.

27

hope I'm making sense.

28

to make sure that you're very clear in your determination

So there is no significant crime increase

It gets kind of confusing.

I

I want

10
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1

in the information I'm providing you so you can make a

2

clear and concise decision on the information we're

3

providing.

4

try to simplify it or reword it.

5

CHAIR MALLETT:

6

COMMISSIONER VILLAPUDUA:

7

And if I'm not clear, please ask and I will

That's good.

questions.

8

LT. GRAVIETTE:

Okay.

9

CHAIR MALLETT:

Okay.

10

Yeah, no further

Any further questions?

Okay.

11

Staff, I was -- were there any communications?

12

STAFF:

There were a number of public comments

13

received.

14

we received them.

15

Commissioners and to the clerk to discuss how to handle

16

those public comments.

17
18
19
20

Those have been forwarded to you via e-mail as
I will defer to the Planning

THE CLERK:

Chair, you can make a motion to waive

the reading of those public comments.
CHAIR MALLETT:

I'd like to make a motion to

waive the reading.

21

COMMISSIONER JONES:

22

COMMISSIONER GARCIA:

23

STAFF:

24

THE CLERK:

25
26

I second.
I second.

Everybody received them; correct?
Yes.

Please cast your votes.

Motion

passes 6-0.
Chair, we also received a few public comments via

27

e-mail after, which I can proceed with reading.

28

several people on the WebEx to make public comment and we

We have

11
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1

also have further -- oh, go ahead.

2

ATTORNEY:

Just, Chair, if I may, before we go

3

into general public comments since we've now waived the

4

communications that we received in advance, we typically

5

go to the applicant -- the discussion and then open it up

6

more generally.

7
8

CHAIR MALLETT:

Okay.

All right.

And I would

like to invite the applicant to make a statement.

9

STAFF:

Through the Chair, the applicant does

10

have a presentation for the Commission.

11

would like to make a presentation to the Commission.

12

CHAIR MALLETT:

13

MR. DRIVON:

The applicant

Okay.

Chair Mallett, members of the

14

Commission, good evening, and thank you for the

15

opportunity to be heard.

16

attorney before you on behalf of the applicant, Heng

17

Heung, his operating partner, Raj Pottabathini, and the

18

applicant entity Jiva SCK, LLC.

19

main portion of my comments, a couple of points of

20

clarification for the record, first being that Jiva was

21

actually a 2020 social equity pool winner and not a

22

general pool winner.

23
24

STAFF:

My name is Zach Drivon, an

Before I get into the

If I may, he's an equity applicant but he

was selected via the general pool.

25

MR. DRIVON:

Understood.

Thank you for that

26

clarification.

27

Stockton.

28

my decision to have my home here, my family here, raise

The second being I'm born and raised in

I've been living here for 35 years.

I've made

12
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1

two children, and I take personal exception to the

2

characterization that I'm a carpet bagger or that I have

3

an intention to sell the city out.

4

that clear before I get into my comments.

5

So I wanted to make

So first I'd like to state, thanks, Staff, for

6

all the time and resources invested in bringing this

7

project before you this evening as well as for the

8

recommendation of approval and recognition that we meet

9

all necessary criteria with no request for waivers,

10

variances, or special considerations under the city's

11

current municipal code.

12

forward in the development and refinement of its cannabis

13

program and governing regulations, we're proud to bring

14

forward what we believe is the first minority owned and

15

operated social equity applicant truly poised for success,

16

given the resources, experience, and successful track

17

record of Jiva Life and its principal, Raj Pottabathini as

18

well as the opportunity to work with one of the state's

19

foremost retailers, Cookies, with whom an opportunity for

20

a brand licensing agreement will be available in the event

21

of project approval.

22

As the city continues to move

Even as the city's legislative committee

23

considers potential changes to the cannabis program, we

24

feel that this project would serve as a model for the

25

further development of its equity program and other

26

potential minority owned businesses moving forward,

27

especially in light of our intention to participate in the

28

city's work force diversity program with the commitment to
13
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1

hiring at least 50 percent of our staff from disadvantaged

2

areas in the city and 90 percent of our total employees

3

from the City of Stockton as well as the greater San

4

Joaquin County area.

5

We understand that there is a concern regarding

6

the project's close proximity to Zen Garden Wellness.

7

However, there are examples of multiple cannabis retailers

8

operating compatibly within the immediate vicinity of one

9

another.

First would be in the City of Modesto, which has

10

a population 30 percent lower than ours where there are no

11

less than 26 licensed dispensaries operating in and around

12

its borders within Stanislaus County, with six other

13

municipalities in that jurisdiction regulating and

14

licensing cannabis retailers.

15

stores for your reference in Exhibit 1.

16

We provided a list of these

In comparison, the City of Stockton currently

17

only has four active retail storefronts with an additional

18

three CUPs approved and no cannabis retail storefronts to

19

be allowed in San Joaquin County nor in any other local

20

jurisdiction within its borders, with the exception of

21

Tracy, which may ultimately have four retail storefronts.

22

Five of these Stanislaus County stores operate along

23

Modesto's McHenry Avenue alone, which is Modesto's

24

equivalent of Pacific with two of these, Medallion

25

Wellness and Phenos located directly across from one

26

another.

27

their respective customers and contribute to the success

28

of Modesto's cannabis program, and we are confident such

Both are successful.

They continue to serve

14
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1
2

would be the case here.
Most, if not all of the letters of opposition

3

received seemed to have been prepared or solicited by Zen

4

Garden Wellness themselves, all of which make unfounded

5

assertions based on hypothetical anecdotes as well as a

6

decade's old report and legal cases which predate the

7

inception of the commercial cannabis industry in

8

California and are contrary to the facts and circumstances

9

of existing operations in nearby jurisdictions.

10
11

All in an

attempt to restrict competition.
We have before you this evening a petition signed

12

by more than ten of our perspective neighbors in the

13

Hammer Ranch Shopping Center who have signed on with their

14

endorsement of approval of our store.

15

and correct some of the misleading statements and

16

assertions that have been included in some of these

17

letters of opposition.

18

I want to address

First is the assertion that another retailer will

19

increase the risk of criminal activity in the area.

20

ignores the fact that additional security will be in

21

place, the presence of which serves to increase safety,

22

not undermine it.

23

presence of our store will increase any public safety risk

24

whatsoever.

25

these were not concerns identified by our own local public

26

safety officials.

27
28

This

It is illogical and untrue that the

This project was referred by staff to SPD and

Next is that special buffers between dispensaries
are a necessary element to protect the viability of these
15
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1

businesses.

2

Phenos cannabis dispensaries successfully operating

3

directly across from one another in Modesto, Jiva store in

4

San Bernardino, which is branded Cookies, actually shares

5

a property line with another dispensary called Authentic

6

909.

7

cannabis retail locations in that jurisdiction and both

8

operate without any negative impacts to the shopping

9

center areas in which they're located.

10

In addition to the Medallion Wellness and

These happen to be among the two most successful

Next is the false assertion that this project is

11

going to be a quote, unquote, discount super store.

12

opponents allude to the Cookies brand partnership Jiva has

13

established in other locations such as San Bernardino.

14

actuality, the Cookies brand consistently maintains the

15

highest pricing in the industry and would not in any way

16

work to undercut local pricing, thereby diluting its brand

17

integrity and established pricing structure.

The

In

18

Next, some of the opposition letters even refer

19

to a quote unquote, lower level of customer attracted by

20

such quote unquote discount retailers.

21

notwithstanding the inaccuracy of that characterization as

22

to this project, they seem to disparage their own

23

clientele as well as their industry counterparts by

24

comparing cannabis retail stores to liquor stores, strip

25

clubs, and discount dollar stores.

26

same comparisons when describing the nature of their own

27

store to commissioning council at the time of their

28

approval hearings, and to do so now is hypocritical.

And

I doubt they made the

16
PALERMO REPORTING SERVICES 209.577.4451

1

The fact is that the city maintains a number of

2

shopping centers and commercial corridors with competing

3

restaurants, coffee shops, and other retailers who all

4

offer a diverse selection of goods and services and cater

5

to a diverse customer base.

6

right here at home, include Walgreen's and Target

7

maintaining pharmacies in each of their stores directly

8

across from one another along Pacific and March Lane.

9

We've got a brand-new Starbucks going in, just a stone's

10

throw away from Dutch Bros. further down Pacific Avenue.

11

As well, DeVons and Gary Long's Jewelers maintaining shops

12

just a few suites from one another in Lincoln Center and

13

so on.

14

Just a few examples of this,

There are hundreds of vendors and thousands of

15

cannabis products to place on offer for customers.

16

businesses do not cannibalize one another when operating

17

in close proximity but rather benefit from customer

18

overflow, respectively with stoked interest from

19

like-minded consumers interested in seeing what the next

20

business has to offer.

21

Garden Wellness may see a bump in their customer traffic

22

based on our being approved.

23

These

And in fact, we believe that Zen

To say that this market competition dynamic does

24

not correlate to the cannabis industry is also factually

25

untrue.

26

Angeles as the opponent's decade's old studies suggest but

27

only look to the present day Modesto, Stanislaus County

28

example to validate this fact.

And one need not look to Denver, Seattle, or Los

17
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1

Next is the assertion that there's a lack of

2

parking and an increased delivery and distribution

3

activities are going to create traffic congestion in the

4

shopping center.

5

aisle located between the two buildings where each of

6

these stores would be located with more than 30 spaces

7

directly in front of our location of which 15 will be

8

dedicated and approximately 80 additional spaces

9

surrounding the neighboring building where Zen Gardens is

As you can see, there's actually a drive

10

located.

11

front of Save Mart in the Hammer Ranch Center.

Not to mention a multitude of parking spaces in

12

The photos depicted in the opposition letters

13

show what appears to be an extremely impacted shopping

14

day.

15

hearing and took photos of the parking areas in front of

16

both Zen Garden as well as the subject location.

17

the parking areas were at least 20 to 25 available parking

18

spaces, and that's a conservative number, including

19

numerous open spaces directly in front of each location.

20

You can see for yourself in the photographic Exhibits 2

21

through 6 we provided for your reference this evening.

22

I went out the day before the originally scheduled

Across

Moreover, this project includes a designated

23

shipping/loading and unloading area in the rear of the

24

facility with discrete access from which our deliveries

25

will be dispatched and distribution shipments will be

26

received, thereby eliminating the potential for any

27

conflicts between back-of-the-house operations and

28

customer access for any of the storefronts.
18
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1

Zen also has seemed to solicit the opposition of

2

fellow tenants who benefit from their store serving as an

3

anchor for that building, but failed to acknowledge that

4

right next door at 7616 Pacific, where we propose to

5

locate our operation, there are three vacant suites that

6

would stand to be revitalized with new tenants eager to

7

parlay the proximity of an anchor business just as Zen

8

Garden, CAP's Pizza and Tap House, and Pops Breakfast cafe

9

have created synergy for their businesses in the building

10

next door.

11

Finally, the assertion that Mr. Heung, being an

12

equity applicant is a sham and that this project is

13

somehow advanced under some loophole is contrary to the

14

facts.

15

was selected in the 2020 lottery through the city's

16

existing process, and this application has advanced just

17

as any other project would.

18

resident who still lives in a disadvantaged area of the

19

city, fled Cambodia with his parents and 12 siblings as a

20

refugee from the Khmer Rouge and came to the city at eight

21

years old for a better life.

22

equity story opponents say you should be suspicious of.

23

To say that Heng is a placeholder for a quote unquote

24

Cookies super store ignores the potential for success that

25

this project has not only for Heng himself but for the

26

shopping center as well as the City of Stockton.

27
28

Mr. Heung, who is a majority owner of the company,

Heng, a 30-year Stockton

This is the quote unquote

And that leads into our slide presentation with
some specific as to our efforts thus far along with our
19
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1

operations and community benefits moving forward.

2

understand that I will be the clicker person.

3

forward?

4

And I

Just arrow

Thank you.
Moving on to slide 2.

Heng, an operating partner

5

Jiva through this project will work to provide safe access

6

to quality lab tested cannabis products in a friendly and

7

secure atmosphere and will serve to uplift our city

8

through job creation, tax revenue, and continuing

9

community activism and philanthropic engagement.

With an

10

emphasis on a medical first approach, we plan to provide

11

as much helpful guidance and information about our

12

products, proper application, and potential effects, and

13

will maintain a dedicated medicinal patient counter for

14

express service along with discounts and promotions for

15

customers with medical recommendations.

16

Slide 3 provides an overview of some of the

17

projects Jiva is working on across the state including our

18

brand partnerships with Cookies at the San Bernardino

19

store, which is currently generating 1.1 million dollars

20

in revenue per month.

21

Slide 4 is another look at our retail brand

22

partnerships as well as vendors we work with and products

23

on offer at our locations.

24

and Barkley, Flow Kana, Henry's Original.

25

of the most prominent brands in the cannabis industry in

26

California right now.

And just to note a few, PAPA
These are some

27

Slide 5 speaks to the direct and immediate

28

positive impact this project will have in the area.

These
20
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1

include attracting new businesses in those vacant suites,

2

eliminating vacancies, generating additional foot traffic,

3

increasing safety and security, upgrading our parking lot,

4

maintaining neighborhood compatibility, ensuring crime

5

prevention, stabilizing the Hammer Ranch Shopping Center,

6

creating up to 40 plus jobs by year two for locals here.

7

Optimizing visibility for other businesses.

8

money to improving the center at large.

9

aesthetic appeal of the center itself.

10

Contributing

And enhancing the

Slide 6 shows you the community outreach we've

11

done.

12

neighborhood introduction letter, which was circulated

13

late April.

14

May 10th.

15

neighboring businesses to allow them to ask us questions,

16

voice their concerns, and allow us to assuage those

17

concerns.

18

This includes circulating a community and

A virtual meet and greet that we hosted on
And creating an open line of communication with

We have gotten letters of support from California

19

Dental, Royal Indian Restaurant, La Castle Nails & Spa,

20

Shogun Restaurant, Bobalicious Cafe, Deborah Foxy

21

Clothing, Barking Lot Pet Styling, Vvs Kutz Barber Shop,

22

Smokey Joe's, and Oriental Chef Restaurant.

23

The next slide shows the efforts we have made in

24

communications through Mr. Pottabathini as well as the

25

property owner, Kathryn Smith, to provide direct

26

concessions to Zen Garden Wellness themselves in an effort

27

to foster a positive coexistence.

28

diversifying our product line by conveying that 50 to 60

These include
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PALERMO REPORTING SERVICES 209.577.4451

1

percent of the products in our store are in-house brands,

2

and a further commitment to diverse -- further

3

diversifying product lines so we have different products

4

on offer.

5

maintenance fees.

6

the parking lot and perimeter clean-up.

7

offered to pay for their security.

8

cosponsor community benefit events and make philanthropic

9

contributions in the name of both stores as well as noted

We've offered to pay their common area and
We've offered to pay for the cost of
We've actually

We've offered to

10

before, improvements to upgrading the Hammer Ranch

11

Shopping Center.

12

Slide 8 gives you a look at our employment plan

13

which includes a commitment to hiring city and county

14

residents, as I said, to make up 90 percent of our

15

personnel with wages starting at $18 an hour going up to

16

$25 an hour with health insurance, retirement, and

17

vacation benefits as well as bonus incentives based on

18

tenure and performance.

19

support Heng as one of the city's first minority equity

20

applicants, advancing under Stockton's vision to create a

21

more equitable and a diverse cannabis industry here at

22

home.

23

Jiva is especially excited to

Slide 9 gets into the economics of the business.

24

A snapshot of our financial projections show an

25

anticipated 6.6 million dollars in sales in year one, an

26

11.3 million projected in year five, with a total of 2.2

27

million dollars in taxes to be paid to the city during

28

that time period.

And in light of the potential Cookies
22
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brand partnership we have at hand, it should be noted that

2

these projections are very conservative.

3

Slide 10 provides a brief timeline for the

4

development through which we expect to be up and running

5

in six months time.

6

Slide 11 allows me to introduce the applicant

7

himself, Heng Heung, a caregiver by profession and a

8

single father of two boys aged 8 and 11.

9

the benefits of medicinal cannabis through his elderly

Heng recognized

10

mother's treatment of her chronic joint pain with

11

medicated topicals as well as for friends who returned

12

home from military service suffering the effects of war.

13

Heng will be directly involved in the business as an

14

owner/operator starting as an assistant sales manager,

15

building from his prior experience of eight years in the

16

retail sales field, and will have the opportunity, through

17

additional cannabis business experience and training, to

18

advance to a top level managerial position in operations.

19

So with that, I thank you for your time thus far.

20

I'd ask that you please adopt staff's recommendation of

21

approval and advance that to City Council, and I'm proud

22

to introduce to you Heng Heung.

23

MR. HEUNG:

24

here pretty much all my life.

25

Love the city.

26

thank you guys for considering this.

27

the city's equity lottery.

28

And I wanted to get in, you know, a good dispensary going

Good evening.

I'm Heng.

I've been

Came in '85 and still here.

And I want to see it grow.

And I want to

So I learned about

I was interested in applying.
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1

here in Stockton.

2

city grow.

3

cannabis merit and was a part of the equity in San

4

Francisco and decided to partner up with Raj and Jiva to

5

support me.

6

with, along with the resources and experience to make this

7

a success for the community and provide opportunity for

8

the people here in Stockton; otherwise, we would never --

9

I would never have a chance without them.

Why not?

And I just want to see the

I was introduced to Raj, who has retail

I couldn't do it by myself.

So together

And I've seen

10

firsthand the benefit of cannabis.

11

she's elderly.

12

anymore, so it helps her get up during the days, help her

13

sleeps at night.

14

to get any sleep actually.

15

if this gets approved, you know, this project would have a

16

positive impact.

17

going to tell you a little bit more about operations.

18

but thank you, guys, again for hearing me out and I really

19

appreciate this opportunity.

20
21

She's -- she doesn't have a lot of time

And it's only with the time I'll be able
And I'm confident and excited

And I'd like to introduce Raj, and he's

MR. POTTABATHINI:
Zach.

Like I said, my mom,

So

Thank you.
Thank you, Heng.

Thank you,

Can everybody here me?

22

STAFF:

23

MR. POTTABATHINI:

We can hear you.
Fantastic.

I can turn my

24

video if you want.

25

continue.

26

Pottabathini, managing director for this project and

27

principal of Jiva.

28

the commercial cannabis business industry in 2014 in the

But if not, I'll just go ahead and

Good evening, Commissioners.

My name is Raj

I grew up in the Bay Area and entered

24
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State of Washington where I have two retail permits.

2

launched Jiva in 2018 and to date have eight cannabis

3

retail delivery approvals that are either pending or

4

already have a CUP, including this opportunity here in

5

Stockton.

6

office of cannabis social equity retail permit.

7

I

I'm the owner and partner for a San Francisco

I'm going to now share a few components of our

8

business.

9

employee training starting with delivery of a

Here's a look at our six steps regarding

10

comprehensive employee handbook, safety and health

11

orientation, cannabis product and inventory education,

12

company culture and hospitality standards, regulatory

13

compliance and best practices, and as a final step,

14

employees will participate in accompanied shifts.

15

In order to integrate with the neighborhood, we

16

strive to be a compatible and responsible neighbor.

17

will have a dedicated neighborhood liaison, response

18

management protocols, implement noise reduction

19

strategies, and ensure light pollution reduction.

20

site offers vehicle and pedestrian access with no traffic

21

impact.

We have a no loitering and no on site consumption

22

policy.

We have vendors in place to install odor

23

mitigation equipment and to handle cannabis waste

24

management.

25

to adhere to a good neighbor policy and practice, nuisance

26

avoidance.

27

character and integrity of the zoning district.

28

not be a detriment to public health, safety, or general

We

The

Most importantly, our staff will be trained

Our business is not the impairment to the
It will
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1

welfare.

2

believe crime prevention shall enhance neighborhood

3

safety.

4

And with an increased security presence, we

The greatness of a community is most accurately

5

measured by the compassionate action of its members.

6

is a quote from Caretta Scott King, and with that

7

ideology, we shall strive to be active participants in the

8

community through volunteering services annually, in kind

9

donations, monetary donations, and sponsorships towards

This

10

local nonprofits and community-oriented organizations.

11

Our monetary donations will start at a minimum of $50,000

12

annually and up to 2.5 percent of gross profits.

13

We have done some preliminary outreach

14

demonstrating advanced community stewardship and have

15

joined several Chambers of Commerce's in the area and made

16

monetary donations to the Stockton shelter for the

17

homeless, the Woman's Center For Youth and Family

18

Services, the San Joaquin YMCA earmarked for the 209 Gives

19

program and Discovery Challenge Academy.

20

communicated our intent to financially support the

21

Stockton's Chamber of Commerce's Fresh program and the

22

rotary club.

23

We have

Here is the look at our standard operating

24

procedures which include various aspects of the business

25

such as opening and closing procedures, the sale of

26

cannabis products, customer education, delivery service

27

procedures, customer relationship management, and a focus

28

on product management and inventory control that optimizes
26
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track and trace, point of sales, and online ordering for

2

express pickup.

3
4
5

This is a quick peak at the projected sales mix
by product type.
We have a cash management system that includes

6

armored vehicle service, an in store two vent system as a

7

cash storage solution between pickups, and we do have

8

access to safe banking.

9

Our security plan will be reviewed by a qualified

10

security consultant and shall include aspects of

11

architectural security which features crime prevention

12

through environmental design, exterior lighting, and

13

secure storage.

14

a video assessment and surveillance with remote monitoring

15

and access control.

16

employee background checks, limited access areas, and

17

on-site security services.

18

shared with the Stockton police department as part of the

19

operators permit process.

20

The electronic security system will have

Operational security includes

Our security plan will be

Similarly, as part of the fire permit process,

21

we'll have a fire and life safety plan that will be

22

assessed by a qualified fire prevention and suppression

23

consultant, and we will include fire prevention diligence,

24

a monitoring alarm system, and a building evacuation plan.

25

Here is a look at the site as you've seen in

26

Stephanie's presentation for the proposed location.

27

you can see, there's an abundance of parking and

28

convenient access points.

As
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1

These are conceptual renderings of the interior

2

reflecting our intention of establishing a quality retail

3

storefront, and we hope that will resonate with the

4

community and its residents.

5

conceptual Jiva renderings.

6

This slide and the next are

And these are conceptual renderings of a Cookies

7

branded storefront, if we go in that direction for

8

branding.

9

will develop a premium retail experience for the city.

And as you can see, this project either way

10

The next slide also is another version, and we thank you

11

for your time.

12

be a model cannabis retailer.

13

MR. DRIVON:

14

Commission may have?

15

We look forward to serve the city and to
Thank you.

Can I answer any questions that the

COMMISSIONER JONES:

Yes.

Stockton is a pretty

16

big area.

17

when there's already one that's been established there.

18

just want to know.

19

I just want to know why you chose that area

MR. DRIVON:

Certainly, Ms. Jones.

I

The field of

20

available properties given the existing setbacks in the

21

City of Stockton actually very much restricts the

22

availability of the objectively viable properties.

23

consider other properties when locating our store, but

24

this property was the only one that we found that was not

25

going to require a request for a variance or an exception

26

from the current municipal code.

27
28

COMMISSIONER JONES:

We did

And also you said that, you

know, you was going to have a lot of security and stuff
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1

but, you know, most business that open up, they always say

2

they going to have a lot of security but, you know,

3

sometimes I just think that two side by sides together --

4

I don't know if side by side, but to me, it's like a

5

little conflict.

6

not in the cannabis business or nothing like that so I

7

really don't know.

8

everybody to have a business.

9

other, I thought that would be kind of like a conflict of

10

I don't know.

Because, you know, I'm

And I'm not saying -- I'm for
But to be close to each

interest or something to me.

11

MR. DRIVON:

Well, I understand your thinking.

12

As far as the security goes, I think SPD noted that there

13

was no significant increase just by the simple existence

14

of this cannabis retail store.

15

the last five years, I represent probably 15 licensees or

16

start-up businesses in cannabis, and when you bring a

17

cannabis store into a community based on the state

18

mandated security infrastructure and security personnel

19

that are required, they actually serve to increase

20

security in these neighborhoods.

21

alluded to the fact that it goes against logic and it goes

22

against factual circumstances on the ground that an

23

additional store, especially with the additional security

24

that it brings in, is going to create that public safety

25

risk.

26

COMMISSIONER JONES:

27

MR. DRIVON:

28

CHAIR MALLETT:

And what we've seen over

And so in my comments, I

Okay.

Thank you.

Thank you.
Thank you.
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1

MR. DRIVON:

2

CHAIR MALLETT:

Thank you, Chair Mallett.
Okay.

At this time we would like

3

to open public comment, and I would remind anyone we have

4

blue cards; correct?

5

THE CLERK:

6

CHAIR MALLETT:

7

are limiting it to three minutes.

8
9

THE CLERK:

Yes, chair.
Okay.

Thank you.

Remind everyone that we

We also received two

e-mails that were not received in time to send as

10

correspondence, and we do have a couple people on WebEx if

11

I can begin with those.

12

CHAIR MALLETT:

13

THE CLERK:

Okay.

Yes.

Thank you, chair.

First from Mary

14

Elizabeth.

15

use permits related to a proposed cannabis business at

16

7616 Pacific Avenue.

17

letters and what really struck me as a vital point is the

18

overconcentration issue and parking.

19

on the grandfathered overconcentration of liquor stores in

20

our disadvantaged communities.

21

revoke a use permit and requires more staff time than city

22

has capacity for.

23

documentation for the existing cannabis business.

24

alcohol ordinance imposed some additional requirements on

25

new liquor stores in recognition of the situation that

26

occurred with areas of our city having many liquor stores

27

and these liquor stores concentrated in areas of the town

28

with lower income levels.

I ask that the Planning Commission deny the

I read through all the comment

I have been working

It is very difficult to

I could not find any annual use review
The

I don't think that the
30
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1

restriction on number of cannabis storefronts that it was

2

anticipated that the Hammer Lane corridor be the marijuana

3

district.

4

strengthen the integrity and character of the neighborhood

5

and zoning district in which it is to be located, just

6

because it is not vacant since the proposed use as a

7

conditional use due to the potential to be an attractive

8

nuisance.

The proposed use would not maintain or

9

Commenter's including existing shopping center

10

owners have raised the issue of adequate parking spaces

11

policy 2-5 increase the amount of secure, convenient, and

12

accessible bicycle parking throughout Stockton within the

13

city by school master plan was not referenced.

14

plan policy LU-6.3 ensure that all neighborhoods have

15

access to well maintained public facilities and utilities

16

that meet community service needs.

17

coordinate to the extent possible upgrades and repairs to

18

roadways with utility needs, infrastructure upgrades, and

19

bicycle and pedestrian improvements.

20

staff placed on the use permits including planting three

21

trees in the parking lot but no accommodation for bicycle

22

racks.

23

from the community engagement process was to install safe,

24

secure bicycle parking.

25

centered on bicycle theft with particular emphasis on the

26

placement of bicycle racks in areas that are well lit and

27

visible from surrounding buildings.

28

end-of-trip facilities to reassure the riders their

General

Action LU-6.3

The conditions that

Residents reported as the most frequent request

One of the most reported concerns

Providing secure
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1

property will be safe once they arrive at their

2

destination is an essential component of encouraging

3

bicycle usage.

4

the use permit, I request that bicycle parking be a

5

condition of granting the use permits and that the

6

Planning Commission receive annual updates for all

7

condition uses requiring annual permits and those annual

8

reports are posted on the city's website.

9

While I continue with my request to deny

Next, we have from Krystah Carlisle.

My name is

10

Krystah Carlisle, and I am a resident here in the City of

11

Stockton of District 5.

12

inform and gain assurance from my councilmember that all

13

comments that were submitted to the city clerk's office

14

relating to Planning Commission Item 5.1, permitting a

15

retail storefront cannabis dispensary in an existing

16

shopping center, be read into the public record.

17

my friends and fellow business owners that would be

18

adversely affected by this use submitted comments back in

19

May are actively tuned into the meeting only to have the

20

meeting continued to July 8.

21

been added to the staff report for the Commission;

22

however, denying the public of having the ability to have

23

all the comments submitted read out loud into the record,

24

I believe it dilutes the effect and intent of public

25

interest.

26

up to ensure public transparency and make sure the public

27

voice is heard for all.

28

comments nearly two months later for it to be read out

The purpose of this e-mail is to

Many of

I know the comments have

So I'm asking if you would be so kind to follow

We should not have to re-submit
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1

loud.

Thank you.

2
3

Krystah Carlisle.

And now on WebEx we have Kathryn Smith.

Please

go ahead.

4

KATHRYN SMITH:

5

THE CLERK:

6

KATHRYN SMITH:

Can you hear me?

Yes, we can hear you.
Good evening, Commissioners.

I

7

would like to speak in favor of the project.

8

of all would like to thank staff for their professionalism

9

through this whole process.

Also I first

They've been extremely

10

helpful.

11

years ago.

12

it was practically empty when we bought it.

13

great center until COVID, and unfortunately this virus

14

caused many of our tenants to go out of business.

15

thought we were very smart buying a shopping center that

16

had service tenants, and we never anticipated something

17

like this happening.

18

Our partnership bought Hammer Ranch about 20
We rehabbed it and filled it with tenants as
It was a

We

I've been involved with Raj throughout this whole

19

process.

20

I would not support a use I thought would hurt our center

21

or our tenants.

22

therefore, benefiting my tenants.

23

nothing to do with the building that is adjacent to us.

24

just am part owner of Hammer Ranch Shopping Center.

25

Cookies will increase foot traffic, as I said, and our

26

tenants are very much for this tenant.

27

tremendous amount of money on security cameras and guards

28

at our center, and Cookies will pay for their own

He's extremely professional.

And I assure you,

Cookies will increase the traffic,
Of course, I have
I

We spend a

33
PALERMO REPORTING SERVICES 209.577.4451

1

security, which is a huge benefit for us.

2

had a tenant in my life come to me and say they're

3

bringing their own security guards.

4

benefit, as I said.

5

spaces, like we've all had a chance to see the interiors

6

that they will be building.

7

happy with this.

8
9

I have never

It's really a huge

Also they build very attractive

And again, the tenants are

I would like to just say a couple of words
regarding the proximity of the tenant.

I've been involved

10

in brokerage and retail development for over 40 years.

11

I'm also a past president of the greater Stockton Chamber

12

of Commerce.

13

they do have liquor stores.

14

also grocery stores sell liquor.

15

stores, and we often locate with purpose to another Dollar

16

store, and they come and locate across the street or next

17

to us.

18

it's -- as Zach said earlier, he went into many cases of

19

Lincoln Center where they have jewelry stores in the same

20

shopping center and so on and so forth.

21

appreciate your support and I'm happy to answer any

22

questions.

23
24

And pursuant to the alcohol, in many centers
Drug stores sell liquor and

It helps everybody.

THE CLERK:

I do develop Dollar Tree

The synergy always works and

Thank you.

I very much would

Next we have Olivia

Clarke.

25

OLIVIA CLARKE:

Hi, there.

My name is Olivia

26

Clarke.

27

LLC, established local business owners whose leadership is

28

over 50 percent minority.

I'm an attorney representing Stockton Partners,

Stockton Partners is the owner
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1

of Zen Garden Wellness, adjacent cannabis business owner

2

at the proposed project site.

3

Commission's attention this evening is that the city is

4

required to make certain findings on the record in order

5

to approve such a project as before it now.

6

findings are not supported by evidence that is in the

7

existing record.

8

make findings that the project is in conformity with

9

general plan land uses, objectives, policies, and

Our main concern for the

These

For instance, the city is required to

10

programs.

11

general plan, other general plan principals prioritize

12

safety, traffic, circulation, and smart business forward

13

planning.

14

demonstrating staff and the applicant have considered

15

other general plan principles specifically related to

16

traffic impacts, circulation, public safety, and sensitive

17

business concentration.

18

will be to an overconcentration of cannabis businesses in

19

the area that has already been discussed at tonight's

20

meeting.

21

While cannabis is an allowable use within the

There's no information in the agenda packet

Allowing this project it seems

City policy and practice has been to space and

22

distribute cannabis businesses around the city as shown in

23

exhibits.

24

explained in multiple comment letters you've been provided

25

which we generally support and reiterate at this time.

26

Approval of this project would result in two cannabis

27

businesses about 150 feet from one another.

28

keeping with public policy and commonly have land use

The concern for overconcentration has been

This is not
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1

principles that generally disfavor concentration of such

2

sensitive uses.

3

circulation, other general plan principles will also be

4

impacted by such a use.

5

evidence in the record for the city to make a requisite

6

finding related to the same.

7

report indicates 15 spaces are required for the project,

8

but also says the project will employ 18 employees the

9

first year and 20 in future years.

Parking, traffic control, and

And it seems unclear there is

For instance, with staff

It's unclear that

10

there is sufficient parking for the project, like, for

11

instance, customers, and a requisite finding for project

12

approval.

13

Another finding the city will be required to make

14

is that the use will maintain or strengthen the integrity

15

and character of the neighborhood.

16

are sensitive uses more analogous to a liquor store than a

17

coffee shop or jewelry store.

18

cannabis businesses will likely threaten the vitality of

19

the established businesses as demonstrated and discussed

20

at this meeting this evening as well as in the various

21

comment letters.

22

Cannabis businesses

Overconcentration of

We respectfully urge the Commission to hear the

23

genuine concerns of Stockton Partners and comments made by

24

citizens and other business owners in that at least 34

25

members of the public recommending that the Commission

26

deny this project, especially to the extent they recommend

27

an (unintelligible) --

28

THE CLERK:

Thank you.

Your time has elapsed.
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1

Maia Aguirre.

2

MAIA AGUIRRE:

3

THE CLERK:

4

MAIA AGUIRRE:

Can you hear me?

Yes.

We can hear you.

Okay.

Thank you.

My name is Maia

5

Aguirre, and I am a Stockton native and have a vested

6

interest in the cannabis market space.

7

Commission to approve the application presented today.

8

Mr. Heung and Jiva have managed to secure an approvable

9

location with zero sensitive uses in its boundaries.

I'm urging the

I'm

10

hearing a lot about overconcentration.

11

choose another location.

12

know that the Stockton location requirements are extremely

13

stringent, some of the most in Northern California.

14

you were to look on LoopNet today, less than 2 percent of

15

the current leasable space in Stockton would be approvable

16

with zero sensitive uses.

17

city recently approved another cannabis dispensary that

18

had multiple sensitive uses and it was approved with a

19

waiver.

20

Why can't they

Other cannabis business owners

If

I know that we recently -- the

So to find a location without any sensitive uses

21

is in and of itself a unicorn.

22

to the Commission study after study and data reiterating

23

that there is no data to support claims that the proximity

24

would be detrimental to the community.

25

own, I don't have the data that he gave you.

26

plenty of data in California, the big areas have done

27

study after study.

28

a limited amount would not be harmful to the other

Mr. Drivon also presented

And you on your
But there's

Colorado has studies that proximity in
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1

dispensaries or to the community in general.

2

that it's unprudent to use the word "overconcentration"

3

when you're talking about a second dispensary in Northern

4

Stockton.

5

when you're talking about cases -- case studies like

6

Modesto and the other instances, you have four and five

7

dispensaries on the same street, some of them directly

8

across the street with very little impact.

9

enforcement has already shown that they don't see any

And I think

Granted, the proximity is close, but again,

Our law

10

concern in terms of impact.

11

things specifically that I've heard.

12

about bike racks.

13

individual, I'm sure that any business coming in would

14

have no problem installing bike racks.

15

to security, one of the commissioners asked a question

16

about, well, how do we know you'll maintain it?

17

which is the Bureau of Cannabis Control, requires a safety

18

plan.

19

facility that I operate in Sacramento, four times a year,

20

minimum.

21

compliance, at the very minimum you'll get cited and

22

potentially you could look your licensure.

23

dispensary, after everything they're going through, is

24

ever going to put that at risk.

25

both the dispensary and the community to make sure that

26

all of the security factors are continuously in place.

27
28

And those are some of the
People were talking

As a cannabis-vested business

And they do random audits.

And with regards

The BCC,

At minimum, the

And if they come in and you are out of

And no

It's also a benefit to

The city is losing tremendous opportunities in
the cannabis space because of their current highly
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1

restrictive location requirements, yet here you have an

2

applicant, a local resident, who has jumped through all

3

the hoops that are required, has --

4
5

THE CLERK:

Thank you.

Next we have Kathleen

Gapusan.

6

KATHLEEN GAPUSAN:

Okay.

I've been in this

7

community for 62 years.

8

mother was white and married a Filipino and I had to go

9

south to Main Street.

I come from an era where my

So when I got to go to school, a

10

white school, and one of the first things I learned was

11

pot, weed, tree, marijuana, cannabis.

12

from the minority schools by using the address of a

13

(unintelligible) friend.

14

was before forced bussing.

15

cities nationwide ordered to desegregate.

16

started smoking cannabis to fit in and I never stopped.

17

Okay?

18

however, since its legalization, I have also learned so

19

much.

20

law.

21

especially ages 13 to 18 in a formative neurological stat.

22

I smoke the stuff.

23

edibles, key, beverages, et cetera.

24

to me.

25

down sides are.

26

grandkids, my great grandkids know this crazy lineup.

27

Common sense, please, we are still learning.

28

don't -- it take a genius to say no, not a good fit.

Mama sent me away

I was 13, eighth grade.

This

Stockton was one of nine
My point is I

Yes, I wanted it legalized for many reasons;

I know what I'm smoking.

I don't have to fear the

It's expensive, addicting, and harmful to kids,

I don't buy babes, concentrates,
That stuff is alien

No idea what it is, how much to take, what the
Scares me to think my kids and my

But in -- I
In
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1

all honesty, I prefer folks buy dispensary weed and

2

products.

3

aren't we working on getting the bids to legalize pot.

4

don't know why this location was even on any city map.

5

Please, listen and reject this proposal.

6

decide.

7

Fremont all control over our money and our properties and

8

our kids and all the dope smokers in this town.

9

of it.

But we seem to be doing robust business.

Why
I

Let City Council

I don't want to give an alien and a man from

I'm tired

I'm tired of our own people selling us out.

Don't

10

you get it?

11

We don't need any more.

12

him up because he's an alien, because he's Vietnamese or

13

something?

14

best you can do?

15

sweep or do -- sweep truck services or anything else;

16

right?

17

the City of Stockton can come up with.

18

and it makes me sick.

19

something I'm happy about.

20

because we need to do something.

We're legal now.

We got more dispensaries.

You know, they're going to prep

Man, what a great thing to do.

That's the

You can't give him a city job where they

We got to give him a pot dispensary.

21

THE CLERK:

22

MELODY N:

That's all

It makes me mad

And I smoke pot.

And it's not

But I share it with you

Thank you.

Next we have Melody N.

Hello, everyone.

My name is Melody,

23

and I'm the general manager of Zen Garden Wellness.

24

you hear me now a little better?

25

am the general manager of Zen Garden Wellness.

26

been with Zen Garden since opening day and for three years

27

have worked hard with my team through the COVID pandemic

28

to control our site, build relationships with our

Can

My name is Melody, and I
I have
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1

clientele, and serve them well in our area seven days a

2

week.

3

place, and a family dental office.

4

another large dispensary with such close proximity will

5

strain our shopping center's assessability, safety, and

6

damage the relationships we built in good faith with our

7

clientele through a hard three years.

8

when we hear rumors of a mega store wanting to open within

9

our parking lot.

We share a parking lot with the retail store, pizza
I feel that allowing

We are concerned

While we welcome healthy competition,

10

placing a mega store next to a small business powered by

11

supporting our community in a holistic approach is not

12

supporting our community's best interest.

13

to pass would make it really hard to survive as a

14

business, effectively control our site, and serve existing

15

clientele in a safe, clean, and organized manner.

16

decision raises major flags, the most important is safety

17

of our employees and surrounding businesses as there will

18

be an increase of product transportation, delivery,

19

vehicular traffic, and loitering due to an increased long

20

lines, overall congestion within the shopping center.

21

clientele will now be forced to drive around hoping for a

22

convenient safe spot to park and to shop, being mindful

23

that a majority of our clientele are older.

24

do have difficulties just going around town.

25

Allowing this

This

Our

A lot of them

Stockton is an incredibly diverse community.

We

26

ask that you deny this project so that we may continue to

27

support local small businesses and vendors and allow small

28

all owned and operated by people of color.

We ask that
41

PALERMO REPORTING SERVICES 209.577.4451

1

you deny this project so we may continue to peacefully

2

service our clientele without imposing unhealthy market

3

pricing, longer lines, and an overall unwelcoming

4

environment.

5

Stockton.

Please don't ruin our business to start

6

another.

We've only been here a short time and are

7

recovering from the pandemic that everyone has gone

8

through.

9

community.

I love my job, my team, and the City of

A shock like this would be really hard on our
Thank you for your time.

10

THE CLERK:

Next we have Phil Abid.

11

PHIL ABID:

Hi, folks.

My name is Phil Abid.

I

12

am a staff sergeant with RC Security, and I've had the

13

privilege of providing security for Zen Health and

14

Wellness over the past year.

15

comings and goings of the property.

16

traffic and I understand the needs of parking.

17

you deny this petition or this application in the basis of

18

personal security and -- of personal and pedestrian

19

security.

20

In that time I've seen the
I understand the
I ask that

We have three businesses in our building.

It is

21

not POPS diner any longer.

22

was a closed business.

23

has opened.

24

saw a parking lot that was halfway full before we even

25

opened the business.

26

opens at noon.

27

full throughout the day.

28

will fall over a busy street, Aetna, into the parking

When you took that picture it

We now have the Cluckin Rooster

And last week they had a soft opening.

We open at 10:00.

And I

The pizza place

Once they opened, that parking lot was
It's evident to me that parking
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1

space of Save Mart.

2

with speeding that the city saw fit to put in speed bumps

3

to mitigate the issue.

And it has some but not quite.

4

There's no crosswalks.

There's no good line of sight

5

across the parking lot.

Part of my job is to provide

6

safety not only to the business but to the customers as

7

well.

8

to my customers.

9

the building and the product to the car when necessary.

That is a busy street.

I like a line of sight.

So busy and

I like being able to get

I like walking the money from the car to

10

That's not feasible when it's across a busy street and out

11

of our reach.

12

In addition to that, I look at the lines that are

13

created at dispensaries.

14

for our dispensary.

15

we're fortunate enough to have sidewalks that go all

16

around our building.

17

That does not impede other businesses nor does it put them

18

in a parking lot that's going to be inundated with extra

19

traffic.

20

Doesn't hit another building.

21

a dirt road and on to Hammer Lane.

22

drive to work in the morning.

23

There are lines.

There's lines

There's lines for Pats [ph].

And

We're able to direct our clientele.

Pats is the same way.

They come out the side.
Goes down the back, across
You can see it as you

I don't see that with this other proposed

24

location.

25

door.

26

those other businesses.

27

around this place where people can line up safely in a

28

parking lot that has more traffic, more loitering.

It's got two businesses on each side of its

When that line is created, that line will impede
In addition, there is no sidewalk

I ask
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1

you to deny this application.

2

THE CLERK:

3

Thank you.

Thank you.

Next we have Corey

Travis.

4

COREY TRAVIS:

Commissioners, good evening.

My

5

name is Corey Travis, and I do represent Zen Garden

6

Wellness.

7

owned group as well as shopping center owners.

8

prepared remarks here but I would like to respond to a few

9

things that the applicant has presented.

We are both a dispensary operators and equity
I had some

And it's a

10

frustrating process for us as a business that went through

11

what was a very inclusive process for us a few years ago

12

to stand here today seeing materials for the first time,

13

materials that we requested, meetings that we liked and

14

requested to be part of.

15

have no doubt that the things that they are saying in

16

concept are effective and are true.

17

when we came to the area.

18

security, better security, revitalizing the area.

19

true.

20

We did that.

21

of the UJs building was shut down.

22

now back then.

23

cleaned them up.

24

business owners to bring restaurants and diverse retail

25

shopping areas to this dispensary.

26

end of the day, what's happening is you have a major

27

retail chain that has deployed consultants and lawyers and

28

renderings to tell you that putting the largest dispensary

But at the end of the day, I

Because they happened

They talk about increased
That's

And that happened when we moved into the center.
We had a problem with homeless.

We had half

There was more vacancy

And we got rid of those problems.

We

We invested and we worked with other

But, you know, at the
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1

in the City of Stockton directly next to another

2

multi-thousand square foot dispensary and sharing 30

3

parking spaces is somehow a good idea.

4

applicant Raj that we would support -- we support their

5

equity application.

6

support them in the City of Stockton.

7

of projects that can benefit from the development that a

8

company like Cookies can bring to the area that isn't

9

directly on top of another dispensary.

10

I told the

We support their business, and we
But there are a lot

Commissioners, the proposed application is not

11

about Stockton.

12

not the first time they've tried to come to the center.

13

Our group, in fact, has turned down multiple proposals by

14

the Cookies corporation to convert our store to Cookies.

15

But quite frankly, we didn't like the way that they did

16

business, high fees and royalty fees, requiring you to buy

17

certain products that are their products.

18

to sell more of their brand in as many markets across the

19

state as they can.

20

percent equity owned business in Stockton that is -- that

21

is run by the people before you in this -- in this room.

22

We put Stockton first when we did our use permit

23

application.

24

applicant.

25

that we promised that we would.

26

very limited parking lot encroached upon by a multi-

27

thousand square foot dispensary.

28

We would urge the applicant to look at other areas in the

This is about big cannabis.

And this is

They are there

You have before you a one hundred

I came before this Commission as an
And all of us together delivered the project
And now we stand to see a

And that concerns us.
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1

city.

2

Raj, he said that he wanted to go somewhere else...

When I spoke with the applicant's representative,

3

THE CLERK:

4

COREY TRAVIS:

Thank you.

Your time has elapsed.

Please allow me to return if you

5

have any questions.

6

THE CLERK:

7

CONSTANCE CARTER:

Next we have Constance Carter.
Good evening, Chair Mallett,

8

Vice Chair Sanguinetti in his absence, and the entire

9

Commission.

My name is Constance Carter, and I have been

10

an owner of Zen Garden for the last three years.

11

lived in Stockton for over 22 years and I'm raising my

12

children here.

13

businesses here.

14

process as it relates to cannabis take many twists and

15

turns since 2011 when cannabis retail was originally

16

approved and then soon after a moratorium was passed

17

around 2013 ending with the city approving two cannabis

18

retail fronts on Fremont Street.

19

original ordinance when Stockton began accepting

20

applications for perspective qualified candidates, my

21

family and I were excited.

22

potentially have an opportunity to compete for a use

23

permit to operate a store of our own, one that could truly

24

be locally homegrown.

25

ownership, management, and staff are truly local.

26

family and I knew this was a tall task to order and that

27

it wasn't going to be easy.

28

friends and family and we began to raise funds.

I pay taxes here.

I've

I've owned other

I own real estate here.

I've seen the

So in 2017 under the

We were excited, you guys, to

No pun intended.

A shop where the
My

We began to go to our close
With the
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1

grass roots effort, we were able to raise two and a half

2

million dollars to purchase the old UJs restaurant.

3

knowing the value that UJs had to the community, we were

4

able to keep it UJs for another two years until we changed

5

it over to the Cluckin Rooster, which became a big hit for

6

our community.

7

And

Then, of course, as you all are aware, the

8

pandemic had closed us down temporarily and today we have

9

this proposed project that's like David versus Goliath

10

that will ensure the demise of our store if it's approved.

11

I say this because I want you all to see the big picture.

12

We at Zen Garden are not a big corporate cannabis shop

13

whose sole interest is to just sell weed and turn profits.

14

We're truly in the hospitality business.

15

life.

16

corporate monster that's presented itself as an equity

17

based company with community ties is unconscionable and

18

offensive to those who actually do represent the epitome

19

of equity.

20

any equity lottery winners when we applied.

21

this on our own.

22

application was -- is approved at just 150 feet from our

23

business.

24
25
26
27
28

This is our

And now to think that we could be shuttered by a

Now I want to remind you that there weren't
We truly did

And it will be a shame if this

Thank you.
THE CLERK:

Joshua Weitz.

Thank you.

Malcolm, can you hear us?

MALCOLM JOSHUA WEITZ:
Joshua Weitz.

Up next we have Malcolm

Hi.

My name is Malcolm

Can you hear me?

THE CLERK:

We can hear you.

Thank you.
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1

MALCOLM JOSHUA WEITZ:

Hi.

So my name is -- as I

2

said, my name is Malcolm Joshua Weitz.

3

raised San Franciscan.

4

cannabis consumer, a new father, and also an equity

5

cannabis applicant in San Francisco.

6

prison for a nonviolent cannabis offense.

7

back to San Francisco and was instrumental in implementing

8

a robust and comprehensive equity program along with the

9

human rights division in San Francisco.

I'm a born and

I am a cannabis activist, a

I did a year in
I then came

That was in 2017.

10

In 2018, as you can imagine, there was a, you know, a big

11

rush to get into the San Francisco market.

12

all, I heard, you know, people say things about, you know,

13

bad corporate candidates.

14

candidates, people that did approach me, you know, I

15

really believed in Jiva SCK, Raj's vision.

16

the person of color to a person of color, I really felt

17

that, you know, he was a rare breed.

18

the cannabis business and he really believed in me, you

19

know, as an owner/operator of our partnership.

20

And out of

Out of all the corporate

You know, from

He had experience in

During the past, you know, arduous process of

21

getting a cannabis license, which we're still in in San

22

Francisco, he's been a very, very reliable technical

23

partner.

24

resources.

25

support for Jiva and Raj for their cannabis retail

26

location in Stockton.

He's been very generous with his time and
And I would like to voice my very strong

27

THE CLERK:

28

That concludes public comment, Chair.

Thank you.
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1

CHAIR MALLETT:

2

THE CLERK:

3

cards.

4

card.

So at --

Oh, I didn't have any public comment

What was your name?
FABIAN:

6

THE CLERK:

Fabian.
I do apologize.

Fabian.

Please come

to the podium.

8
9

Okay.

You would need to fill out a blue public comment

5

7

Thank you.

FABIAN:

My name is Fabian Ardias [ph.]

up in the area and live nearby.

I grew

And I'm the assistant

10

manager at Zen Garden, the existing dispensary at the

11

proposed location.

12

three years, we have -- we have a team that has worked

13

hard to create a safe and welcoming location within the

14

center.

15

building will cause us to lose control of our own property

16

and will put our business at risk.

17

parking lot with multiple surrounding businesses.

18

already seeing heavy traffic on busy days, it will be

19

difficult for staff and patrons to find an accessible

20

spot.

21

customers, two sets of employees, and one small lot along

22

with increased vendors and delivery activity, traffic will

23

be overwelcoming just to the plaza itself.

24

especially difficult during major retailer days and

25

seasons when activity spikes.

26

Having worked at the site in the past

Placing another dispensary in and around our

Currently we share a
And

Having two security companies, two sets of

This could be

In the past we have seen what happens when a new

27

dispensary opens in our city.

28

retailer opened down the road, we noticed a significant

When the discounted
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1

decrease in traffic to our store.

2

new one mere feet away will be detrimental to business and

3

staff already fighting through a pandemic -- already

4

fighting through a pandemic is the last thing we need is

5

to compete for our customers with our neighbors.

6

Potentially opening a

Our approach to facilitate fair access and

7

opportunity to advance within our diverse community has

8

made a positive impact in the lives of many individuals.

9

We kept many loyal customers because of the way we do

10

things at Zen.

11

culture here that has challenged the stigma behind

12

cannabis by offering a service based off knowledge and

13

educating the public on every visit.

14

competition but we strongly believe that placing multiple

15

retailers within the same shopping center will not be

16

healthy for our industry or community.

17

We have a team that has cultivated a

We are driven by

I oppose the notion to having multiple

18

dispensaries within the Hammer Ranch Plaza.

19

response to one of the dispensaries.

20

works very well in San Bernardino.

21

the 909 dispensary are close to a -- the NOS Event Center

22

which holds events for up to 50,000 people on any given

23

weekend.

So I can see how they bring in that type of

24

revenue.

But that is nothing like our location here in

25

Stockton.

26

very small time.

27

multiple storefronts that work well within Modesto and

28

just Stanislaus County on its own.

And just a

They mentioned that

That Cookies store and

And the industry in Modesto grew very fast in a
So there are multiple stores and

But the industry grew
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1

at a pace there that the market is way different than you

2

see here in Stockton.

3

see in Sacramento, San Francisco, and even down south in

4

Fresno.

5

industry grew there at an expediential rate that has

6

caused that to happen.

So I see how it works in Modesto, but the

7
8

Way different than the market you

THE CLERK:

Thank you for your time.

Thank you.

Now that concludes public

comment.

9

CHAIR MALLETT:

Thank you.

So at this time I

10

would need to close the public hearing and bring it back

11

to the Commission.

12

COMMISSIONER RIZVI:

13

the staff.

14

hearing again.

15

Chair, I had a question from

I don't know if you need to open the public
Do we?

ATTORNEY TARYN JONES:

Questions for staff?

16

It can remain closed.

17

applicant, then the public hearing will need to be

18

reopened.

No.

If you have questions for the

19

COMMISSIONER RIZVI:

20

lot of parking issues today.

21

other than other things mostly parking and the -- or

22

congestion.

23

things.

24

is recommending this.

25

analyzed as far as traffic impact or anything like that.

26

Staff.

So staff, we heard a

I mean I think predominantly

And crowd -- crowd control was one of the

I just wanted to see what your -- because staff

STAFF:

I wanted to see what you had

Thank you.

So staff did take that into

27

account and we looked at the entire site based off of the

28

uses and compared that with required parking as stated in
51
PALERMO REPORTING SERVICES 209.577.4451

1

the code.

2

standards.

3

obviously everyone wants the front spaces.

4

every business wants the closest spaces.

5

it's a shopping center, there is more than adequate

6

parking for all of the uses that are there based off code

7

standards.

8
9
10
11

And there is ample parking per code minimum
In fact, just -- it's hard -- you know,
You know,
But given that

We double-checked just to be sure.

COMMISSIONER RIZVI:

To the Chair.

Even if at

full capacity, you know, right now, maybe they're empty
spaces.

Did the staff consider that as well?
STAFF:

For the specific area, we considered the

12

restaurant at the -- I guess it's a chicken place now,

13

formerly Pops and UJs.

14

place that's there, the existing dispensary, the existing

15

dentist office, and the proposed site.

16

all adjacent to one another in a row.

17

have the separation of that drive aisle.

18

considered all of that in the analysis, and there is

19

adequate parking.

We considered the existing pizza

20

COMMISSIONER RIZVI:

21

STAFF:

22

CHAIR MALLETT:

23

COMMISSIONER GARCIA:

Okay.

Because they are
Given the -- they
But we

Thank you.

Uh-huh.
Commissioner Garcia.
Thank you, Chair.

I'm for

24

business including cannabis.

25

allows a legal way to satisfy the people's needs and wants

26

while generating tax revenue for the city.

And this

27

project would even fill a vacant building.

So far I voted

28

in favor of all cannabis projects during my tenure on the

It's a rising industry.

It
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1

commission including another for another one of Attorney

2

Drivon's clients.

3

project with the exception of the location.

4

that in Modesto there are several shops in the same

5

street.

6

here is there those shops aren't as close as these two

7

would be, including the Medallion and the Phenos.

8

they're close but here it would be even closer -- I mean

9

we're talking about barely half a football field.

And I support every aspect of this

I don't see much wrong there.

I recognize

The difference

I know

Okay?

10

Unfortunately, I believe approval would hurt the existing

11

business.

12

idea of Jiva coming into Stockton.

13

I feel that this bigger shop would hurt the smaller shop.

14

If we take a look at condition 2, strengthening the

15

integrity.

16

out of business, we're back to where we started with a

17

vacant building.

18

strengthening the character.

19

paraphrasing, where a proposed location would not

20

jeopardize the interest of persons working there.

21

think it jeopardizes the people, you know, working at Zen.

22

You know, that's just my opinion.

23

worried about the increase in crime.

24

would bring in additional security.

25

the additional parking, you know.

26

overflow could be handled by the grocery stores adjacent,

27

you know.

28

I do agree with Attorney Drivon that other similar

Okay?

Okay?

I mean I can get completely behind the
Absolutely.

However,

If the bigger shop puts a smaller shop

Okay?

So that's not exactly
Or -- and condition 5, I'm

And I

I'm not necessarily
I do believe Jiva
I'm not worried about
Theoretically, the

I am worried about the current business there.
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1

businesses that are right next to each other, like in

2

Lincoln Center, they don't normally hurt each other.

3

can help each other.

4

is still new-ish, especially here in Stockton.

5

changing.

6

Okay?

7

right next door to each other in Lincoln Center, but

8

that's a big difference with this versus grabbing a cup of

9

coffee and a pastry.

They

However, the cannabis industry as is
It's

It's evolving, and we're all learning as we go.

And yes, we have a Noah's Bagels and a Starbucks

I think it's a big difference.

If

10

this shop were somewhere else, even maybe even across the

11

street, I'd get behind it.

12

location waivers.

13

reasonable waivers regarding to location in the past.

14

Okay?

15

approving this.

16

my commissioners feel about it.

17

I mean we take a look at the

As a commission we have granted

However, as is, where it is, I'm having a challenge
And I would love to see how the rest of

CHAIR MALLETT:

I would like to respond to that

18

because I disagree with you on that point where you're

19

saying that that competition is going to be a negative.

20

Listening to everybody -- at first I had the exact same

21

feelings you had.

22

looking at the land use.

23

requirements.

24

didn't realize, but listening to everyone, it seems like

25

these are cannabis businesses, but there is another type

26

of business as what they're -- you're specifying.

27

out of my league as far as what all of these varieties

28

mean.

But I'm looking at everything.

I'm

Looking at everything, all the

But now I'm seeing that it -- something I

You're

But I'm thinking that it can bring it in and as
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long as we can say that it, you know, as far as parking,

2

all of the land use requirements, everything, they've met

3

every requirement, then it may be existing business rise

4

to the occasion and become a better business and probably

5

even a stronger business because you look at the sites

6

where every location is.

7

You know, if you're going to get in your car and go

8

someplace, there's a lot down Hammer.

9

They are in close proximity.

So the fact that this is within the same shopping

10

center, I agree.

11

But I think, given the limitations and looking at the ones

12

that we have denied based on the variances that needed to

13

be approved, this one has absolutely no variance

14

requirements.

15

our responsibility to look at, it meets all the

16

requirements.

17

I was -- I had the exact same opinion.

And so from a land use, and I think that's

COMMISSIONER JONES:

Thank you, Chair.

Let's

18

see.

19

support all Stockton businesses.

20

problem I have is outside coming in and running a

21

businesses.

22

have been.

23

Stockton, all from Stockton.

24

women and minorities.

25

for the small business -- when a big one come in and to

26

me, it's other locations here in Stockton, other

27

locations.

28

I'm driving by.

You know, I was born and raised in Stockton and I
And, you know, the

That's my main concern right there.

Always

To me, the Zen Garden investors are all
50 percent of that group is

And, you know, I think it's hard

There's a lot -- I've been looking around when
There's a lot of places where they can
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1

go.

2

already been established there for years and then another

3

one comes in.

4

but it's always going to be competition, regardless.

5

in that case, I'm -- I'm not for it.

That's the problem I have with a business that's

And, yeah, they said it's not competition,

6

CHAIR MALLETT:

7

COMMISSIONER MOUNTAIN:

So

Thank you.

Commissioner Mountain.
Yeah, I just did a lot of

8

review over the different correspondence, and I see

9

there's a lot of support, you know, from people like

10

Joshua from Raj management.

11

and father's issues and equity program and the Carol

12

security and firefighters and other strong expressions

13

from, you know, like the Farm D like and so on and so

14

forth.

15

business.

16

what I see what's against it is things like what Melody

17

stated about the hardships of business or like what Fabian

18

stated about growing up in the area and living nearby and

19

understanding the importance of this business or even

20

businesses like CAP's Pizza, speaking about parking lots

21

with this dispensary.

22

He speaks about his father

But it still doesn't go into the support of our
Regardless, those are great things.

And seeing

For each of the other correspondence that

23

consists of residents and business and owners, they all

24

share the same similar sentiments and concerns, concerns

25

for traffic congestion, concerns for crime rate and for

26

crime rate increase, community harms and injury, worries

27

of oversaturation, which makes the business and the lot to

28

fill a lack of city support to businesses.
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1

Cannabis dispensaries have expressed their

2

concerns of this being the fifth dispensary on Hammer

3

Lane.

4

of tolerance for Zen.

5

many find to be an advantageous to the community as well

6

as the community members and customers.

7

concern for our reputation of our city overall.

8

remember not too long ago, us as a commission, we were

9

voting on a type 21 liquor license, and we all came to a

And they all stated that they demonstrated a sense
But adding another is not something

And there's also
I

10

consensus on how it would create an oversaturation of

11

liquor sales.

12

competitive market was good, but an oversaturation was

13

not.

14

attention to the precedence we are creating here on the

15

commission.

16

In that situation we all agreed that a

The community is listening to us and paying

Now what I don't want to do is I don't want to

17

convey a message that I'm against competitive market.

18

Like Commissioner Mallett stated, a competitive market is

19

great.

20

I'm a firm believer in it.

21

opportunities for a city's economy can also be achieved

22

through a competitive market.

23

understand at what sacrifice are we going to do that at.

24

It comes to the point that we have to ask ourselves about

25

the vitality of existing business after approving such

26

permits in such proximities.

27

going anywhere any time soon.

28

of our small businesses, they will.

It's a great thing.

But I'm a firm believer -- so
And sustainability of

But we also need to

The cannabis market is not
But if we do not take care
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1

So as we -- as a city, we speak about bringing

2

business in to strengthen our city and our revenue.

3

we are setting an example of future business that we care

4

about their business but not for their prosperity.

5

we vote, I will like all my fellow commissioners to

6

consider what message we are conveying with the yes vote

7

and how it will affect our community's trust.

8

business is not a problem and it's not -- in supporting

9

the business, I completely agree.

But

So as

The

If we're seeking to

10

approve the permit, I would also essentially ask myself as

11

a business, at what point will the city do the same thing

12

to me.

13

CHAIR MALLETT:

14

COMMISSIONER RIZVI:

Commissioner Rizvi.
So I had got a few comments.

15

First of all, I think the only business that flourished

16

during cannabis was -- during pandemic was cannabis.

17

mean it has been proven not by me.

18

it.

19

the highest sales revenue tax collected by California on

20

cannabis.

21

that.

22

conflicting information here that it had -- pandemic had a

23

negative impact on cannabis.

24

know, it is -- and fortunately and unfortunately, I know

25

people from Zen Gardens.

26

few years ago.

27

myself and at that time Commissioner Jobrack [ph.]

28

they run a business very nicely.

I

I'm not going to prove

By articles, tons of articles out there.

So cannabis business is on rise.

So I just wanted to clarify that.

2020 was

We all know

Because I heard

Secondly, you

We were here when we approved a

And I actually visited the facility,
And

They were one of the
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1

first ones here and very professional.

2

still, you know, we haven't heard any negative thing about

3

their operation.

4

city and for that shopping plaza.

5

And they are

So they have done a great job for the

You know, and what makes it tough is we don't

6

create policy.

7

the City Council that creates policy.

8

debate all night long.

9

issue and that's why I asked many times proximity, is

And when we are looking at policy, it is
I mean we can

Ultimately, it's the land use

10

there's an issue with that.

11

traffic study?

12

that it's personal to me.

13

commissioner, is to make sure the law and the regulations

14

that are put by the city, we implement that unless there's

15

evidence that comes out of these discussions.

16

Is there an issue with the

And I don't smoke cannabis so it's not
But what I see, my job as a

As far as equity partner, I am a minority myself

17

and I'm a big believer in that.

18

community and I'm proud to be a Stocktonian.

19

you know, we heard about business competition.

20

Commissioner Garcia said that -- and I agree -- this is a

21

very -- how do you say adolescent market for California,

22

cannabis.

23

few more years to mature.

24

already has very limited options and opportunities for

25

these businesses.

26

but we are a bit behind addressing that.

27

that from land use perspective, unless I hear anything

28

else, my fellow commissioners have said, again, we don't

Stockton is a diverse
And also,
My fellow

And it has a lot of time -- it will require a
With that said, Stockton

And I think that's getting addressed,
And looking at
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1

create policy here.

2

want to make sure that this is the charter of Planning

3

Commission to give everybody a fair chance.

4

Council is one that can change policy.

5

that the city recommends that.

6

in that case I will be in favor of this based on the

7

city's recommendation.

We don't take sides here.

We just

And City

Today it stands

So I just want to say that

Thank you.

8

CHAIR MALLETT:

9

COMMISSIONER VILLAPUDUA:

Commissioner Villapudua.
Thank you, Chair.

10

Thank you, Staff, for the presentation.

11

You know, I'm born and raised here as well, you know.

12

have a seven-year-old kid.

13

You know, the other day I went to -- it was a Monday, and

14

they just opened a new business.

So correction, there was

15

-- the guy -- something chicken.

So my son, he loves

16

breakfast.

17

opening.

18

opening, it was busy.

19

some basic eggs and hash browns, you know.

20

where my son wanted to go.

21

parking lot was filled up, even being just a soft opening.

22

I just can imagine how things are going to be when we're

23

having the grand opening or when they're open.

24

aware that the pizza joint next door also was a bar.

25

you know, there's a lot of things that I just picked up

26

being in the neighborhood.

27

because I knew this was coming on my agenda.

28

another business that's coming around, I believe it's some

You know what?
I

There's a passion in my life.

So I read about it.

I know they had a soft

And I believe even them -- it was just a soft
It took about an hour to get us
But that's

But I'll tell you, that

I wasn't
So,

You know, I took a walk
There's also
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1

type of dough cookie pastry that they're going to have

2

their grand opening.

3

I'm always liking of doing a grand opening.

4

by the mayor for a reason.

5

know, applicants.

6

been doing my homework for a long time.

7

been, you know, in this industry, in the politics for a

8

while.

9

having similar, you know, things they're trying to do

Knowing me, I'm all about the city.
I was chosen

And through a lot of, you

And you know what?

I'm new but I've
My family has

I've heard about, you know, talking about Modesto

10

here.

11

made those decisions are not leaders no more.

12

know what?

I have a big passion for the city, and you

13

know what?

I have bigger plans for my son, the elders,

14

the kids, and this whole city.

15

like this, this will always come back to me.

16

people that until now from this day for making similar

17

decisions that we're doing today.

But I'll tell you this.

18
19

Some of those leaders who
And you

If I get behind something
And there is

So I ask my colleagues to join me and say no to
this.

Thank you very much.

20

CHAIR MALLETT:

I would like to respond to that

21

because I do have concerns about this being about

22

politics.

23

responsibility is to deal with the land use and to look at

24

our requirements that need to be forwarded on as far as

25

making approvals or denials on use, not whether it is

26

going to be the politically accepted decision.

27

that's where I'm concerned.

28

looking at these requirements, and this location has met

And I think as Planning Commissioners, our

And so

I look at all of this and I'm

61
PALERMO REPORTING SERVICES 209.577.4451

1

every requirement.

2

being too close to each other or an additional cannabis

3

business within the city, there's multiple cannabis

4

businesses within the city and there will be more and more

5

coming forward if they can find a location.

6

the requirements are -- there's not that many spaces -- I

7

mean to present it.

8

parking.

9

turned down.

Whether I agree with the business

But right now

My other concern is you talk about

If that landlord ever rents -- say this is
If they rent 6500 square feet of space, it's

10

going to go maybe to another restaurant.

11

don't know.

12

parking now.

13

I'm concerned that we're forgetting what our

14

responsibilities are in whether to approve or deny this

15

use permit.

Maybe.

I mean I

Where -- I mean you're saying there's no
I don't know that that is accurate.

16

Commissioner Mountain.

17

COMMISSIONER MOUNTAIN:

And so

You know, I agree.

Like

18

I stated earlier, there's a lot of requirements that are

19

met.

20

must leave politics out of this and I 100 percent agree

21

with that, and also agreeing, understanding what the land

22

use is for.

23

committee for the council.

24

committee, we have to understand that what's best for our

25

city fiscally.

26

prosperity, that is not politics.

27

our job is to sustain the economics in our city, it's also

28

to ensure a business prosperity.

And I heard your statement about how, you know, we

But it's also our job to serve as an advisory
And in being an advisory

And so overall, when it comes to business
It's economics.

And if

And so with that being
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1

said, I would like to make a motion to deny the permit.

2

COMMISSIONER VILLAPUDUA:

3

CHAIR MALLETT:

Okay.

Second it.

I have a motion from

4

Commissioner Mountain and a second from Commissioner

5

Villapudua to deny the project.

6

-- requirements he needs to have to do the denial, please,

7

City Attorney?

8

ATTORNEY TARYN JONES:

Could you explain what he

Thank you, Chair.

Sorry.

9

Just as a clarification, and I know that this body has

10

done this before, but just to clarify the motion, this

11

body, if it does vote to deny the permit, it will need to

12

go through the process of making the findings.

13

requires all of the findings to be made in the

14

affirmative.

15

be found in the negative.

16

is made is that you make a motion to deny and then with

17

the directing of staff to bring back findings as

18

articulated on the record.

19

Approval

So if it is denied, one or more will have to

CHAIR MALLETT:

Typically the way this motion

So with the motion he --

20

Commissioner Mountain would need to give the findings on

21

why he is moving to deny.

22

ATTORNEY TARYN JONES:

If I may.

So those

23

individuals in support of denial can also voice and come

24

to a consensus as to the reasons why the permit should be

25

denied.

26

of the members will be voting on it.

27

Commissioner Mountain has a particular findings that he

28

wishes to articulate in the negative, he can do so as part

That can be more of a group understanding as all
To the extent
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1

of his motion from the outset if he would like.

2
3

CHAIR MALLETT:

Okay.

So are we voting first or

is he coming up with his findings once we vote?

4

ATTORNEY TARYN JONES:

I would just ask that is

5

in fact the clarification is consistent with Commissioner

6

Mountain's intent so that way I'm not putting words into

7

the commissioner's mouth as it is his motion.

8

CHAIR MALLETT:

9

COMMISSIONER MOUNTAIN:

Okay.
Thank you.

I stated on

10

here it would not be conducive or beneficial to the

11

surrounding neighborhoods, the community and businesses,

12

as well as a finding on the effects on public safety.

13

STAFF:

Through the Chair, if I can request

14

clarity on how the impacts are to public safety so we can

15

have that for the finding.

16

COMMISSIONER MOUNTAIN:

Of course.

The

17

increasing dispensaries in the surrounding areas would

18

cause a possible increase in surrounding crime rates.

19

right.

20

ATTORNEY TARYN JONES:

Chair, if I may.

All

As a

21

point of clarification, is this in response to a

22

particular finding on -- so the general findings are

23

listed in the staff report.

24

those -- I heard conducive to neighborhood and then public

25

safety.

26

just trying to understand the findings.

27
28

Is this the -- are both of

Are those in response to finding No. 2?

COMMISSIONER MOUNTAIN:

Or I'm

If you can look that for

me, that would be great.
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1

ATTORNEY TARYN JONES:

So it does have to be --

2

because the findings have to be responsive to -- the

3

findings of fact have to be responsive to those findings

4

articulated in the code.

5

So to the extent the --

COMMISSIONER MOUNTAIN:

I do recall previously

6

that we've had you guys help us out in the best way you

7

could.

8

ATTORNEY TARYN JONES:

9

COMMISSIONER MOUNTAIN:

10

Okay.

So --

But if you could do that,

I would greatly appreciate that.

11

ATTORNEY TARYN JONES:

So what we can do now is

12

we can run through each of the findings and then you can

13

fill in as well as any individuals who are similarly

14

inclined can fill in information about why denial is

15

appropriate.

16

COMMISSIONER MOUNTAIN:

17

ATTORNEY TARYN JONES:

Sounds good.
So again, not all of the

18

findings need to be found in the negative.

19

more.

20

COMMISSIONER RIZVI:

To the Chair.

Only one or

Is it

21

possible to show it on the screen so we all can see and

22

the public can also see?

23

ATTORNEY TARYN JONES:

I don't believe -- I don't

24

believe that we have the Elmo anymore.

25

in the staff report.

26

the resolution.

27

have them?

28

However, they are

They begin on page 9.

It's also in

So it should be in your packet.

COMMISSIONER RIZVI:

That's fine.

Do we

I have it.

I
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1

was talking about the public who's sitting there for them.

2

ATTORNEY TARYN JONES:

We will read them one by

3

one.

4

Commissioner Mountain, but to the extent that you would

5

like to speak as a Commission as to clarify the motion,

6

that is still possible at this time.

So -- and this again goes -- so the motion maker is

7

The first finding is that the proposed use is

8

allowed within the subject zoning district with the

9

approval of a use permit and complies with all other

10

applicable provisions of the development code and the

11

municipal code.

12

finding?

Is there any problems with the first

13

COMMISSIONER MOUNTAIN:

14

ATTORNEY TARYN JONES:

That's fine.
The second finding is that

15

the proposed use would maintain or strengthen the

16

integrity or and character of the neighborhood and zoning

17

district in which it is located.

18

COMMISSIONER MOUNTAIN:

19

ATTORNEY TARYN JONES:

That would be the one.
Okay.

And in particular,

20

you said it was not conducive to the neighborhood.

21

you clarify that a bit further based on the findings that

22

we've heard tonight?

23

COMMISSIONER MOUNTAIN:

Of course.

Can

I just would

24

have to bring up the -- try to bring up the staffing

25

report so I can make sure I do it exactly word for word.

26

ATTORNEY TARYN JONES:

27

COMMISSIONER MOUNTAIN:

28

out loud again just so I can --

Okay.
If you could just read it
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1

ATTORNEY TARYN JONES:

Certainly.

Finding No. 2

2

is the proposed use would maintain or strengthen the

3

integrity and character of the neighborhood and zoning

4

district in which it is to be located.

5

COMMISSIONER MOUNTAIN:

Yes, the proposed use

6

would not strengthen the integrity of the neighborhood

7

because it would reduce.

8

prosperities.

9

It would reduce the business

ATTORNEY TARYN JONES:

Finding No. 3 is that the

10

proposed use would be consistent with the general land

11

uses, objectives, policies, and programs of the general

12

plan and any applicable specific plan or master

13

development plan.

14

COMMISSIONER MOUNTAIN:

15

ATTORNEY TARYN JONES:

That's fine.
Okay.

Finding No. 4, the

16

subject site would be physically suitable for the type and

17

density/intensity of use being proposed including the

18

provision of services, e.g., sanitation and water, public

19

access, and the absence of physical constraints, e.g.,

20

earth movement, flooding, et cetera.

21

COMMISSIONER MOUNTAIN:

22

ATTORNEY TARYN JONES:

That's fine.
Okay.

Finding No. 5, the

23

establishment, maintenance or operation of the proposed

24

use, the location proposed, and for the time periods

25

identified, if applicable, would not endanger, jeopardize,

26

or otherwise constitute a hazard to the public

27

convenience, health, safety -- sorry -- health, interest,

28

safety, peace, or general welfare of persons residing or
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1

working in the neighborhood of the proposed use.

2
3

COMMISSIONER MOUNTAIN:

That would -- that would

support my second statement.

4

ATTORNEY TARYN JONES:

And that was that the

5

public safety would be diminished because increasing

6

dispensaries would possibly cause increased crime rates;

7

is that correct?

8

COMMISSIONER MOUNTAIN:

9

ATTORNEY TARYN JONES:

10

additional?

Correct.
Okay.

Is anything

Just -- okay.

11

COMMISSIONER MOUNTAIN:

12

ATTORNEY TARYN JONES:

That's fine.
And then No. 6, the

13

design, location, size, and operating characteristics of

14

the proposed use would be compatible with the existing and

15

future land uses on site and in the vicinity of the

16

subject property.

17

COMMISSIONER MOUNTAIN:

Well, that would support

18

the first change -- the amendment of the first one about

19

the area not being -- not being beneficial to the

20

surrounding environment.

21

STAFF:

Through the Chair, can you please -- we

22

have to have -- we have to be able to justify these

23

findings.

24

why it's not beneficial?

25
26
27
28

When you say not beneficial, can you explain

COMMISSIONER MOUNTAIN:

I just stated about the

prosperity of the nearby businesses.
STAFF:

Okay.

So you're saying prosperity to

neighboring existing businesses, the community, the
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1
2
3
4
5
6

neighborhood?

I guess just to help us understand.

COMMISSIONER MOUNTAIN:

I mean if you have the

proper discourse, feel free to do as you please.
STAFF:

Staff cannot provide findings.

deciding body -COMMISSIONER MOUNTAIN:

I'm not asking you to

7

find findings.

8

vocabulary, if that's what you prefer.

9

The

I'm asking you to use the proper

ATTORNEY TARYN JONES:

Would you agree with the

10

statement -- so I think Stephanie was giving you several

11

options and she was just looking for a confirmation as to

12

which was appropriate.

13

ability to make the findings.

14

wouldn't be beneficial because it would interfere with

15

business prosperities.

16

if I'm wrong -- she asked to clarify, is this the existing

17

businesses?

18

neighborhood at large?

She didn't mean to limit your
I think you said it

She meant -- and please correct me

Is this future businesses?

19

COMMISSIONER MOUNTAIN:

20

ATTORNEY TARYN JONES:

21

Is it the general

Existing businesses.
Existing businesses.

Thank you.

22

COMMISSIONER MOUNTAIN:

23

ATTORNEY TARYN JONES:

Thank you.
The last finding is that

24

the proposed action would be in compliance with the

25

provisions of California Environmental Act, CEQA, and the

26

city's CEQA guidelines.

27
28

COMMISSIONER MOUNTAIN:

It meets those

qualifications.
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1

ATTORNEY TARYN JONES:

Okay.

So if you wouldn't

2

mind, when clarifying your motion, as I understand it, you

3

are making a motion to deny and asking staff to come back

4

with a resolution articulating the findings on the record,

5

which you have articulated, in which you found that

6

finding No. 2, No. 5, and No. 6 could not be met for the

7

reasons stated on the record.

Is that accurate?

8

COMMISSIONER MOUNTAIN:

9

ATTORNEY TARYN JONES:

This is correct.
Chair, if I may.

Can I

10

confirm with this individual who seconded the motion that

11

the -- that they still agree with the motion as made.

12

think that was Commissioner Villapudua?

13

COMMISSIONER VILLAPUDUA:

14

ATTORNEY TARYN JONES:

15

Yes.

Okay.

You're all set to

take your vote.

16

THE CLERK:

17

COMMISSIONER MOUNTAIN:

Thank you.

18

you reset the vote?

19

THE CLERK:

20

ATTORNEY TARYN JONES:

Please cast your votes.
My vote -- hold on.

Sorry.

To clarify the

motion just based on what we discussed --

22

COMMISSIONER MOUNTAIN:

24

Yes.

I keep pressing yes

and it keeps showing up as -ATTORNEY TARYN JONES:

So it seems as though this

25

was a technical issue with the voting.

26

vote one last time.

27

resolved, we'll take a roll call vote.

28

Can

Please recast them, please.

21

23

I

THE CLERK:

So we'll take the

If the technological issue is not

They have been reset.

Please cast
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1
2

your votes.
ATTORNEY TARYN JONES:

Given the past

3

correspondence that we've had with Commissioner Mountain

4

and the fact that his vote is not accurately reflected by

5

the technology, I'm going to request that the clerk take a

6

roll call vote so we can ensure that the vote is

7

appropriately recorded.

8

THE CLERK:

9

COMMISSIONER GARCIA:

Commissioner Garcia?
Yes.

10

THE CLERK:

11

COMMISSIONER MOUNTAIN:

12

THE CLERK:

13

CHAIR MALLETT:

14

THE CLERK:

15

COMMISSIONER RIZVI:

16

THE CLERK:

17

COMMISSIONER VILLAPUDUA:

18

THE CLERK:

19

COMMISSIONER JONES:

20

THE CLERK:

21

CHAIR MALLETT:

Commissioner Mountain?
Yes.

Chair Mallett?
No.

Commissioner Rizvi?
No.

Commissioner Villapudua?
Yes.

Commissioner Jones?
Yes.

Motion passes 4-2.
Okay.

So appeal -- any party

22

that wishes to appeal this decision may do so within 10

23

days of the Commission's decision pursuant to Stockton

24

Municipal Code 16.100.020.

25
26
27
28
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1

STATE OF CALIFORNIA,. )

2

)

3

COUNTY OF STANISLAUS. )

4
5

I, JULIE RISHWAIN PALERMO, a Certified Shorthand

6

Reporter in and for the County of Stanislaus, State of

7

California, do hereby certify:

8

That I have transcribed the electronic/audiotaped

9

recording of the proceedings; that the foregoing

10

transcript constitutes a full, true, and correct

11

transcription of all proceedings had and given.

12
13

IN WITNESS HEREOF, I have hereunto set my hand
and affixed my Official Seal on August 10, 2021.

14
15
16

__________________________
_________________________________

17

JULIE RISHWAIN PALERMO, CSR #4220

18

Certified Shorthand Reporter

19
20
21
22
23
24
25
26
27
28
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Raj J. Pottabathni <raj@jivalife.org>
Wednesday, September 1, 2021 3:01 PM
Stephanie Ocasio
Mendoza, Clarissa;Lanferman, David
Re: Appeal from PC denial of CUP and AUP -- Heng Heung // P 20- 0693

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

Hi Stephanie,
Hope you are well.
Just wanted to follow up with this request for a brief call with David Lanferman (CC'd).
Let us know if you have time tomorrow or Friday. Your time is appreciated. As always, thank you.
Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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QE]GSRXEMRGSRJMHIRXMEPERHSVTVMZMPIKIHMRJSVQEXMSRERHWLEPPFI
PIKEPP]TVSXIGXIHJVSQHMWGPSWYVI

On Fri, Aug 27, 2021 at 2:17 PM Lanferman, David <DLanferman@rutan.com> wrote:
Hello Assistant Director Ocasio –
I am a land use attorney working with the applicant in connection with my client’s appeal from the Planning
Commission’s denial of this application for permits for the proposed cannabis dispensary at Hammer Ranch Shopping
Center.
I would just like to briefly discuss the appeal process going forward and would appreciate it if you please give
me a call at your convenience.

I may be working remotely over the next few days, so feel free to call my cell (510) 303-1178 if I am not in
office.
Many thanks -- Dave

1

David P. Lanferman
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1507
DLanferman@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.

2

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Raj J. Pottabathni <raj@jivalife.org>
Friday, August 13, 2021 2:47 PM
Stephanie Ocasio
zach@drivonconsulting.com
Re: Confirmation

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

Sounds good, thank you.
Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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On Fri, Aug 13, 2021 at 2:43 PM Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> wrote:
Hello,
Thank You, I recall that now.
I will reach out to him next week.
Thank You,
Stephanie Ocasio
Assistant Director of Community Development
City of Stockton
[Sent from my mobile]
From: Raj J. Pottabathni <raj@jivalife.org>
Sent: Friday, August 13, 2021 2:39:40 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: Re: Confirmation

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

Hi Stephanie,
1

Thanks for your time on the call yesterday.
I believe Zach mentioned that we hired a land-use attorney that will be formulating supplemental
material for our appeal.
David Lanferman from Rutan and Tucker, LLP is representing Jiva SCK on that front.
He reached out earlier today as you mentioned to introduce himself and speak with you regarding the appeal process
in general. Zach and I will be updating him with our conversation from yesterday as well.
Thank you and have a good weekend.

Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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On Fri, Aug 13, 2021 at 2:33 PM Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> wrote:
Good Afternoon,

I received an e-mail from the law firm of Rutan and Tucker, LLP stating that they are representing you in regards to the
Planning Commission appeal. I don’t recall you mentioning this during our call yesterday so I want to confirm with you
before corresponding with said law firm.

Can you please confirm whether or not they are also representing you?

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

2

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

3

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Lanferman, David <DLanferman@rutan.com>
Friday, August 13, 2021 12:44 PM
Stephanie Ocasio
Mendoza, Clarissa;Bertolet, Summer
Cannabis dispensary -- CUP application and appeal -- # P 20-0693 ...

JIVA SCK, LLC --

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

Hello Assistant Director Ocasio:
I am writing to introduce myself and follow up on my phone messages regarding this application. Our firm is
representing the applicant in connection with the pending appeal from the Planning Commission. My clients and I
appreciate the very thorough work that you have already done in connection with the application and the Planning
Commission, and I am looking forward to an opportunity to discuss this appeal process with you at your earliest
convenience.
Please feel free to contact me at my office, below, or on my cell phone (since possibly ‘WFH’ next week.) (510)
303- 1178.
Thank you -- Dave

David P. Lanferman
455 Market Street, Suite 1870 | San Francisco, CA 94105
O. (650) 263-7900 | D. (650) 320-1507
DLanferman@rutan.com | www.rutan.com

_____________________________________________________
Privileged And Confidential Communication.
This electronic transmission, and any documents attached hereto, (a) are protected by the Electronic Communications Privacy Act
(18 USC §§ 2510-2521), (b) may contain confidential and/or legally privileged information, and (c) are for the sole use of the
intended recipient named above. If you have received this electronic message in error, please notify the sender and delete the
electronic message. Any disclosure, copying, distribution, or use of the contents of the information received in error is strictly
prohibited.

1

Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Zach Drivon <zach@drivonconsulting.com>
Wednesday, July 21, 2021 1:00 PM
Stephanie Ocasio
Raj J. Pottabathni
Fw: City of Stockton - Commercial Cannabis Lottery - Winner Notification
image001.png

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

Hi Stephanie,
Please see below.
As you may know, we filed an appeal requesting Council's reversal of the Planning Commission decision from
July 8.
We would like staff to provide a supplement to its report for the appeal hearing confirming our 2020 Equity
Pool selection, which was mis-stated at Planning Commission.
Thank you,
Zach Drivon
From: Raj J. Pottabathni <raj@jivalife.org>
Sent: Wednesday, July 21, 2021 12:32 PM
To: Zach Drivon <zach@drivonconsulting.com>
Subject: Fwd: City of Stockton - Commercial Cannabis Lottery - Winner Notification

http://www.stocktonca.gov/files/2020_CommercialCannabisLotteryWinners00.pdf
and see email confirm below from City confirming lottery selection, and next to application #, it states
Equity Pool
Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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---------- Forwarded message --------From: Heng Heung <hengheung12@gmail.com>
Date: Thu, Jul 30, 2020 at 12:24 PM
Subject: Fwd: City of Stockton - Commercial Cannabis Lottery - Winner Notification
To: <aziz.highcastle@gmail.com>, <Raj@jivalife.org>

---------- Forwarded message --------From: Francesca Carr <Francesca.Carr@stocktonca.gov>
Date: Thu, Jul 30, 2020 at 12:00 PM
Subject: City of Stockton - Commercial Cannabis Lottery - Winner Notification
To: hengheung12@gmail.com <hengheung12@gmail.com>
Cc: CDD - Commercial Cannabis Lottery Program <CannabisLottery@stocktonca.gov>

Hello,
Thank you for participating in the 2020 City of Stockton Commercial Cannabis Lottery program. This is to
inform you that the following application have been selected to proceed with the permitting approval process.
#RE-332 – Retail Storefront – Equity Pool
Entity: Jiva SCK LLC Applicant: Heng Heung, Business Affiliates: Rajiv J Pottabathni, Abdul Aziz
Bhamani

Please, note that Planning Applications to begin the review process for a Commission Use Permit (CUP) must
be submitted to the City by September 30, 2020 to confirm acceptance of this selection. If you do not submit
your application by said date, your eligibility will be reviewed and may be potentially revoked. If you have any
questions regarding your Planning Application, please contact our Current Planning Section at (209) 937-8270.

If at any time, you wish to withdraw from the permit process, please notify the City of Stockton in writing.
Thank you,

Francesca Carr
To help protect y our priv acy , Microsoft O ffice prev ented automatic
download of this picture from the Internet.
cid:image002.png@01D2BDA B.FBE48340

ASSISTANT PLANNER, BUSINESS OPERATIONS
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8331
2

3

Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Eliza Garza
Monday, July 19, 2021 12:37 PM
Esther Gilliland;Lori Asuncion;Patty Vasquez;Courtney Christy;Florence Low;William
Crew;Michael McDowell;Stephanie Ocasio;Jobi Aceves
CC_Office
Appeal of Planning Commission Decision to the City Council - Application No. P20-0693
( Jiva SCK LLC) Filed July 19, 2021
Appeal of Planning Commission July 8 Decision to City Council - Application No.
P20-0693 - Jiva SCK LLC - Filed July 18 2021.pdf

All,
The attached appeal has been received by the City Clerk’s office today. The original will be filed appropriately.
Respectfully,
Eliza R. Garza, CMC
Stockton City Clerk
Desk (209) 937-8646
Cell (209) 715-1237
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Friday, July 9, 2021 8:05 AM
Stephanie Ocasio;CC_Office
RE: Additional PC Comments
FW: Planning Commission Public Comments; 7.8.2021 Planning Commission

Here you go!
Thanks!
Allison
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, July 8, 2021 6:18 PM
To: CC_Office <CC_Office@stocktonca.gov>
Subject: Additional PC Comments
Hello,
Can you please forward any comments received for item 5.1 after 4:19pm? (That’s the time I received the last one before
the meeting). I’d like to include those in my file.
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

1

Connie Cochran
From:
Sent:
To:
Subject:

Christina Fugazi
Thursday, July 8, 2021 5:28 PM
Allison Lambertson;Katherine Roland;Geoffrey Aspiras
FW: Planning Commission Public Comments

Hello Office of the City Clerk,
I have not heard back from Eliza, so I want to make sure that this comment is read into the record.
Thank you,
Christina
Christina Fugazi
Vice Mayor and Councilmember District 5
Stockton City Council
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8279
Cell: 209-210-2795

From: Christina Fugazi <Christina.Fugazi@stocktonca.gov>
Date: Thursday, July 8, 2021 at 3:56 PM
To: Eliza Garza <Eliza.Garza@stocktonca.gov>
Subject: FW: Planning Commission Public Comments
Hi Eliza,
Can you check to see if you have a letter from Ms. Carlisle for tonight’s Planning Commission meeting? Also, please have
it read into record even though the commissioners may already have it.
Thank you,
Christina
Christina Fugazi
Vice Mayor and Councilmember District 5
Stockton City Council
425 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8279
Cell: 209-210-2795

---------- Forwarded message --------From: Krystah Carlisle <krystahncarlisle@gmail.com>
1

Date: Thu, Jul 8, 2021 at 3:47 PM
Subject: Planning Commission Public Comments

Good afternoon Vice Mayor Fugazi,
My Name is Krystah Carlisle and i am a resident here in the city of Stockton of District 5.
The purpose of this email is to inform and gain assurance from my council member that all comments that were
submitted to the city clerks office relating to planning commission item 5.1 permitting a retail store front cannabis
dispensary in an existing shopping center be read into the public record.
Many of my friends and fellow businesses owners that would be adversely affected by this use submitted comments
back May and were actively tuned into the meeting only to have the meeting continued to July 8th.
I know the comments have been added to the staff report for the commission, however denying the public of having the
ability to have all of the comments submitted read out loud into the Record I believe dilutes the effect and intent of
public interest.
So I’m asking if you would be so kind to follow up with the city clerk to insure public transparency, and making sure the
public voice is heard for all.
We should not have to resubmit comments nearly 2 months later for it to be read out loud.
Thank you,
Krystah Carlisle

-ck
“I prefer to be true to myself, even at the hazard of incurring the ridicule of others, rather than to be false, and to incur my own
abhorrence.” Frederick Douglass

2

Connie Cochran
From:
Sent:
To:
Subject:

Mary Elizabeth <mebeth@outlook.com>
Thursday, July 8, 2021 5:06 PM
CC - City Clerk
7.8.2021 Planning Commission

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

5.1 21-0410 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)
I ask that the Planning Commission deny the use permits related to a proposed cannabis business at 7616 Pacific Ave. I
read through all the comment letters and what really struck me as a vital point is the over-concentration issue and
parking. I have been working on the grandfathered over concentration of liquor stores in our disadvantaged
communities. It is very difficult to revoke a use permit and requires more staff time than the City has capacity for. I
could not find any annual use review documentation for the existing cannabis business. The Alcohol Ordinance imposed
some additional requirements on new liquor stores in recognition of the situation that occurred with areas of our City
having many liquor stores and these liquor stores concentrated in areas of town with lower income levels. I don’t think
that with the restriction on numbers of cannabis storefronts that it was anticipated that the Hammer Lane Corridor
would be the Marijuana District. The proposed use would not maintain or strengthen the integrity and character of the
neighborhood and zoning district in which it is to be located just because it is not vacant since the proposed use is a
conditional use due to the potential to be an attractive nuisance.
Commenters including existing shopping center owners have raised the issue of adequate parking spacing. Policy 2-5:
Increase the amount of secure, convenient, and accessible bicycle parking throughout Stockton within the City Bicycle
Master Plan was not referenced.
General Plan POLICY LU-6.3 Ensure that all neighborhoods have access to well-maintained public facilities and
utilities that meet community service needs: Action LU-6.3C Coordinate, to the extent possible, upgrades and repairs to
roadways with utility needs, infrastructure upgrades, and bicycle and pedestrian improvements. The conditions that
staff placed on the use permits included planting 3 trees in the parking lot but no accommodation for bicycle racks.
Residents reported as the most frequent request from the community engagement process was to install safe, secure
bicycle parking. One of the most reported concerns centered on bicycle theft, with particular emphasis on the
placement of bicycle racks in areas that are well-lit and visible from surrounding buildings. Providing secure end-of-trip
facilities to reassure riders their property will be safe once they arrive at their destination is an essential component of
encouraging increased bicycle usage.
While I continue with my request to deny the use permits I request that bicycle parking be a condition of granting the
use permits and that the Planning Commission receive annual updates for all conditioned uses requiring annual permits
and these annual reports are posted on the City’s website.
Mary Elizabeth M.S., R.E.H.S.

1

Connie Cochran
From:
Sent:
To:
Subject:

Allison Lambertson
Thursday, July 8, 2021 4:19 PM
Jobi Aceves;Stephanie Ocasio
Planning Commission Public Comment 5.1

Follow Up Flag:
Flag Status:

Follow up
Completed

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

As a Stockton native and local business woman, who also happens to be a proponent of cannabis businesses in Stockton,
I am in full support of Stockton's Social Equity Program and The approval of the licensing application for Jiva
Life. , This project would be a value to Stockton community and demonstrates the city’s support of social
equity projects in our community for underrepresented minorities in the cannabis industry.
Maia Aguirre

1

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 4:00 PM
Jobi Aceves;Stephanie Ocasio
FW: P20-0693 7616 Pacific Ave. Dispensary
P20-0693 7616 Pacific Ave. Dispensary; Support for Agenda Item 5.1

Follow Up Flag:
Flag Status:

Follow up
Completed

A couple more comments.
Thank you!

1

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Corey Travis <corey@zen209.com>
Thursday, July 8, 2021 3:45 PM
CC - City Clerk
oclark@kmtg.com
P20-0693 7616 Pacific Ave. Dispensary

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

City Clerk's Office:
Regarding the above project at Planning commission this evening. Please read the e-comments from the public into the
record, so the Commission can hear the opposition.
There were many people who showed up to speak at the last meeting and submitted comments, they should be given a
voice.
Regards,

-Corey Travis
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.

Stockton, CA
415-890-4480 Direct
209-435-3900 Store
corey@zen209.com

1

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Simon Dillon <Simon@cookiesre.com>
Thursday, July 8, 2021 3:59 PM
CC - City Clerk
Support for Agenda Item 5.1
Cookies Letter.pdf

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

Attached is a letter of support for Agenda Item 5.1 this evening.
Thank you,
Simon Dillon

1

July 7, 2021
Cookies Retail
4675 MacArthur Ct, Ste 1500
Newport Beach, CA 92660
City of Stockton Planning Commission,
RE: Support for Jiva SCK LLC to establish a Cannabis Retail Storefront at 7616 Pacific
Avenue (A5)
We are pleased to have been working with Raj and his company Jiva, as we serve as a
strategic partner in establishing Commercial Cannabis Business (“CCB”) retail operations in
California. We have partnered with Raj to license and develop Cookies branded retail
storefronts in San Bernardino (open since September 2020), in Napa (in construction to open
September 2021), and a Lemonnade (sister brand of Cookies) in Union City (in construction to
open late August 2021).
We have had conversations with Raj about licensing the Cookies brand in Stockton and have
received positive feedback about the opportunity. If a licensing arrangement is realized, Cookies
provides an existing and robust supply chain, proven efficient standard operating procedures, as
well as resources to optimize retail operations and maintain compliance. Cookies holds deep
support for social equity; our partner in San Francisco is the first African American dispensary
owner in the US and we prioritize partnerships with underrepresented founders and operators
across our supply chain. We plan to build a strong, developmental relationship with the City of
Stockton to build out this social equity program. Ultimately, Raj and Heng shall decide what is
best for their business and we look forward to potentially working with them to bring a Cookies
storefront to Stockton.
Cookies has substantial experience in the regulated cannabis industry and is known for its
proprietary genetics and best in industry quality and consistency. Cookies and Lemonade
branded CCB retail storefronts currently operate in 11 states (including Puerto Rico), as well as
over 20 CCB retail locations in California, and we help to serve communities in those respective
localities. Cookies strives to staff from the local community whom will receive training for
success on the job along with ongoing professional development.
Founded in California, Cookies is considered the most recognized cannabis brand both
nationally and globally, has one of the largest retail footprints throughout California, and our
respective businesses in each jurisdiction have no regulatory violations to date. Cookies
storefronts have consistently been top-performing retailers, often as the as the highest-grossing
licensee in each respective municipality.
We strongly support Raj, his partnership with Heng in the City's Social Equity Program, and we
recommend approval of this project.
Sincerely,
_________________________
Brandon Johnson
President

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 3:23 PM
Jobi Aceves;Stephanie Ocasio
FW: Support for Agenda Item 5.1
Support for Agenda Item 5.1

Follow Up Flag:
Flag Status:

Follow up
Completed

Attaches is a comment for Tonights Meeting Item 5.1
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Patrick Orosco <porosco@oroscogroup.com>
Thursday, July 8, 2021 3:08 PM
CC - City Clerk
Raj J. Pottabathni
Support for Agenda Item 5.1

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

RE: Letter of Support & Recommendation for Raj J. Pottabathni & Jiva TUL LLC
City of Stockton Planning Commission,
I am the managing partner of a second generation retail real estate development and investment firm with a geographic focus on
the Central Coast and Central Valley of California and over $2 Billion in assets developed over the past 50 years.
I am writing this letter of support in regard to the application submitted by Raj Pottabathni on behalf the applicant for an
opportunity to secure a CUP to operate a Commercial Cannabis Business retail storefront with delivery services in the City of
Stockton. The applicant demonstrates CCB merit, operational compliance, security measures, and neighborhood integration
strategies.
I have known the applicant’s Managing Director, Raj, for 3 years. During that, I been impressed by his professionalism,
tenacity and resulting success in the legal cannabis industry. Raj has won several retail permit approvals elsewhere in
California. Raj has expressed his desire to establish a retail location in Stockton and has shared concepts from his proposed
project in support of the City’s strategic priorities and goals. I believe he will be a responsible operator, citizen and contributor
to the community.
The applicant’s local-first approach, equity inclusion policies for employment, and charitable contribution commitments pose a
good fit for Stockton residents, local non-profits, community-based organizations, civic organizations, and social service
organizations. Furthermore, I believe that the company’s overall ownership group has a history of operational prowess,
compliance, and experience within the industry operating over a dozen retail locations in California will be a good fit for
Stockton.
For these reasons, I can recommend the Mr. Pottabathni for consideration of a conditional use permit in connection with a
cannabis dispensary.
Sincerely,

Patrick Orosco
(415) 244 - 7576
porosco@oroscogroup.com
This message may contain confidential information which is legally privileged. The information is intended only for the use
of the individual or entity to whom it is addressed. If you are not the intended recipient, you are hereby notified that any
disclosure, copying, distribution or use of any of the information contained in this message is strictly prohibited. If you
have received this transmission in error, please delete all copies and notify us immediately by forwarding a copy of this
message to porosco@oroscogroup.com. Thank you.
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Connie Cochran
From:
Sent:
To:
Subject:

Telly Strika
Thursday, July 8, 2021 3:08 PM
Stephanie Ocasio
Re: 7632 Pacific Crime Stats

No problem.
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, July 8, 2021 3:04 PM
To: Telly Strika <Telly.Strika@stocktonca.gov>
Subject: RE: 7632 Pacific Crime Stats
Thank You,
I put a copy in my binder for tonight.

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: Telly Strika <Telly.Strika@stocktonca.gov>
Sent: Thursday, July 8, 2021 3:00 PM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: 7632 Pacific Crime Stats

These are the stats for 7632 Pacific (Zen Garden) dating back 2 years prior to opening. These stats only include
crimes that resulted in a crime report, not all calls for service. These are the stats we presented to Ariana for
the Cannabis Policy in progress. We have these stats for the 4 existing cannabis businesses.
Telly Strika
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Location Analysis
Calls for Service that Resulted in a Crime Report
Date Range: 07/01/16 - 04/30/2021
LOCATION

7632 Pacific Ave

CRIME REPORT TYPE
Accident - Vehicle
All Other
Burglary
Fire
Theft
Vandalism

Grand Total
PERCENTAGE CHANGE
City Overall Crime Index Percentage Change

2016

2017

2018

2019

2020

2021

0
0
0
0
0
0
0

0
0
0
0
0
0
0
N/C
-1.7%

0
1
0
0
0
1
2
N/C
3.6%

0
1
1
0
1
0
3
50%
3%

2
4
0
1
1
0
8
167%
-19.4%

0
0
0
1
0
0
1
-88%
N/A

-6.5%

Data Source: LexisNexis|Accurint Query. Query Filters: CAD/CFS Reports ONLY; Date Range: 07/01/16-04/30/21; Location: 7632 Pacific Ave.
City Crime Index Source: Stockton Police Department Uniform Crime Reporting Part 1 Crime Index YTD % Change. Part 1 Crimes include: Violent Crimes & Property Crimes.
N/C: not calculable
Business Operational Date: July 2018.

1000ft Radius from Location: 7632 Pacific Ave
Calls for Service that Resulted in a Crime Report
CRIME REPORT TYPE

2016

2017

2018

2019

2020

2021

Accident - Vehicle
Alarm Call
All Other
Arson
Assault/Battery
Building or Area Check
Burglary
Disturbance
Domestic Dispute
Drug / Narcotic Violation
Harassment
Indecent Activity / Sex Offense
Medical / Welfare Check
Motor Vehicle Theft
Robbery
Suspicious Activity
Theft
Traffic Stop
Weapons Violation
Grand Total
PERCENTAGE CHANGE

5
0
45
1
8
0
17
1
1
10
1
4
2
5
6
3
31
4
1
145

5
1
170
0
16
1
8
1
3
10
2
0
0
1
14
0
13
11
2
258
78%

0
0
296
0
16
0
0
0
1
0
0
0
0
0
10
0
0
9
0
332
29%

0
0
294
0
14
0
0
0
2
0
0
0
0
1
15
1
0
21
0
348
5%

0
0
294
0
10
0
0
0
0
0
0
0
1
0
9
0
0
14
0
328
-6%

0
0
73
0
6
0
0
0
1
0
0
0
0
0
1
0
0
4
0
85
-74%

Data So urce: LexisNexis|A ccurint Query. Query Filters: CA D/CFS Repo rts ONLY; Date Range: 07/01/16-04/30/21; Lo catio n: 7632 P acific A ve;
Radius B uffer: 1000ft

5/11/2021
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Crime Analysis Unit #3406

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 2:59 PM
Jobi Aceves;Stephanie Ocasio
FW: New eComment for Planning Commission
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Completed

Attached is another comment for Item 5.1
Thanks,
Allison

1

Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 2:58 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: Hello, I am a Stockton resident for over 20 years and I have known Heng since I was
in high school. He is a model citizen and have known him to be a great person that is always
trying to give back and do good within the community. When hearing about his opportunity to
open a cannabis store here in the City, I was happy for him. I am in favor of this project and
believe Heng will work hard to serve Stockon and support our community. Best, Jazmin
Gutierrez jazminspc@yahoo.com
View and Analyze eComments

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

To help
protect y our
priv acy ,
Micro so ft
Office
prev ented
auto matic
download of
this pictu re
from the
In ternet.
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 2:51 PM
Jobi Aceves;Stephanie Ocasio
FW: New eComment for Planning Commission
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Completed

Attached is another comment for 5.1
Thanks!
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 2:48 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Sam Cheng submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: I support!
View and Analyze eComments

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

To help
protect y our
priv acy ,
Micro so ft
Office
prev ented
auto matic
download of
this pictu re
from the
In ternet.
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Connie Cochran
From:
Sent:
To:
Subject:

Nicole Moore
Thursday, July 8, 2021 2:26 PM
Stephanie Ocasio;Alex Guilbert;Christine Palacio;Francesca Carr
RE: Comments in Planning E-Mail or Voicemail?

None for me.
Nicole D. Moore, LEED-AP
CURRENT PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Office: 209.937.8561 Direct: 209.937.8195
For City of Stockton Updates on COVID-19 please visit:
Twitter @stocktonUpdates
Facebook @CityofStockton
City Website http://www.stocktonca.gov

From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, July 8, 2021 2:18 PM
To: Nicole Moore <Nicole.Moore@stocktonca.gov>; Alex Guilbert <Alex.Guilbert@stocktonca.gov>; Christine Palacio
<Christine.Palacio@stocktonca.gov>; Francesca Carr <Francesca.Carr@stocktonca.gov>
Subject: Comments in Planning E-Mail or Voicemail?
Hello,
Have you received any comments pertaining to the cannabis item for tonight’s Planning Commission? It’s item 5.1 on the
agenda (7616 Pacific Avenue, Unit A5).
If so, please forward those to me so I can forward them to the PC.
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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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 1:57 PM
Jobi Aceves;Stephanie Ocasio
FW: Support for Agenda Item 5.1
Support for Agenda Item 5.1

Follow Up Flag:
Flag Status:

Follow up
Completed

Attached is another comment.
Thanks!

1

Connie Cochran
From:
Sent:
To:
Subject:

avi <avinash.mamidi@gmail.com>
Thursday, July 8, 2021 1:50 PM
CC - City Clerk
Support for Agenda Item 5.1

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

To whom it may concern:
My name is Avi Mamidi and am a pharmacist by trade and currently am a Director with a California medical
device company. I have known Raj and his family for over 20 years growing up in the Bay Area. As a fellow
Indian American, I am proud to see Raj's success in the cannabis industry. I have worked with Jiva as a
medical research advisor/consultant and
applaud Raj's effort to prioritize cannabis medical patient access. He is high character individual with a
disciplined work ethic and strongly believe in his ability to develop a first-class cannabis retail store for the City
of Stockton. I strongly support this project and happy to see Stockton provide opportunities for minority
entrepreeenures. Thank you.

Best,
Avi Mamidi , Pharm .D

1

Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Geoffrey Aspiras
Thursday, July 8, 2021 1:12 PM
Allison Lambertson;Stephanie Ocasio
Gabriel Searcy
PC 2021-07-08 PPT COMBINED with 5.1 Applicant's PPT
PC 2021-07-08 PPT COMBINED.pdf

All good.
FYI: there’s a divider after staff’s PPT, then the applicant’s PPT.
Geoff

1

Continued Public Hearing from May 13, 2021

Agenda Item 5.1
July 8, 2021

7616 PACIFIC AVE, SUITE A5 (P20-0693)

COMMISSION USE PERMIT TO ESTABLISH
A RETAIL CANNABIS STOREFRONT
BUSINESS, ADMINISTRATIVE USE PERMIT
TO ESTABLISH A RETAIL NON-STOREFRONT
(DELIVERY ONLY) CANNABIS BUSINESS

Project Site

Hammer Ranch Center

Hammer Lane

N

Retail Storefront Cannabis Business with Delivery

6,500-sq. ft. tenant suite

12-15 full-time employees (first year)

20 full-time employees (third year)

X

X

X

Santa Rosa, San Francisco, Hayward, Union City, San Francisco

X

X

Business Name: Jiva SCK LLC

X

2020 Lottery – General Pool for Retail Storefront Winner

Representative: Rajiv Pottabathni

X

Applicant: Heng Heung

X

X

Application & Proposed Uses

X

X

annually through Lottery Process

limit

Use Permit

feet from residential zones
feet from certain uses (e.g., schools, parks)

X 300

X 600

Location requirements

X No

X Administrative

Retail Non-storefront (delivery only) (AUP)

X Two

Use Permit

Retail Storefront (CUP)

X

X Commission

Limited Expansion Process

X

Title 16 (Development Code)

Cannabis Regulatory Program

X

X

X

Meets all required CUP and AUP findings

Attract and retain companies that offer high-quality
jobs with wages that are competitive with the region
and state (Goal LU-4)

Provide opportunities for growth and expansion,
particularly in infill developments (LU-6.2)

9

9

Safety & security plan required by condition and with
Police Department oversight under Title 5

Orderly, well-planned, and balanced development
(Goal LU-6)

9

Project aligns with General Plan:

9

Project adheres to Development Code

Staff Analysis

Will comply with signage standards

Routed internally and no outstanding items or opposition
from any department

X

X

Located within approximately 150 feet of an existing
cannabis retail storefront

X

Meets Parking & Landscaping standards

Commercial General Zone (CG)

X

Meets location requirements

X

X

City’s Standards & Review

N

Project Site

Site Plan

у150’

Proposed Project

1

2

1

Suite A6
1

Suite AC10F0

Call types vary: Welfare Checks, 911 Hang Ups, Vagrants,
Robbery/Burglary, Traffic Stops, etc.
* 761 calls attributed to 911 Hang Ups

2

Calls for Service Resulting in a Crime Report

923*

7616 Pacific Avenue (without suite identifier)

Suite A4

Suite A3

7616 Pacific Avenue (by suite)

PD Calls for Service 5/1/2019 to 5/1/2021

Crime Statistics

NON-STOREFRONT OPEN
1621 NAVY DRIVE, BLDG. 1

NON-STOREFRONT OPEN
2233 GRAND CANAL BLVD.

PROPOSED PROJECT
7616 PACIFIC AVENUE

APPROVED
3008 E. HAMMER LN., SUITE 108

Proximity to Existing Storefronts & Non-storefronts

Commission Use Permit, subject to conditions

Administrative Use Permit, subject to conditions

X

X

Adopt Resolution to approve:

Staff Recommendation

wXyªXÀæày0(

m!m(Xß0ª²0RXª0²

²!Xm0©ÇXÀæ§§mX!yÀ

m!m0yÀ0ª§ªX²0

ª0ÀXm²Àª0IªyÀτ(0mXß0ªæ²0ªßX!0

!XÀæI²À!jÀy
ÀæI²À!jÀ
!ww0ª!Xm!yy X² Ç²Xy0²²

̇

w0(X!m§§ª!R͆
Ŷ ǕöƞġŭġƦƦτġĚƼēöƴŊŸŭöŢūöƴġƞŊöŢ
Ŷ §ƞŊŸƞŊƴŊǥġūġĚŊēöŢƛöƴŊġŭƴöēēġƦƦ
Ŷ (ġĚŊēöƴġĚūġĚŊēöŢēŸƼŭƴġƞ͛Ʀ͜ĻŸƞġǚƛƞġƦƦ
ƦġƞǔŊēġ
Ŷ (ŊƦēŸƼŭƴƦτƛƞŸūŸƴŊŸŭöŢŸĻĻġƞƦ

!wwXÀw0yÀ͆
Ŷ ĻĻġƞńŊļńƝƼöŢŊƴǛ͇ŢġļöŢ͇ēöŭŭöĒŊƦƛƞŸĚƼēƴƦ
Ŷ !ŸūƛŢŊöŭƴŸƛġƞöƴŊŸŭƦ
Ŷ mŸēöŢ0ūƛŢŸǛūġŭƴ
Ŷ yġŊļńĒŸƞńŸŸĚ!ŸūƛöƴŊĒŊŢŊƴǛ
Ŷ XŭēŸƞƛŸƞöƴġēŸūūƼŭŊƴǛƛöƞƴŭġƞƦńŊƛƦ
Ŷ ²ƼƛƛŸƞƴŭŸŭƛƞŸǫƴƦ͇ēŊǔŊēġǔġŭƴƦ͇öŭĚƴńġ!ŊƴǛ

0ÀR²͆
Ŷ !ŸūƛöƦƦŊŸŭ͇ĚŊǔġƞƦŊƴǛöŭĚǕġŢŢŭġƦƦ
Ŷ §ƞŸǔŊĚġƦöĻġöēēġƦƦƴŸŢġļöŢēöŭŭöĒŊƦ
ƛƞŸĚƼēƴƦ
Ŷ IŸēƼƦŸŭƴńġŊūƛŸƞƴöŭēġŸĻġĚƼēöƴŊŭļƦƴöĻĻ͇
ēƼƦƴŸūġƞƦ͇öŭĚƴńġēŸūūƼŭŊƴǛ

hŊǔö²!jmm!͇͛ƴńġͩ!ŸūƛöŭǛͪ͜ŊƦöƛƛŢǛŊŭļĻŸƞö
!ŸūūŊƦƦŊŸŭÇƦġ§ġƞūŊƴ͛ͩ!Ç§ͪ͜öŭĚöŭ
ƛġƞöƴŸƞƦ§ġƞūŊƴƴŸĚġǔġŢŸƛöŭĚŸƛġƞöƴġö
ēŸūƛŢŊöŭƴ!ŸūūġƞēŊöŢ!öŭŭöĒŊƦ ƼƦŊŭġƦƦ
͛ͩ!! ͪ͜ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴŊŭƴńġ!ŊƴǛŸĻ²ƴŸēŞƴŸŭ
͛ͩ!ŊƴǛͪ͜ƛƼƞƦƼöŭƴƴŸ²ƴŸēŞƴŸŭwƼŭŊēŊƛöŢ!ŸĚġ
͛ͩ²w!ͪ͜ÀŊƴŢġ͇̋!ńöƛƴġƞƦ͇͇̋͌̏̎̋͌̏̏öŭĚ͇̋͌̇̆̆öŭĚ
ÀŊƴŢġ͇̇̌!ńöƛƴġƞƦ͇͇͇̇̌͌̈̆̇̌͌̌̊̇̌͌̎̆öŭĚ̇̌͌̈̊̆͌

!w§yæ!ÇmÀÇª0


J0y(
Xū
XūƛŢġūġŭƴöĚöƴö͡ĚƞŊǔġŭūġƴńŸĚŸŢŸļǛƼƦŊŭļ
öĚǔöŭēġĚöŭöŢǛƴŊēƦƴŸŊĚġŭƴŊĻǛöūöƞŞġƴƦƴƞöƴġļǛ
ĻŸƞġŭńöŭēġĚēƼƦƴŸūġƞġŭļöļġūġŭƴ͌hŊǔöǕŊŢŢ
ēöƴöŢǛǥġöļġŭġƞöƴŊǔġƞġŢöƴŊŸŭƦńŊƛöŭĚēƼƦƴŸūġƞ
ŢŸǛöŢƴǛƴńƞŸƼļńēŸŭƦƼūġƞġūƛŸǕġƞūġŭƴ͌
ƛƴŊūŊǥŊŭļŸƛġƞöƴŊŸŭƦöŭĚġĻĻġēƴŊǔġ
ūöŭöļġūġŭƴƛƞŸƴŸēŸŢƦġŭöĒŢġhŊǔöͬƦöĒŊŢŊƴǛƴŸ
ĻƼŭēƴŊŸŭġĻǫēŊġŭƴŢǛ͝ĚġūŸŭƦƴƞöƴŊŭļƦƼƦƴöŊŭöĒŢġ
ļƞŸǕƴńǕŊƴńƞġŢŊöĒŊŢŊƴǛ͇ƼƴŊŢŊƴǛöŭĚƦŊļŭŊǫēöŭēġ͌

ª
ª0!ª0ÀXymßX²Xy
!
!ƼƞöƴġöŭöƛƛƞŸöēńöĒŢġġŭńöŭēġĚƞġƴöŊŢ
ġ
ġǚƛġƞŊġŭēġġŭƦƼƞŊŭļēƼƦƴŸūġƞƦöƴŊƦĻöēƴŊŸŭĻƞŸū
ͩƛ
ͩƛöƞŞƴŸƛƼƞēńöƦġͪƴńƞŸƼļńġǚġūƛŢöƞǛƦġƞǔŊēġ͇
ƦƦġöūŢġƦƦŸƛġƞöƴŊŸŭöŢŊŭĻƞöƦƴƞƼēƴƼƞġ͇ƛƞŸĚƼēƴ
ǔ
ǔöŢƼġöŭĚĒƞöŭĚƦġŢġēƴŊŸŭ͌

w
w0(X!mX(0yÀXÀæ
0
0ƦƴöĒŢŊƦńöŭöŢƴġƞŭöƴŊǔġöŭĚŊŭƴġļƞöƴŊǔġūġĚŊēöŢ
ǫ
ǫƞƦƴöƛƛƞŸöēńŊŭöƞġēƞġöƴŊŸŭöŢūöƞŞġƴƛŢöēġĒǛ
ƛ
ƛƞŸǔŊĚŊŭļöēēġƦƦƴŸĚġĚŊēöƴġĚƛöƴŊġŭƴ͒ēƼƦƴŸūġƞ
ē
ēöƞġ͇ēŸŭƦƼūƛƴŊŸŭƦöĻġƴǛöŭĚƴńġƞöƛġƼƴŊē
ġ
ġĚƼēöƴŊŸŭ͌

̈

²y 0ªyª(XyÇyXy!XÀæ²yÀª²Ræàª(²yIªy!X²!y§²À!jÀy§ªÀRÇ0y0w0

mġöƦġƦǕŊƴń0ǚƴġŭĚöĒŢġÀġƞūƦ͇ŸĻǕńŊēńƦŸūġńöǔġ§ƼƞēńöƦġƛƴŊŸŭƦ

̎!! ªġƴöŊŢ²ƴŸƞġĻƞŸŭƴτ(ġŢŊǔġƞǛ§ġƞūŊƴƦ͒mŊēġŭƦġƦ͒§ġŭĚŊŭļ!Ç§Ʀ
̎ƦƦŸēŊöƴġĚ!ŸūūġƞēŊöŢªġöŢ0Ʀƴöƴġ§ƞŸƛġƞƴŊġƦ

!mXIªyX!! ª0ÀXm

̉

ª0ÀXm ªy(²

§ª(Ç!À ªy(²τ(X²ÀªX ÇÀª²

0åX²ÀXyJ!! Xy(Ç²Àªæª0mÀXy²RX§²

̊

䙜 0yRy!XyJ0²ÀR0ÀX!§§0mI!0yÀ0ª

䙜 !yÀªX ÇÀXyJͺÀ!0yÀ0ªXw§ªß0w0yÀ²

䙜 §ÀXwXðXyJßX²X XmXÀæIªÀR0ª Ç²Xy0²²0²

䙜 !ª0ÀXyJÇ§À̊̆Βh ²Iªm!m²͛æ̉͡æ̋͜

䙜 ²À XmXðXyJRww0ªªy!R!0yÀ0ª

䙜 0y²ÇªXyJ!ªXw0§ª0ß0yÀXy

䙜 wXyÀXyXyJy0XJR ªR(!w§ÀX XmXÀæ

䙜 Ç§Jª(XyJ§ªjXyJmÀ!m0y͡Ç§

䙜 Xy!ª0²XyJ²I0Àæτ²0!ÇªXÀæ

䙜 J0y0ªÀXyJ((XÀXymIÀÀªIIX!

䙜 0mXwXyÀXyJß!y!X0²

䙜 ÀÀª!ÀXyJy0à Ç²Xy0²²0²

ƦöŭöŭēńŸƞƴġŭöŭƴǕŊƴńö̇̆͡ǛġöƞŢġöƦġ͇ŸƼƞƛƞŸƛŸƦġĚ
!! ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴöƴRöūūġƞªöŭēń²ńŸƛƛŊŭļ
!ġŭƴġƞǕŊŢŢöƦƦŊƦƴŊŭ͆

ª0ßXÀmXð0Rww0ªªy!R²R§§XyJ!0yÀ0ª

̋

䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜

!öŢŊĻŸƞŭŊö(ġŭƴöŢ
ªŸǛöŢXŭĚŊöŭªġƦƴöƼƞöŭƴ
mö!öƦƴŢġyöŊŢƦτ²ƛö
²ńŸļƼŭ²ƼƦńŊªġƦƴöƼƞöŭƴ
ŸĒöŢŊēŊŸƦ!öĻġ
(ġĒŸƞöńIŸǚǛ!ŢŸƴńŊŭļ
öƞŞŊŭļmŸƴ§ġƴ²ƴǛŢŊŭļ
ßǔƦjƼƴǥ öƞĒġƞ²ńŸƛ
²ūŸŞġǛhŸġ͐Ʀ
ƞŊġŭƴöŢ!ńġĻªġƦƴöƼƞöŭƴ

Ç²Xy0²²yw0
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜
䙜

̍̌̇̌§öēŊǫēǔġŭƼġ͛̇͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̇͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̉͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̊͜
̍̌̇̆§öēŊǫēǔġ͛ ̌͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̏͜
̍̌̇̆§öēŊǫēǔġŭƼġ͛ ̇̇͜
̍̌̇̆§öēŊǫēǔġ͛ ̇̈͜
̍̋̌̆§öēŊǫēǔġŭƼġ
̍̋̌̈§öēŊǫēǔġŭƼġ

((ª0²²

䙜 !ŊƞēƼŢöƴġĚö!ŸūūƼŭŊƴǛτyġŊļńĒŸƞńŸŸĚXŭƴƞŸĚƼēƴŸƞǛmġƴƴġƞƴŸĒƼƦŊŭġƦƦτƛƞŸƛġƞƴǛŸǕŭġƞƦǕŊƴńŊŭ̉̆̆ͬŸĻƴńġ
ƛƞŸƛŸƦġĚŢŸēöƴŊŸŭŊŭŢöƴġƛƞŊŢŸĻ̈̆̈̇
䙜 RġŢĚößŊƞƴƼöŢwġġƴτJƞġġƴǔŊöðŸŸūŸŭwöǛ͇̇̆̈̆̈̇
䙜 RöǔġńöĚöŭŸƛġŭŢŊŭġŸĻēŸūūƼŭŊēöƴŊŸŭǕŊƴńƴńġĻŸŢŢŸǕŊŭļŭġŊļńĒŸƞŊŭļĒƼƦŊŭġƦƦŸǕŭġƞƦ͒ƞġƛƞġƦġŭƴöƴŊǔġƦöƞġ
öǕöƞġŸĻƴńġƛƞŸƛŸƦġĚƛƞŸśġēƴƴŸġƦƴöĒŢŊƦń!ŸūūġƞēŊöŢ!öŭŭöĒŊƦ ƼƦŊŭġƦƦ͛!! ͜ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴ͌
䙜 yġŊļńĒŸƞƦńöǔġēŸūūƼŭŊēöƴġĚƴńöƴƴńġ!ŸūƛöŭǛͬƦŢŸēöƴŊŸŭŸƞŊƴƦĒƼƦŊŭġƦƦŸƛġƞöƴŊŸŭƦǕŸƼŢĚŭŸƴēöƼƦġöŭǛńöƞū
ŸƞēŸŭǬŊēƴǕŊƴńƴńġŭġŊļńĒŸƞͬƦƞġƦƛġēƴŊǔġĒƼƦŊŭġƦƦ͇ƛƞŸƛġƞƴŊġƦ͇öŭĚ͒ŸƞƼƦġƦ͌
䙜 ÀńġĻŸŢŢŸǕŊŭļ̇̆ŭġŊļńĒŸƞŊŭļĒƼƦŊŭġƦƦŸǕŭġƞƦöŭĚ͒ŸƞƴńġŊƞƞġƛƞġƦġŭƴöƴŊǔġƦĻƞŸūƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ
!ġŭƴġƞöƞġŊŭƦƼƛƛŸƞƴöŭĚ͒ŸƞĚŸŭŸƴŸƛƛŸƦġöŭöƛƛƞŸǔöŢĒǛƴńġ!ŊƴǛƴŸġƦƴöĒŢŊƦńö!! ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴ͌
䙜 ÀńġǛńöǔġēŸŭǔġǛġĚƴŸƴńġŢöŭĚŢŸƞĚ͛Röūūġƞªöŭēń͡²ƴġƞŢŊŭļ§öƞƴŭġƞƦ͜ŸĻƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞƴńöƴ
ŸƼƞƛƞŸƛŸƦġĚĒƼƦŊŭġƦƦǕŊŢŢļġŭġƞöƴġöĚĚŊƴŊŸŭöŢĻŸŸƴƴƞöĻǫē͇ēƞġöƴġöǕöƞġŭġƦƦŸĻƴńġŊƞƞġƦƛġēƴŊǔġĒƼƦŊŭġƦƦ͇
ŊŭēƞġöƦġƦöĻġƴǛƴńƞŸƼļńöŭöĚĚŊƴŊŸŭöŢŢöǛġƞŸĻƦġēƼƞŊƴǛĻŸƞēƞŊūġƛƞġǔġŭƴŊŸŭ͇öŭĚƼŢƴŊūöƴġŢǛńġŢƛƴŸƞġǔŊƴöŢŊǥġƴńġ
Röūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞ͌

y0XJR ªXyJ Ç²Xy0²²0²²Ç§§ªÀ§ªh0!À

²Ç§§ªÀöŭĚ͒Ÿƞyy͡§§²XÀXy

̌

䙜 (Xß0ª²XIæ§ª(Ç!ÀmXy0
䚔 ͛!ŸŭǔġǛġĚƴńöƴ̋̆̌̆͡ΪǕŊŢŢĒġŊŭ͡ńŸƼƦġƛƞŸĚƼēƴƦ͇ŸĻĻġƞġĚƴŸńöǔġƞġūöŊŭĚġƞƴŸĚŊĻĻġƞ
ĻƞŸūƛƞŸĚƼēƴƦēöƞƞŊġĚĒǛðġŭJöƞĚġŭ͜
䙜 !wwyª0τwXyÀ0yy!0I00²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞðġŭJöƞĚġŭ!wĻġġƦ͜
䙜 §ªjXyJmÀτ§0ªXw0À0ª!m0yÇ§!²À²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦöƦƦŸēŊöƴġĚǕŊƴńūöŊŭƴöŊŭŊŭļöēŢġöŭƛöƞŞŊŭļŢŸƴöŭĚ
öƦƦŸēŊöƴġĚƛġƞŊūġƴġƞöƞġöƦĻŸƞĒŸƴńƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦ͜
䙜 ((XÀXym²0!ÇªXÀæw0²Çª0²
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦöƦƦŸēŊöƴġĚǕŊƴń̈̊͡ńŸƼƞƦġēƼƞŊƴǛĻŸƞĒŸƴńƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦ
öŭĚöŭǛöĚĚŊƴŊŸŭöŢƦġēƼƞŊƴǛūġöƦƼƞġƦ͜
䙜 !͡²§y²ª0(!wwÇyXÀæ 0y0IXÀ²
䚔 ͛ĻĻġƞġĚƴŸŊŭēŢƼĚġðġŭJöƞĚġŭöŭĚēŸǔġƞēŸŭƴƞŊĒƼƴŊŸŭƦöƦƦŸēŊöƴġĚǕŊƴń!ŸūūƼŭŊƴǛ
ġŭġǫƴƦöŭĚēŸŭǔġǛƴńöƴĚŸŭöƴŊŸŭƦöƞġĻƞŸūĒŸƴńðġŭJöƞĚġŭτhŊǔö͜
䙜 Xw§ªß0w0yÀ²ÀÇ§Jª(0Rww0ªªy!R²R§§XyJ!0yÀ0ª
䚔 ͛ĻĻġƞġĚƴŸēŸǔġƞēŸƦƴƦǕŊƴńƴńġŢöŭĚŢŸƞĚƴŸŊūƛƞŸǔġƴńġöġƦƴńġƴŊēöƛƛġöŢŸĻĒŸƴń
ƛöƞēġŢƦ͒ƛƞŸƛġƞƴŊġƦǕŊƴńŊŭƴńġRöūūġƞªöŭēń²ńŸƛƛŊŭļ!ġŭƴġƞŊŭēŢƼĚŊŭļƼƛļƞöĚŊŭļ
ūŸŭƼūġŭƴƦŊļŭöļġ͜

àġńöǔġēŸūūƼŭŊēöƴġĚǕŊƴńðġŭJöƞĚġŭöŭĚńöǔġŸĻĻġƞġĚƴńġĻŸŢŢŸǕŊŭļƴŸĚġūŸŭƦƴƞöƴġ
ŸƼƞŊŭƴġŭƴƴŸŸƛġƞöƴġńöƞūŸŭŊŸƼƦŢǛƴŸǕöƞĚƦēƞġöƴŊŭļƴńġöĒŊŢŊƴǛƴŸēŸġǚŊƦƴ͆

II0ª²w(0Àð0yJª(0y

hŊǔö² (mm!ĚĒö!ŸŸŞŊġƦ²öŭ ġƞŭöƞĚŊŭŸŸƛġƞöƴġƦŊŭēŢŸƦġƛƞŸǚŊūŊƴǛ͛öĚśöēġŭƴƛöƞēġŢƦτ
ĒƼŊŢĚŊŭļƦ͇ŢġƦƦƴńöŭ̉̋̆ͬĻġġƴĚŸŸƞ͡ƴŸ͡ĚŸŸƞ͜ƴŸƼƴńġŭƴŊē̏̆̏͌ ŸƴńĒƼƦŊŭġƦƦġƦĚŸǕġŢŢ͇öŭĚ
ƴŸŸƼƞŞŭŸǕŢġĚļġ͇öƞġƴŸƛ̉ŊŭļƞŸƦƦƞġǔġŭƼġŸĻƴńġ̎ŢġļöŢŢǛƛġƞūŊƴƴġĚēöŭŭöĒŊƦƞġƴöŊŢġƞƦŊŭ
ƴńġ!ŊƴǛŸĻ²öŭ ġƞŭöƞĚŊŭŸ͌²ŊŭēġĒġŊŭļŸƛġŭĻƞŸū͇̏͒̈̋͒̈̆ƴŸƴńġġŭĚŸĻ̌͒̈̋͒̈̇͛̏ūŸƦ͇͜Ǖġ
ńöǔġļƞŸƦƦġĚŸǔġƞΞͺ̏wŊŭƦöŢġƦ͇öŭĚƛƞŸǔŊĚġĚͺ̈͌̊wŊŭƴöǚġƦƴŸƴńġ²ƴöƴġτ!ŊƴǛöƦĻŸŢŢŸǕƦ͆
!0ǚēŊƦġÀöǚ͆Ξͺ̇͌̈̈wϋ!τ!ŊƴǛ²öŢġƦÀöǚ͛̍͌̍̋Ϊ͆͜Ξͺ̎̈̈jϋ!ŊƴǛ!öŭŭöĒŊƦÀöǚ͛̊Ϊ͆͜Ξͺ̉̌̇j

0åw§m0I!yy X²ª0ÀXm0ª²Xy!m²0§ªåXwXÀæ

RªwyXÇ²!0åX²À0y!0

̍

0y0IXÀ²
RġöŢƴńXŭƦƼƞöŭēġ ġŭġǫƴƦ
ßöēöƴŊŸŭ ġŭġǫƴƦ
§öŊĚτÇŭƛöŊĚmġöǔġ
ªġƴŊƞġūġŭƴ§öēŞöļġ
ŸŭƼƦ§öēŞöļġ

àªjIª!0(Xß0ª²XÀæ§ªJªw
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸƛöƞƴŊēŊƛöƴġŊŭƴńġ!ŊƴǛͬƦàŸƞŞĻŸƞēġ(ŊǔġƞƦŊƴǛ§ƞŸļƞöūĒǛńŊƞŊŭļöƴŢġöƦƴ̋̆Ϊ
ŸĻŊƴƦġūƛŢŸǛġġƦƴńöƴöƞġ!ŊƴǛƞġƦŊĚġŭƴƦǕńŸƞġƦŊĚġǕŊƴńŊŭö² ̋̉̋(ŊƦöĚǔöŭƴöļġĚƞġö͌

0©ÇXÀæτ(Xß0ª²XÀæ h0!ÀXß0²
Ŷ Àńġ!ŸūƛöŭǛĻŸŢŢŸǕƦƛƞŊŭēŊƛŢġƦĻŸƞġƝƼŊƴǛöŭĚĚŊǔġƞƦŊƴǛŊŭēŢƼƦŊŸŭ͌Àńġ!ŸūƛöŭǛĒġŢŊġǔġƦƴńöƴƴńġƦġ
ƦƴöŭĚöƞĚƦöƞġƛöƞƴŸĻŊƴƦēŸūūƼŭŊƴǛĒġŭġǫƴƦöƦƴńġǛġŭńöŭēġ͇ġŭƞŊēń͇öŭĚġǚńŊĒŊƴƴńġ!ŊƴǛöŭĚ
!ŸƼŭƴǛǔöŢƼġƦ͌ĻġǕēŸūƛŸŭġŭƴƦŸĻƴńġƦġŸĒśġēƴŊǔġƦ͆ēŸūƛöŭǛēƼŢƴƼƞġ͇ġūƛńöƦŊƦŸĻļġŭĚġƞĚŊǔġƞƦŊƴǛ͇
ŸƛƛŸƞƴƼŭŊƴŊġƦĻŸƞǕŸūġŭ͇ūŊŭŸƞŊƴŊġƦ͇τƼŭĚġƞƞġƛƞġƦġŭƴġĚļƞŸƼƛƦ͇ƦŸēŊöŢġƝƼŊƴǛĻŸƞƴńġ
ĚŊƦġŭĻƞöŭēńŊƦġĚ͇ŭŸŭ͡ĚŊƦēƞŊūŊöƴŊŸŭƛŸŢŊēǛ͇ġƝƼöŢŸƛƛŸƞƴƼŭŊƴǛġūƛŢŸǛūġŭƴ͇öŭƴŊ͡ńöƞöƦƦūġŭƴƛŸŢŊēǛ͇
ǕŸƞŞġƞͬƦēŸūƛġŭƦöƴŊŸŭ͇öŭĚļġŭġƞöŢöēēŸūūŸĚöƴŊŸŭƦ͌

m ª§0!0Jª00w0yÀ
Ŷ Àńġ!ŸūƛöŭǛƦńöŢŢńŊƞġĒġƴǕġġŭ̇̋̇̎͡ġūƛŢŸǛġġƦŊŭǛġöƞ͇̇öŭĚŸǔġƞ̈̆ĒǛǛġöƞ͇̈öƴǕńŊēńƛŸŊŭƴƴńġ
!ŸūƛöŭǛƦńöŢŢġŭļöļġǕŊƴńöŢŸēöŢƼŭŊŸŭöŭĚġŭƴġƞŊŭƴŸömöĒŸƞ§ġöēġļƞġġūġŭƴ͌öŭĚƼƛƴŸ̊̆ĒǛ
ǛġöƞƦ̉̋͌͡

ż
ż
ż
ż
ż

0w§mæ00ª0À0yÀXy
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸġǚēġġĚ!ŊƴǛöŭĚ²ƴöƴġūŊŭŊūƼūŢŊǔŊŭļǕöļġƦƴŸńġŢƛĻŸƦƴġƞġūƛŢŸǛġġ
ƞġƴġŭƴŊŸŭ͌0ūƛŢŸǛġġƦƦƴöƞƴöƴͺ̇̎ƛġƞńŸƼƞ͇ǕŊƴńƦŸūġƛŸƦŊƴŊŸŭƦƞġöēńŊŭļͺ̈̋ƛġƞńŸƼƞ͌

m!m(Xß0ª²0RXª0²
Ŷ Àńġ!ŸūƛöŭǛŊŭƴġŭĚƦƴŸńŊƞġŢŸēöŢŢǛĒǛēŸūūŊƴƴŊŭļƴŸńŊƞġƼƛƴŸ̏̆ΪŸĻŊƴƦġūƛŢŸǛġġƦƴńöƴöƞġ!ŊƴǛ
öŭĚ͒Ÿƞ!ŸƼŭƴǛƞġƦŊĚġŭƴƦ͌

m ªτ0w§mæw0yÀ

Àńġ!ŸūƛöŭǛūöǛƼƴŊŢŊǥġ͇
àƼƞŞ͇ǕńŊēńŊƦöǕŸƞŞĻŸƞēġ
ūöŭöļġūġŭƴƛŢöƴĻŸƞūĻŸƞ
ēöŭŭöĒŊƦƦŸĻƴǕöƞġƴńöƴ
ĻġöƴƼƞġƦƛöǛƞŸŢŢ͇ƴŊūġŞġġƛŊŭļ͇
ƦēńġĚƼŢġ͇̈̎̆0ūöŭöļġūġŭƴ͇
ƦēńġĚƼŢġ͇̈̎̆0ūöŭöļġūġŭƴ͇
ŸŭĒŸöƞĚŊŭļ͇RªēŸŭƦƼŢƴŊŭļ͇
öŭĚūŸƞġ͌

̎

ͺ͇͇̌̌̆̆̆̆̆͌̆̆

ͺ͇͇̎̇̆̆̆̆̆͌̆̆

ͺ͇͇̏̈̆̆̆̆̆͌̆̆

ͺ͇͇̇̆̊̆̆̆̆̆͌̆̆

ͺ͇͇̇̇̉̆̆̆̆̆͌̆̆

æ̇

æ̈

æ̉

æ̊

æ̋

IŊǔġ͛̋͜æġöƞÀöǚŢŢŸēöƴŊŸŭÀŸƴöŢ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

̋͌̆̆Ϊ

§ƞŸśġēƴġĚŭŭƼöŢ ŭŭƼöŢ!ŊƴǛ
JƞŸƦƦ²öŢġƦ
Àöǚªöƴġ

æġöƞ

ͺ͇͇̈̈̎̆̆̆̆͌̆̆

ͺ͇̋̌̋̆̆̆͌̆̆

ͺ͇̋̈̆̆̆̆͌̆̆

ͺ͇̊̌̆̆̆̆͌̆̆

ͺ͇̊̆̋̆̆̆͌̆̆

ͺ͇̉̉̆̆̆̆͌̆̆

ŭŭƼöŢ!ŊƴǛÀöǚ
ūŸƼŭƴ
͛ƛƛƞŸǚŊūöƴŊŸŭ͜

ͺ͇̊̌̆̆̆̆͌̆̆

!ŊƴǛ!öŭŭöĒŊƦÀöǚ͛̋Ϊ͜

ͺ͇͇̇̊̉̆̏̇̆͌̆̆

æ̉ÀöǚġƦτIġġƦÀŸƴöŢ

ͺ͇̊̌̆̆̆͌̆̆

!ŸƼŭƴǛ²öŢġƦÀöǚ͛̆͌̋Ϊ͜

ͺ͇̌̏̆̆̆̆͌̆̆

ͺ͇̇̇̋̆̆̆͌̆̆

!ŊƴǛ²öŢġƦÀöǚ͛̇͌̈̋Ϊ͜

²ƴöƴġ²öŢġƦÀöǚ͛̍͌̈̋Ϊ͜

ͺ͇̍̆̆̆͌̆̆

ͺ͇̏̌̆̆̆͌̆̆
§ƞŸƛġƞƴǛÀöǚ

²ƴöƴġ͛ !!͜mŊēġŭƦġIġġ

ͺ͇̇̌̏̇̆͌̆̆

ūŸƼŭƴ

ÀöǚġƦτIġġƦ

!ŊƴǛ!! ƛġƞöƴŸƞͬƦ§ġƞūŊƴIġġ

æ̉§ƞŸśġēƴġĚ
JƞŸƦƦ²öŢġƦ͆
ͺ͇͇̏̈̆̆̆̆̆͌̆̆

æ̉ÀöǚġƦτIġġƦ

Àńġ!ŸūƛöŭǛͬƦ̋͡æġöƞ§ƞŸ͡IŸƞūöτIŊŭöŭēŊöŢ§ƞŸśġēƴŊŸŭƦ͒§τm²ƼūūöƞǛƛƞŸśġēƴƦöŭŭƼöŢƞġǔġŭƼġ͇ēŸƦƴŸĻļŸŸĚƦ
ƦŸŢĚ͇öŭĚŸƛġƞöƴŊŭļġǚƛġŭƦġƦ͇ŊŭēŢƼĚŊŭļöŢŢƴöǚġƦ͌ öƦġĚŸŭƛƞŸśġēƴġĚļƞŸƦƦƦöŢġƦ͇ƴńġĻŸŢŢŸǕŊŭļƴöĒŢġŸƼƴŢŊŭġƦö
ǫǔġ͛̋͜ǛġöƞĻŸƞġēöƦƴŸĻƴńġ!ŸūƛöŭǛͬƦġƦƴŊūöƴġĚöŭĚöƛƛƞŸǚŊūöƴġĚöŢŢŸēöƴŊŸŭƴŸǕöƞĚƦƴńġ!ŊƴǛ!öŭŭöĒŊƦÀöǚ
͛̋Ϊ͇͜ǕńŊēńƴŸƴöŢƦöƛƛƞŸǚŊūöƴġŢǛͺ͇͇̈̈̎̆̆̆̆͌

§ªh0!À0(Àåª0ß0yÇ0

̏

ƛƛŢǛĻŸƞöƛġƞöƴŸƞƦ§ġƞūŊƴ
ƴńöƴŊŭēŢƼĚġƦƴńġƦƼĒūŊƦƦŊŸŭ
ŸĻö²ġēƼƞŊƴǛτmŊļńƴŊŭļ§Ţöŭ͇
§ƞŸƛġƞƴǛǕŭġƞͬƦ²ƴöƴġūġŭƴ
ŸĻ!ŸŭƦġŭƴ͇öŭĚƦƴöƴġūġŭƴƦ
ƴŸ²ƴŸēŞƴŸŭ§(ŊŭĚġūŭŊĻǛŊŭļ
ƴńġ!ŊƴǛöŭĚġŭƦƼƞŊŭļƴńöƴ
öēƴŊǔŊƴǛēŸŭĚƼēƴġĚƼŭĚġƞƴńġ
!Ç§ēŸŭĻŸƞūƦƴŸöŢŢŢöǕƦöŭĚ
ƞġļƼŢöƴŊŸŭƦ͌
(ġǔġŢŸƛöŭĚēŊƞēƼŢöƴġ
ūöƞŞġƴŊŭļūöƴġƞŊöŢƦ͆Ļöēƴ
ƦńġġƴƦ͇ǕġĒƦŊƴġ͇ƴƞöŊŭŊŭļ
ƦġūŊŭöƞƦ͇ƛöƴŊġŭƴ
ƛƞġƦġŭƴöƴŊŸŭƦ͇ēŸūūƼŭŊƴǛ
ŸƼƴƞġöēń͇ġƴē͌

ŭēġöǔöŊŢöĒŢġĻƞŸūƴńġ !!͇
öēƝƼŊƞġūöŭĚöƴŸƞǛġŢġēƴƞŸŭŊē
ƴƞöēŞ͡öŭĚ͡ƴƞöēġƦǛƦƴġūƦŸĻƴǕöƞġ͌
ÀġƦƴŊŭƴġƞŭöŢŢǛöŭĚŊĚġŭƴŊĻǛƼƦġƞƦƴŸ
ƞġƛŸƞƴĻŸƞ²ƴöƴġ͡ūöŭĚöƴġĚ
ƴƞöŊŭŊŭļ͌!ŸūƛŢŊöŭēġ
ēŸūūŊƴūġŭƴ͆ŊŭƴġƞŭöŢŢǛǫŭöŢŊǥġ
ƦƴöŭĚöƞĚŸƛġƞöƴŊŭļƛƞŸēġĚƼƞġƦ
öŭĚƛƞġƛöƞġŸŭ͡ƦŊƴġūöŭƼöŢ͑ǔġƞŊĻǛ
ēŸūƛŢŊöŭēġ͑ūŸŭŊƴŸƞƴńġ²ƴöƴġ
ǕġĒƦŊƴġŸŭƦēńġĚƼŢġĚƛƼĒŢŊēöƴŊŸŭ
Ʀ͌
ĚöƴġƦĻŸƞƼƛĚöƴġƦƴŸƞġļƼŢöƴŊŸŭƦ͌

ƛƛŢǛĻŸƞƛġƞöƴŊŸŭöŢ
IŊƞġ§ġƞūŊƴöŭĚ
ēŸūƛŢġƴġŸēēƼƛöŭēǛ
ŊŭƦƛġēƴŊŸŭǕŊƴńƴńġ
²ƴŸēŞƴŸŭIŊƞġ
(ġƛöƞƴūġŭƴ͌

ƛƛŢǛĻŸƞö ƼŊŢĚŊŭļ§ġƞūŊƴ͇
öŭĚƼƛŸŭŊƦƦƼöŭēġ͇ƦńöŢŢ
ēŸŭĚƼēƴŭġēġƦƦöƞǛƴġŭöŭƴ
ŊūƛƞŸǔġūġŭƴƦ͌

§öǛƛġƞöƴŸƞƦ§ġƞūŊƴ
IġġöŭĚ ƼƦŊŭġƦƦ
mŊēġŭƦġÀöǚĒöƦġĚŸŭ
ļƞŸƦƦƞġēġŊƛƴġƦƴŊūöƴġ͌

IŊŭŊƦńńŊƞŊŭļöŭĚƴƞöŊŭŊŭļöŢŢƦƴöĻĻ
ŸŭöŢŢƛƛŢŊēöŭƴ²§Ʀ͑ƞġēġŊǔġ
ƼŭŊƝƼġƛƞŸĚƼēƴŊĚġŭƴŊǫġƞƦöŭĚ
ĒġļŊŭŊŭǔġŭƴŸƞǛēŸŭƴƞŸŢ͌

à00j²̈̇̈̈͡

à00j²̋̈̆͡

²ŊūƼŢƴöŭġŸƼƦŢǛ͇ƦƼĒūŊƴöŭ
öƛƛŢŊēöƴŊŸŭĻŸƞö !!²ƴöƴġ
mŊēġŭƦġ͌²ēńġĚƼŢġŊŭƦƛġēƴŊŸŭ
ĻŸƞ!ġƞƴŊǫēöƴġŸĻēēƼƛöŭēǛ͌

à00j²̈̉̈̊͡

IXª0§0ªwXÀ
τ§æI00²

à00j²̇̊͡
ƛƛŢǛĻŸƞö ƼƦŊŭġƦƦmŊēġŭƦġ
ǕŊƴńƴńġĚūŊŭŊƦƴƞöƴŊǔġ
²ġƞǔŊēġƦ(ġƛöƞƴūġŭƴ
ƼƦŊŭġƦƦmŊēġŭƦġƼŭŊƴöŭĚ
ƦńöŢŢēŸŭĚƼēƴöĒöēŞļƞŸƼŭĚ
ēńġēŞǕŊƴńƴńġ²ƴŸēŞƴŸŭ§(
ĻŸƞǕŭġƞ͒0ūƛŢŸǛġġ
§ġƞūŊƴ͛Ʀ͌͜

Ç²Xy0²²
mX!0y²0
!0ªÀXIX!À0τ
§ª0͡mÇy!R

ÇXm(XyJ
§0ªwXÀτ
À0yyÀ
Xw§ªß0w0yÀ²

Ç²Xy0²²
mX!0y²0τ
§0ªÀª²
§0ªwXÀ

§²ÀX²²Çy!0I!wwX²²XyÇ²0§0ªwXÀ

§ª0͡§0ªÀXy²ÀXw0mXy0

̇̆

À0ww0w 0ª

Ŷ ƞƞŊǔġĚ Ŋŭ ƴńġ ÇŭŊƴġĚ ²ƴöƴġƦ Ŋŭ ̇̏̎̋ öƦ ö ƦƛŸŭƦŸƞġĚ ƞġĻƼļġġ öŭĚ ĚŊƦƛŢöēġĚ ǔŊēƴŊū ŸĻ ƴńġ !öūĒŸĚŊöŭ
RƼūöŭŊƴöƞŊöŭ !ƞŊƦŊƦ öŭĚ ƴńġ !öūĒŸĚŊöŭ͡ßŊġƴŭöūġƦġ àöƞ͌ ²ġġŞŊŭļ ĻƞġġĚŸū ĻƞŸū ƴńŊƦ ƴƼƞūŸŊŢ͇ Rġŭļ͇ ńŊƦ
ĻöūŊŢǛ͇öŭĚńŊƦ̇̈ĒƞŸƴńġƞƦöŭĚƦŊƦƴġƞƦŊūūŊļƞöƴġĚĻƞŸū!öūĒŸĚŊöƴŸ²ƴŸēŞƴŸŭ͇!öŢŊĻŸƞŭŊö͇ǕńġƞġƴńġǛĻŸƼŭĚö
ŭġǕńŸūġöŭĚēŸƼŢĚġƦēöƛġƴńġǔŊŸŢġŭēġŸĻƴńġßŊġƴŭöūġƦġŊŭǔöƦŊŸŭöŭĚ!öūĒŸĚŊöŭēŊǔŊŢǕöƞ͌ RġŭļńöƦ
Ēġġŭö²ƴŸēŞƴŸŭƞġƦŊĚġŭƴĻŸƞŸǔġƞ̉̆ǛġöƞƦ͌
Ŷ §ƞŸƼĚ ūġūĒġƞ ŸĻ ƴńġ ŢŸēöŢ ēŸūūƼŭŊƴǛ ƦŊŭēġ ƴńġ öļġ ŸĻ ̎͡ǛġöƞƦ ŸŢĚ öŭĚ ŊƦ ƴńġ ƛƞŸĚƼēƴ ŸĻ ƴńġ ŢŸēöŢ
ēŸūūƼŭŊƴǛ͇ēƼŢƴƼƞġ͇öŭĚġĚƼēöƴŊŸŭöŢƦǛƦƴġū͛ļƞöĚƼöƴġŸĻ§öƞŞŢöŭġ0ŢġūġŭƴöƞǛ͇wŸƞöĚöwŊĚĚŢġ²ēńŸŸŢ͇öŭĚ
ġöƞ!ƞġġŞRŊļń²ēńŸŸŢ͌͜RġŭļŊƦöƦŊŭļŢġĻöƴńġƞöŭĚŊƦƞöŊƦŊŭļńŊƦƴǕŸƦŸŭƦ͇wöǚǕńŸŊƦ̇̇öŭĚŢġǚöŭĚġƞ̋
ǛġöƞƦŸŢĚ͇öŭĚöƞġĒŸƴńēƼƞƞġŭƴŢǛƦƴƼĚġŭƴƦöƴwŸƦńġƞ0ŢġūġŭƴöƞǛ͌
Ŷ àŊƴŭġƦƦġĚ ƴńġ ūġĚŊēöŢ ĒġŭġǫƴƦ ƴńöƴ ēöŭŭöĒŊƦ ƴƞġöƴūġŭƴƦ ƛƞŸǔŊĚġĚ ƴŸ ńŊƦ ūŸƴńġƞ ͛ƦƼĻĻġƞŊŭļ ĻƞŸū
ēńƞŸŭŊēśŸŊŭƴŊŭǬöūūöƴŊŸŭ͇ƛöŊŭöŭĚƦƼĒƦġƝƼġŭƴŊūūŸĒŊŢŊƴǛ͜ǕńŸƼƦġĚēöŭŭöĒŊƦ͡ŊŭĻƼƦġĚƴŸƛŊēöŢƛƞŸĚƼēƴƦƴŸ
ūŊƴŊļöƴġöŭĚƞġĚƼēġńġƞƦǛūƛƴŸūƦ͌mġöƞŭġĚƴńöƴƦġǔġƞöŢŸĻńŊƦūŊŢŊƴöƞǛöŭĚǔġƴġƞöŭĻƞŊġŭĚƦ͇ūöŭǛŸĻǕńŸū
öƞġēŸūĒöƴ͡ġǚƛġƞŊġŭēġĚ͇ńöĚöŢƦŸĒġļƼŭƼƦŊŭļūġĚŊēŊŭöŢēöŭŭöĒŊƦƴŸƴƞġöƴöǔöƞŊġƴǛŸĻƛńǛƦŊēöŢ͇ġūŸƴŊŸŭöŢ͇
öŭĚƛƦǛēńŊēöŢöŊŢūġŭƴƦöƦƦŸēŊöƴġĚǕŊƴń§À²(͌
Ŷ ēƴŊǔġēöƞġļŊǔġƞĻŸƞƴńġXŭ͡RŸƼƦġ²ƼƛƛŸƞƴ²ġƞǔŊēġƦ͛XR²²͜ ƛƞŸļƞöūĻŸƞƴńġƛöƦƴ̈ǛġöƞƦ͇öŭĚńöƦƛƞŸǔŊĚġĚ
ƛġƞƦŸŭöŢēöƞġƦġƞǔŊēġƦƴŸƴńġġŢĚġƞŢǛ͇ĚŊƦöĒŢġĚ͇ŸƞĒŢŊŭĚĻŸƞŸǔġƞƴǕŸǛġöƞƦ͌
Ŷ ßŊƦŊŸŭ ĻŸƞ ƴńġ ƞġƴöŊŢ ƦƴŸƞġĻƞŸŭƴ Ŋŭ ²ƴŸēŞƴŸŭ ŊƦ ƴŸ ƛƞŸǔŊĚġ ƝƼöŢŊĻǛŊŭļ ƛöƴŊġŭƴƦ öŭĚ öĚƼŢƴ͡ƼƦġ ēŸŭƦƼūġƞƦ ǕŊƴń
ēöŭŭöĒŊƦƛƞŸĚƼēƴƦƴńöƴöƞġƦöĻġ͇ġĻĻġēƴŊǔġ͇öŭĚƴġƦƴġĚĻŸƞƝƼöŢŊƴǛ͌
Ŷ §ƞŊŸƞġūƛŢŸǛūġŭƴġǚƛġƞŊġŭēġŊŭēŢƼĚġƦŸǔġƞ̎ǛġöƞƦŊŭƦöŢġƦ͇ŊŭēŢƼĚŊŭļƦöŢġƦūöŭöļġūġŭƴǕŊƴńƼƴŸðŸŭġ
öŭĚwŸĒŊŢġÀġŢġƦǛƦ͛öēƝƼŊƞġĚĒǛßġƞŊǥŸŭ͌͜
Ŷ (ġƦŊļŭöƴġĚƞŸŢġŊŭƦƴŸƞġūöŭöļġūġŭƴ͇öŭĚƛŢöŭƦƴŸŊŭŊƴŊöŢŢǛƦġƞǔġöƦöŭöƦƦŊƦƴöŭƴƦöŢġƦūöŭöļġƞ͌XŭƴńŊƦ
ƞŸŢġ͇ ńġ ǕŊŢŢ öƛƛƞġŭƴŊēġ ƼŭĚġƞ ö ƦöŢġƦ ūöŭöļġƞ ƼŭƴŊŢ ńġ ńöƦ Ēġġŭ ǕġŢŢ ġƝƼŊƛƛġĚ ƴŸ öƦēġŭĚ ƴńġ ūöŭöļġƞŊöŢ
ƦƴƞƼēƴƼƞġƦƼēēġƦƦĻƼŢŢǛ͌

²²X²ÀyÀ²m0²wyJ0ª

R0yJR0ÇyJϋày0ª

̇̇

À0ww0w 0ª

Ŷ ªöŊƦġĚŊŭƴńġ öǛƞġö͛IƞġūŸŭƴ͇͜wƞ͌§ŸƴƴöĒöƴńŭŊöƴƴġŭĚġĚªƼƴļġƞƦÇŭŊǔġƞƦŊƴǛ͛yġǕhġƞƦġǛ͜ĻŸƞġēŸŭŸūŊēƦ
öŭĚġƦƴöĒŢŊƦńġĚƴńġĻǫŭŊƴǛwöƞŞġƴŊŭļJƞŸƼƛ͛wJ͜ƴńöƴƦƛġēŊöŢŊǥġĚŊŭńŸƦƛŊƴöŢŊƴǛūöŭöļġūġŭƴ͌
Ŷ Xŭ ͇̈̆̇̇ ƞġƴƼƞŭġĚ ƴŸ ƴńġ öǛ ƞġö ͛IƞġūŸŭƴ τ ²öŭ IƞöŭēŊƦēŸ͜ öŭĚ ƴƞöŭƦŊƴŊŸŭġĚ wJ ƴŸ ƛƞŸǔŊĚġ ġŭƴġƞƴöŊŭūġŭƴ
ĒƞŸŞġƞöļġ ƦġƞǔŊēġƦ ƴńöƴ ĒŸƼļńƴ öŭĚ ƦŸŢĚ ūöśŸƞ Ç² öƞƴŊƦƴ öƛƛġöƞöŭēġ öŭĚ ƛġƞĻŸƞūöŭēġ ēŸŭƴƞöēƴƦ ĚŊƞġēƴ ƴŸ
ƦŸūġŸĻƴńġÇ²ͬƦŢöƞļġƦƴġŭƴġƞƴöŊŭūġŭƴńŸƦƛŊƴöŢŊƴǛēŸūƛöŭŊġƦ͌
Ŷ
ƼŊŢƴ ö ēöƞġġƞ Ŋŭ ġŭƴġƞƴöŊŭūġŭƴ ƦġƞǔŊēġƦ͇ ūöƞŞġƴŊŭļ ƦƴƞöƴġļǛ͇ öŭĚ ġǔġŭƴ ƛƞŸĚƼēƴŊŸŭ ǕŊƴńŊŭ ƴńġ ńŸƦƛŊƴöŢŊƴǛ
ŊŭĚƼƦƴƞǛ͌ 0ŭƴġƞġĚ ƴńġ ƞġļƼŢöƴġĚ ġūġƞļŊŭļ !ŸūūġƞēŊöŢ !öŭŭöĒŊƦ ƼƦŊŭġƦƦ ͛!! ͜ ŊŭĚƼƦƴƞǛ Ŋŭ ̈̆̇̊ öŭĚ
ƦƼēēġƦƦĻƼŢŢǛ ǕöƦ ŊƦƦƼġĚ ƴǕŸ ͛̈͜ àöƦńŊŭļƴŸŭ ²ƴöƴġ mŊƝƼŸƞ !öŭŭöĒŊƦ ŸöƞĚ ͛à²m! ͜ wöƞŊśƼöŭö ªġƴöŊŢġƞ
mŊēġŭƦġƦŊŭƴńġ!ŊƴǛŸĻªġŭƴŸŭǕŊƴńŊŭƴńġļƞġöƴġƞ²ġöƴƴŢġöƞġö͌
Ŷ möƼŭēńġĚ hŊǔö Ŋŭ ̈̆̇̎ öŭĚ Ēġļöŭ ƴŸ öēƴŊǔġŢǛ öƛƛŢǛ ĻŸƞ ūġƞŊƴ͡ĒöƦġĚ ªI§ ƛƞŸēġƦƦġƦ ƴŸ ġƦƴöĒŢŊƦń !!  ƞġƴöŊŢ
ĻöēŊŢŊƴŊġƦŊŭĒŸƴńyŸƞƴńġƞŭτ²ŸƼƴńġƞŭ!öŢŊĻŸƞŭŊö͌
Ŷ àŊŢŢ Ţġǔġƞöļġ ńŊƦ !!  ƞġƴöŊŢ ġǚƛġƞŊġŭēġ͇ ūöƞŞġƴŊŭļ ƛƞŸǕġƦƦ͇ ŊŭĚƼƦƴƞǛ ŭġƴǕŸƞŞ͇ öŭĚ ĒƼƦŊŭġƦƦ ĚġǔġŢŸƛūġŭƴ
ġǚƛġƞŊġŭēġ ƴŸ ńġŢƛ ƴńġ !ŸūƛöŭǛ ƦƼēēġġĚ Ŋŭ ƴńġ ēŸŭƴŊŭƼŸƼƦŢǛ ġǔŸŢǔŊŭļ öŭĚ ńŊļńŢǛ ēŸūƛġƴŊƴŊǔġ !! 
ūöƞŞġƴƛŢöēġ͌
Ŷ ²ƛġöƞńġöĚġĚ öŭĚ ƦƴƞöƴġļŊēöŢŢǛ ĻŸēƼƦġĚ Ÿŭ ƴńġ öĒŊŢŊƴǛ ƴŸ ƦġēƼƞġ ēŸǔġƴġĚ !!  ƛġƞūŊƴƦ͒ŢŊēġŭƦġƦ öŭĚ ƦƴŊūƼŢöƴġ
ŸƞļöŭŊē ĒƼƦŊŭġƦƦ ļƞŸǕƴń öŭĚ ġǚƛöŭƦŊŸŭ ƴńƞŸƼļń ƞġöŢ ġƦƴöƴġ ƛƞŸēƼƞġūġŭƴ͇ ĒƼƦŊŭġƦƦ ĚġǔġŢŸƛūġŭƴ͇
ļŸǔġƞŭūġŭƴöŢƞġŢöƴŊŸŭƦ͇ġŭƴŊƴŢġūġŭƴƦġƞǔŊēġƦ͇öŭĚŸƛġƞöƴŊŸŭƦ͌²ƼĒūŊƴƦēŸūƛƞġńġŭƦŊǔġƛƞŸƛŸƦöŢƦöƦƦēƞġġŭŊŭļ
öƛƛŢŊēöƴŊŸŭƦ Ŋŭ ƦġŢġēƴ !öŢŊĻŸƞŭŊö ēŊƴŊġƦ͒ēŸƼŭƴŊġƦ ēŸŭĚƼēƴŊŭļ ēŸūƛġƴŊƴŊǔġ ūġƞŊƴ͡ĒöƦġĚ ƛƞŸēġƦƦġƦ ĻŸƞ
ƛġƞūŊƴƦ͒ŢŊēġŭƦġƦƴŸġƦƴöĒŢŊƦńöŭĚŸƛġƞöƴġ!! ƞġƴöŊŢƦƴŸƞġĻƞŸŭƴƦ͌
Ŷ Ʀ ƴńġ !ŸūƛöŭǛͬƦ wöŭöļŊŭļ (ŊƞġēƴŸƞ͇ ŊƦ ĚƞŊǔġŭ ƴŸ ġƦƴöĒŢŊƦń ö !!  ĻŸƼŭĚġĚ Ÿŭ ŊŭƴġļƞŊƴǛ͇ ƴƞöŭƦƛöƞġŭēǛ͇
öŭĚƞġƦƛŸŭƦŊĒŊŢŊƴǛƴŸēƼƦƴŸūġƞƦöŭĚƴńġēŸūūƼŭŊƴǛŸĻƴńġ!ŊƴǛ͌
Ŷ ǕöƞĚġĚöŭĚ͒ŸƞƦġēƼƞġĚġŊļńƴ ͛̎͜!! ƛġƞūŊƴƦöŭĚ͒ŸƞńöƦƞġēġŊǔġĚöĚġēŢöƞöƴŊŸŭŸĻŊŭƴġŭƴƴŸöǕöƞĚƛġŭĚŊŭļ
öƛƛƞŸǔöŢƦŊŭƴńġ ²ƴöƴġŸĻ!öŢŊĻŸƞŭŊö͛²öŭ ġƞŭöƞĚŊŭŸ͇ÇŭŊŸŭ!ŊƴǛ͇²öŭƴöªŸƦö͇RöǛǕöƞĚ͇²ƴŸēŞƴŸŭ͇yöƛö͇²öŭ
IƞöŭēŊƦēŸ͇öŭĚ§ŸƞƴRƼġŭġūġ͜ öŭĚƴǕŸ͛̈͜ŊŭàöƦńŊŭļƴŸŭ²ƴöƴġǕŊƴńŊŭƴńġŢöƦƴƴńƞġġ͛̉͜ǛġöƞƦ͌
Ŷ §öƞƴŊēŊƛöŭƴ͇ŸǕŭġƞ͇öŭĚƛöƞƴŭġƞŊŭö²öŭIƞöŭēŊƦēŸĻǫēġŸĻ!öŭŭöĒŊƦ0ƝƼŊƴǛ§ƞŸļƞöū!! ƛġƞūŊƴ

wyJXyJ(Xª0!Àª

ªhXßͩªhͪ§ÀÀ ÀRyXϋày0ª

̇̈

wöŊŭƴöŊŭēŸūƛŢŊöŭēġöŭĚƼƦġ
ļŸŸĚśƼĚļġūġŭƴŊŭöŢŢƦŊƴƼöƴŊŸŭƦ͌

Çªy0ªÇm0

ƼƞŭƼūĒġƞŸŭġļŸöŢŊƦƴŸ
ƛƞŸǔŊĚġŸƼƴƦƴöŭĚŊŭļēƼƦƴŸūġƞ
ƦġƞǔŊēġ͌àġƦġƴĒŸƴńƛġƞƦŸŭöŢöŭĚ
ƛƞŸĻġƦƦŊŸŭöŢļŸöŢƦńŊļń͌àġńöǔġ
ļƞġöƴēŸŭǫĚġŭēġŊŭŸƼƞöĒŊŢŊƴǛƴŸ
öēńŊġǔġƴńġū͇ƦŸŸƼƞġūƛŢŸǛġġ
ńöŭĚĒŸŸŞŊƦēŸūƛƞġńġŭƦŊǔġöŭĚ
ƦƴƞöŊļńƴĻŸƞǕöƞĚ͌
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Agenda Item 8.1
July 8, 2021

City of Stockton
Planning Commission

Grantt Funded
d
g Efforts
Housing

¾ State has declared a Housing Crisis
¾ Planning grants awarded to accelerate
housing production through Policy
improvement
¾ Policy improvement includes Pro-Housing
Policies and Streamline Processes
¾ All Grants funds expended by 2023

California
a Housing
g Crisiss

PURPOSE::

2

Expendituress
In
n Process
Contract
In
n Process
Application
n
In
n Process

SB 2 Grant
($625k)
LEAP Grant
($750k)
REAP Grant
(±$620k)

HCD

HCD

COG

Stockton
n Housing
g Grantt Applications

BACKGROUND::

3

Ongoing
¾ Rezone Inconsistency Effort
Start 2021
¾ Development Code Update
¾ Strategic Housing Plan
¾ Housing Element Update
Start 2022
¾ Technology Upgrades Objective
Standards
¾ Targeted Area Planning

GRANT
T FUNDED
D EFFORTS

4

Longg Term/
Lesss Detail

Shortt Term/
Moree Detail

5

Generall Plan:: vision, policy, land use

Zoning/Specificc Plans: primary tool

Specificc Plans:: Strategic Housing Plan/ Element

Cityy Codes:: municipal and building codes

Areaa Plans:: constraints analysis & neighborhood plans

Sitee Plan:: entitlements, planning review

Permitting:: Building Permits, Off-Site Construction Permits

Policiess + Actionss

HO
OW THE
E EFFORTS
S COME
E TOGETHER

2. Developmentt Codee Updatee Comprehensive update to Title 16

1. Zoningg Consistencyy Effort- includes
“Series” maps amendments for properties
where the General Plan land use and
Zoning do not align

SB2
2 APPLICATION
N to
o HCD

6

1. Developmentt Codee Overhaul- Additional
funds for reimbursement
2. Housingg Effortt Contractt to include:
¾ Housing Strategic Action Plan- A “howto” guide for all housing develop
intended to establish shovel ready
sites
¾ Housing Element Update- Required
per State Law. Certification helps with
funding

LEAP
P APPLICATION
N to
o HCD

7

¾ Detailed Analysis (Infrastructure,
Market)
¾ Outreach
¾ Objective Development Standards
¾ Environmental Review

Planning includes:

1. Technologyy upgradess to the City’s
permitting and GIS systems, and
2. Neighborhood
d planningg targeted areas
¾ South Airport Way corridor
¾ Little Manilla/Gleason Park
¾ Downtown ACE Station

REAP
P APPLICATION
N to
o SJCOG

8

¾ Consultant Selection
¾ Public, Property Owner, and Stakeholder
Outreach
¾ Site and regulation analysis
¾ Coordination with businesses and
regional agencies
¾ Workshops and Public Hearings
¾ Phased work from 2021 to 2023
¾ Efforts will build from and support each
other

NEXT
T STEPS

9

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 1:00 PM
Jobi Aceves;Stephanie Ocasio
FW: Subject: Support for Agenda Item 5.1
Subject: Support for Agenda Item 5.1

Follow Up Flag:
Flag Status:

Follow up
Completed

Attached is another public comment for 5.1
Thanks,
Allison

1

Connie Cochran
From:
Sent:
To:
Subject:

Hector Villasenor <hevillasenor@gmail.com>
Thursday, July 8, 2021 12:29 PM
CC - City Clerk
Subject: Support for Agenda Item 5.1

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

City of Stockton Planning Commission,
I have been in the cannabis industry for 5 years and have worked with Raj since 2018 as a Licensing
Advisor/Consultant of several of Jiva's cannabis retail projects in California. I plan on employment
opportunities with Jiva's cannabis dispensaries in Hayward and Union City because I believe in Jiva’s
ethos of working closely in the communities they reside in and look forward to my continued
relationship with Raj. He has been a pleasure to work with and I admire his pursuit of excellence and
his close relationship to each project which is rare in this industry. As a smaller company in the
industry, he has achieved quite a bit in the last 3 years is a model example of minority
entrepreneurship.
I support the development of this project to establish a cannabis retail storefront in Stockton and am
confident that Raj's participation in Stockton's cannabis program as a social equity applicant will be a
value add for the City. As a Latino minority, it's great to see other minorities thriving in today's legally
regulated cannabis industry which is becoming increasingly consolidated into a few groups of large
corporations. I commend Stockton for establishing a Social Equity Program and Workforce Diversity
Program and becoming advocates of more minority ownership in an industry that disproportionately
targeted minorities. Thank you for your time and strongly recommend consideration of approval of this
proposed project.
Hector Villasenor
hevillasenor@gmail.com

1

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 11:58 AM
Jobi Aceves;Stephanie Ocasio
FW: New eComment for Planning Commission
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Completed

Here is another public comment for Item 5.1 this evening.
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

1

Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 11:57 AM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: City of Stockton, I am writing to you in support of your wonderful Social Equity
program for cannabis retailers. I recommend the support of applicant, Jiva SCK LLC. Jiva SCK
LLC has proven they are dedicated to the community. As majority of employees will be locally
hired, this is a great step forward for Stockton! Jiva SCK LLC will be a quality retailer in Stockton,
and will help our city prosper out of this pandemic. Thank you for your consideration.
View and Analyze eComments

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

To help
protect y
priv acy ,
Micro so f
Office
prev ente
auto mati
downloa
this pictu
from the
In ternet.
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Connie Cochran
From:
Sent:
To:
Subject:

Stephanie Ocasio
Thursday, July 8, 2021 11:44 AM
Zach Drivon;Raj J. Pottabathni
RE: WebEx link for 7/8/21 Planning Commission

Hello,
Yes, the Chambers will be open but Mr. Pottabathni indicated that he would be participating via WebEx so I sent the
reminder so he could obtain a WebEx link.
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: Zach Drivon <zach@drivonconsulting.com>
Sent: Thursday, July 8, 2021 11:30 AM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>; Raj J. Pottabathni <raj@jivalife.org>
Subject: Re: WebEx link for 7/8/21 Planning Commission

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

Stephanie,
Am I mistaken that the Chambers are now open for in-person presentations?
It is our intent to be physically present this evening.
Please advise.
Thank you,
Zach Drivon
From: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Sent: Thursday, July 8, 2021 11:29 AM
To: Raj J. Pottabathni <raj@jivalife.org>
Cc: Zach Drivon <zach@drivonconsulting.com>
Subject: WebEx link for 7/8/21 Planning Commission
1

Hello,
This is a friendly reminder that should you wish to participate in tonight’s Planning Commission meeting remotely, that you
need to e-mail city.clerk@stocktonca.gov no later than 90 minutes prior to the meeting to request a WebEx link.
Please be sure to identify yourself as the applicant for Item 5.1.
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

2

Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Raj J. Pottabathni <raj@jivalife.org>
Thursday, July 8, 2021 11:33 AM
CC - City Clerk
Stephanie Ocasio;zach@drivonconsulting.com
Re: WebEx link for 7/8/21 Planning Commission

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

To whom this may concern,
I am the applicant, I plan to participate in the presentation as a speaker for agenda Item 5.1 at
the Planning Commission hearing tonight 7/8/21.
Please provide the appropriate applicant WebEx link. Thank you.
Regards,
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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On Thu, Jul 8, 2021 at 11:29 AM Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> wrote:
Hello,

This is a friendly reminder that should you wish to participate in tonight’s Planning Commission meeting remotely, that
you need to e-mail city.clerk@stocktonca.gov no later than 90 minutes prior to the meeting to request a WebEx link.
Please be sure to identify yourself as the applicant for Item 5.1.

Thank You,

Stephanie Ocasio

1

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

2

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 11:31 AM
Jobi Aceves;Stephanie Ocasio
FW: Support for Agenda Item 5.1: CUP for Cannabis Retail Business @ 7616 Pacific
Avenue (A5)
JIVA_SCK_Letter of Support (Josh Weitz).pdf

Follow Up Flag:
Flag Status:

Follow up
Completed

Another public comment for tonights meeting, Item 5.1
Thanks,
Allison
From: Malcolm Mirage <malcolm@miragemedicinal.com>
Sent: Thursday, July 8, 2021 11:28 AM
To: CC - City Clerk <City.Clerk@stocktonca.gov>
Subject: Support for Agenda Item 5.1: CUP for Cannabis Retail Business @ 7616 Pacific Avenue (A5)

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

Hello,
I would like to give public comment tonight for agenda item 5.1
My name is Malcolm Joshua Weitz and I have also attached my letter of support and bio to this email. Thank you for
your time.
-All the best.
Malcolm Joshua Weitz
CEO/Founder, Mirage Medicinal
www.Miragemedicinal.com

This message (including any attachments and any original message text) is confidential and may be privileged. If you
have received it by mistake, please notify the sender by return e-mail and delete this message from your system. Any
unauthorized use or dissemination of this message in whole or in part is strictly prohibited. Please note that e-mails are
susceptible to change. Mirage Medicinal shall not be liable for the improper or incomplete transmission of the
information contained in this communication nor for any delay in its receipt or damage to your system. Mirage
Medicinal does not guarantee that the integrity of this communication has been maintained nor that
this communication is free of viruses, interceptions or interference.
1

For messages that may consist of an expression of intent, it does not legally bind either party. However, this
message will provide the basis for the preparation of a legally enforceable agreement between the parties. The
parties acknowledge that this letter does not address all issues contemplated by the transaction described herein and
such issues will be the subject of further negotiations. In the event the parties are unable to agree upon and execute,
for any reason whatsoever, a mutually acceptable formal agreement, the parties understand that each party reserves
the right to cancel all negotiations and consider other offers thereafter. In the event an agreement is executed
and delivered by both parties, the terms of that document shall supersede all prior discussions and negotiations, and
such document shall constitute the entire agreement of the parties as concerns the subject thereof

2
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Corey Travis <corey@zen209.com>
Thursday, July 8, 2021 11:25 AM
Stephanie Ocasio
Blair Will
Re: Opposition to P20-0693, 7616 Pacific Ave.

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

Thank you for the response. Can you clarify what makes you believe the applicant actually held a virtual meeting?
I was among several community members, and property owners who requested in advance, attendance and/or a copy
of the meeting materials. The notice mailed by the applicant required emailing Raj for a link- which we did.
On May 8th, the applicant said the presentation wasn’t ready yet, but he would send an invite and/or pre-recorded
presentation.
I had a follow up call with the applicant’s representative Raj on May 11th. However, to date, we have not been given an
opportunity to see, participate, review, evaluate attendance or any other claim by the applicant about this “virtual
meeting”.
Is this something to which the City is privy?

1

2

Corey Travis
Zen Garden Wellness
Stockton, CA
209.435.3900 Store
310.889.0857 Office
-Sent via wireless device-

On Jul 8, 2021, at 10:46 AM, Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> wrote:
Good Morning Mr. Travis,
Please find the posted agenda here, the staff report is under Item 5.1. When viewing meeting agendas
online please select “E-Packet”, that will provide you with all reports and attachments.
Recommendation for or against a project is analyzed based on current codified language in the Stockton
Municipal Code. Public Comments are entered into the record and provided to the decision making body
(in this case the Planning Commission) to assist them with their deliberation and ultimate decision.
Although not a requirement under the Code, Community Meetings are encouraged. The applicant held a
virtual meeting on May 10, 2021 at 4:30pm (notices were mailed out to property owners within 300 feet on
April 30, 2021).
I hope this information is helpful.
Thank You,

Stephanie Ocasio
<image001.png>

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: Corey Travis <corey@zen209.com>
Sent: Wednesday, July 7, 2021 11:50 AM
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: Opposition to P20-0693, 7616 Pacific Ave.

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

Hello Ms. Ocasio,
I understand you will be presenting the above to the Commission for the project at 7616 Pacific Ave.
3

There is no staff report on the Agenda, has a new one been drafted to address the substantial
opposition to the project?
I'm confused as to how the City can maintain support for a project that has 43 pages of opposition
letters from nearby business owners, residents, employees, customers and surrounding land owners,
and not ONE letter of support. Has this feedback been taken into consideration for a discretionary
approval?
Additionally, the old staff report says "All property owners within a 300-foot radius of the subject
property were invited to the [community] 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."
I and several other community owners made multiple requests for these virtual meeting materials. Days
before the hearing, the applicant's representative said they were still working on it. The meeting didn't
happen, and no link or materials were sent by the applicant.
The totality of circumstances surrounding review of this project is concerning. There has been little to
NO engagement in the surrounding community, the level of detail provided is nil compared to our
project, the conditions of approval for the proposed project, operating in the same parking lot, are less
restrictive than our current conditions. There is a clear disparity between the (2) processes that is
concerning.
I have other concerns regarding traffic circulation, parking facilities for delivery vehicles, lack of loading
zones for delivery, customer parking, public safety, and a proximity to sensitive uses and substance
abuse facilities, but without a staff report, I am not able to see if those have been addressed.
Please advise if there is any further information we can provide to assist in further analysis of the
proposed development. We are long time stakeholders and land owners in the community and have
submitted substantial data into the record we feel has not been considered.
I remain,
-Corey Travis
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.

Stockton, CA
415-890-4480 Direct
209-435-3900 Store
corey@zen209.com

4

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 11:11 AM
Stephanie Ocasio;Jobi Aceves
FW: New eComment for Planning Commission
New eComment for Planning Commission; Letter of support

Follow Up Flag:
Flag Status:

Follow up
Completed

A couple more comments for tonight’s meeting Item 5.1
Thanks,
Allison

1

Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 11:07 AM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: I am writing in support of this project and Raj's participation in The cities program as
a social equity applicant. I own and operate Cananvine in Ukiah, a licensed retailer. Raj and I
developed a business partnership in 2020 to establish a Cannavine branded retail store in Santa
Rosa. It’s been great working with Raj. He is extremely hard-working. I am in favor of the project
and glad to see Stockton supporting social equity applicants. Hrant Ekmekjian
Ukiahvalleyholistics@gmail.com
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:

Jim Ashen <jimashen@ashenco.com>
Thursday, July 8, 2021 11:09 AM
CC - City Clerk
Letter of support

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

1

2

3

Jim Ashen
Owner/Partner
Ashen Company LTD
DENTALSource of CA
(916) 607-8639 Cell (best)
(916) 487-0117 EXT. 114
jimashen@ashenco.com
myDENTALSource.com

The information contained in this communication from the sender is confidential. It is
intended solely for use by the recipient and others authorized to receive it. If you are
not the recipient, you are hereby notified that any disclosure, copying, distribution or
taking action in relation of the contents of this information is strictly prohibited and may
be unlawful.

Disclaimer
The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient and
others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution or
taking action in relation of the contents of this information is strictly prohibited and may be unlawful.
This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast Ltd, an innovator in
Software as a Service (SaaS) for business. Providing a safer and more useful place for your human generated data. Specializing in;
Security, archiving and compliance. To find out more Click Here.
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 10:28 AM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: My name is John Handal and own/operate Erba Markets, which are cannabis retail
dispensaries in Southern California, primarily the greater Los Angeles area. I have known Raj
since 2017, and have worked with him as a Retail Operations Advisor/Consultant for Jiva. We
have done business together, and are currently looking to partner on one of his cannabis retail
opportunities in Port Hueneme (pending CUP) . He will be an asset to your community. John
"Jay" Handal
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 10:30 AM
Jobi Aceves;Stephanie Ocasio
FW: New eComment for Planning Commission
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Completed

Attached is another comment for tonight’s meeting, Item 5.1
Thanks,
Allison

1

Connie Cochran
From:
Sent:
To:
Subject:

CC - City Clerk
Thursday, July 8, 2021 9:38 AM
Stephanie Ocasio;Jobi Aceves
FW: In support of new local business

Follow Up Flag:
Flag Status:

Follow up
Completed

Another Public comment for 5.1
From: Laura Mitchell <lmitchell209@gmail.com>
Sent: Wednesday, July 7, 2021 6:35 PM
To: CC - City Clerk <City.Clerk@stocktonca.gov>
Subject: In support of new local business

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

City of Stockton Planning Commission,
I am a Stockton resident for 32 years and I have known Heng since for about 12 years.
He is a model citizen and have known him to be an overall good-spirited person. When hearing about his opportunity
to open a cannabis store here in the City, I was happy for him. I am in favor of this project and believe Heng will
work hard to serve Stockon and support our community.
Laura mitchell
Lmitchell209@gmail.com

1

Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Thursday, July 8, 2021 7:34 AM
Jobi Aceves;Stephanie Ocasio
PC 2021-07-08 Additional Comments for 5.1
New eComment for Planning Commission; New eComment for Planning Commission;
New eComment for Planning Commission; New eComment for Planning Commission;
New eComment for Planning Commission; New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Completed

Good Morning,
Attached are six additional comments we have received so far for Item 5.1 this evening.
Thank you,

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

1

Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Wednesday, July 7, 2021 6:35 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: Dear City of Stockton Planning Commission, I am a Stockton resident for over 3
years and I have known Heng for the entire duration and he has always made me feel welcome.
He is a model citizen and have known him to be an overall fantastic person. When hearing about
his opportunity to open a cannabis store here in Stockton I was excited. I am in favor of this
project and believe Heng will work hard to serve Stockon and support our community. Sincerely,
Kenneth Brown Kenneth1333@sbcglobal.net
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Wednesday, July 7, 2021 6:52 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: City of Stockton Planning Commission, I’m a 20+ Year resident of Stockton, CA, and
have known Heng for 4 years; he’s a kind-hearted person who always places others’ needs
before his own, and displays nothing but generosity and compassion towards his community,
regardless of adversities. Opening this establishment will further Heng’s scope in serving the
community of various backgrounds, and always ensures to develop good rapport. Blair Eversley,
MBA blairbogany13@gmail.com
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Wednesday, July 7, 2021 7:33 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: Hi, I fully support Heng Heung endeavors to becoming a successful business
person. Heng has been a great childhood friend and grown up to be an all around adult loved
and supported by many. He seeks and grasp opportunities as it arise. Let him show our
community how well of hard worker he’s been. Samoeut Chan Samoeutc@outlook.com
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Wednesday, July 7, 2021 10:08 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: I am a Stockton resident for over 5 years, my name is Raquel Loon, I have known
Heng Heung for over 10 year, in a professional and close friend to him and his family. He is a
model citizen and I have known him to be overall a good-spirited, honest, generous man. This
opportunity is a perfect fit for Heng Heung. I am in favor of this project to open a Canniabis store
in Stockton in our community it is in our best interest to support this project. Thank you, Raquel
Loon Raquel6@live.com
View and Analyze eComments

This email was sent from https://granicusideas.com.
Unsubscribe from future mailings
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Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Wednesday, July 7, 2021 11:14 PM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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

To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the Internet.
Speak Up


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: City of Stockton Planning Commission, I have been a Stockton resident since 2012.
I have known Heng Heung since then and have seen how hardworking he is. Heng is a friendly,
kind and loyal person; whenever he meets new people he is always welcoming. I believe the
opportunity to open a cannabis establishment will be a positive experience for him and will
benefit the community of Stockton. I am in favor of this proposal and hope to see his store open
soon. Karah Leung KMLS121314@gmail.com
View and Analyze eComments

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

To help
protect y our
priv acy ,
Micro so ft
Office
prev ented
auto matic
download of
this pictu re
from the
In ternet.

1

Connie Cochran
From:
Sent:
To:
Subject:

noreply@granicusideas.com
Thursday, July 8, 2021 5:21 AM
Eliza Garza;Katherine Roland;Allison Lambertson;Geoffrey Aspiras;Miranda
Komanee;Gabriel Searcy
New eComment for Planning Commission

Follow Up Flag:
Flag Status:

Follow up
Flagged

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


Guest User submitted a new eComment.
Meeting: Planning Commission
Item: 5.1 21-0410 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)
eComment: To the City of Stockton planning commission, My name is Cal Moppins Jr and I have
lived in Stockton for my entire life except for when I was in the US Navy. I have know Mr Heung
for 25 years and he has always been a stand up quality person. Lucky is a serious business man
and a hard worker and once he starts a task he will break his back to see it through. I believe
that given him this opportunity will greatly benefit my community.
View and Analyze eComments

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

To help
protect y
priv acy ,
Micro so f
Office
prev ente
auto mati
downloa
this pictu
from the
In ternet.

1

Connie Cochran
From:
Sent:
To:
Subject:

Corey Travis <corey@zen209.com>
Wednesday, July 7, 2021 11:50 AM
Stephanie Ocasio
Opposition to P20-0693, 7616 Pacific Ave.

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

Hello Ms. Ocasio,
I understand you will be presenting the above to the Commission for the project at 7616 Pacific Ave.
There is no staff report on the Agenda, has a new one been drafted to address the substantial opposition to the project?
I'm confused as to how the City can maintain support for a project that has 43 pages of opposition letters from nearby
business owners, residents, employees, customers and surrounding land owners, and not ONE letter of support. Has this
feedback been taken into consideration for a discretionary approval?
Additionally, the old staff report says "All property owners within a 300-foot radius of the subject property were invited
to the [community] 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."
I and several other community owners made multiple requests for these virtual meeting materials. Days before the
hearing, the applicant's representative said they were still working on it. The meeting didn't happen, and no link or
materials were sent by the applicant.
The totality of circumstances surrounding review of this project is concerning. There has been little to NO engagement in
the surrounding community, the level of detail provided is nil compared to our project, the conditions of approval for
the proposed project, operating in the same parking lot, are less restrictive than our current conditions. There is a clear
disparity between the (2) processes that is concerning.
I have other concerns regarding traffic circulation, parking facilities for delivery vehicles, lack of loading zones for
delivery, customer parking, public safety, and a proximity to sensitive uses and substance abuse facilities, but without a
staff report, I am not able to see if those have been addressed.
Please advise if there is any further information we can provide to assist in further analysis of the proposed
development. We are long time stakeholders and land owners in the community and have submitted substantial data
into the record we feel has not been considered.
I remain,
-Corey Travis
To help protect y our priv acy , Microsoft O ffice prev ented automatic download of this picture from the
Internet.
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Stockton, CA
415-890-4480 Direct
209-435-3900 Store
corey@zen209.com
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Connie Cochran
From:
Sent:
To:
Subject:
Attachments:

Allison Lambertson
Wednesday, July 7, 2021 9:58 AM
Stephanie Ocasio;Jobi Aceves
FW: Letter of Opposition P20-0693
Letter to Stockton Planning Commission (1).pdf

Follow Up Flag:
Flag Status:

Follow up
Completed

Good Morning,
Attached is a letter regarding item 5.1, I double checked the public comment attachment and did not see it there so I
believe it would be new correspondence for the commissioners.
Thanks!
Allison
From: Corey Travis <corey@zen209.com>
Sent: Wednesday, July 7, 2021 9:38 AM
To: CC - City Clerk <City.Clerk@stocktonca.gov>
Cc: Blair Will <blair@pioneerlawgroup.net>
Subject: Letter of Opposition P20-0693

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

Hello,
This correspondence was not included in public comment for the 7616 Pacific Ave. project (P20-0693). Please ensure it is
read into the record.
Regards,
-Corey Travis

Stockton, CA
415-890-4480 Direct
209-435-3900 Store
corey@zen209.com
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:

Jobi Aceves
Tuesday, June 29, 2021 11:40 AM
Michael McDowell
Stephanie Ocasio
RE: PC 2021-05-13 Correspondence

Done.
From: Michael McDowell <Michael.McDowell@stocktonca.gov>
Sent: Tuesday, June 29, 2021 10:04 AM
To: Jobi Aceves <Jobi.Aceves@stocktonca.gov>
Cc: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: FW: PC 2021-05-13 Correspondence
Jobi,
The currently active Legistar Report 21-0410 for Cannabis has an Attachment C – Public Communications. I found that
there are 5 eComments contained in this Attachment -C along with other correspondence received. I am forwarding
this communication from Ariana which includes .pdf entitled PC EComments 2021-05-13. This .pdf contains a total of 23
eComments received. The first 5-eComments are contained in Attachment A of Staff report. The remaining 18
eComments are missing from Attachment C and should be included. Can you please add the 18 eComments to the
Attachment C. If you have any questions, please see me
Thanks,
Mike
From: Ariana Adame <Ariana.Adame@stocktonca.gov>
Sent: Thursday, May 13, 2021 9:15 AM
To: Allison Lambertson <Allison.Lambertson@stocktonca.gov>; Jobi Aceves <Jobi.Aceves@stocktonca.gov>
Cc: William Crew <William.Crew@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov>; Stephanie
Ocasio <Stephanie.Ocasio@stocktonca.gov>
Subject: FW: PC 2021-05-13 Correspondence
Hi Allison,
Confirming receipt. Thank you!
Hi Jobi,
Can you distribute to the Planning Commissioners?
Thank you,
Ariana Adame, MM
PLANNING MANAGER
Community Development Department
345 N. El Dorado Street, Stockton CA 95202
Direct: 209.937.8270
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From: Allison Lambertson <Allison.Lambertson@stocktonca.gov>
Sent: Thursday, May 13, 2021 7:54 AM
To: Jobi Aceves <Jobi.Aceves@stocktonca.gov>; Ariana Adame <Ariana.Adame@stocktonca.gov>
Subject: PC 2021-05-13 Correspondence
Good Morning,
Attached is more correspondence we have received regarding item 5.2 this evening.
Thank you,
Allison
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Connie Cochran
From:
Sent:
To:
Cc:
Subject:
Attachments:

Ariana Adame
Thursday, June 24, 2021 10:37 AM
Christine Palacio;Francesca Carr
Alex Guilbert;Nicole Moore;Stephanie Ocasio
Commercial Cannabis Lottery Winners - Tracker Updated
Commercial Cannabis Lottery Winners - Project Status 6-22-21.docx

Hi all,
Attached you will find an updated Commercial Cannabis Lottery Winner Tracker updated as of 6/22/21. This indicates
the winners for each year and the current status of their applications. This tool should be used to verify that an
applicant submitting for a Retail Storefront, Cultivation, Volatile Manufacturer or Microbusiness is indeed a lottery
winner. Also, this will help know if it’s a new submittal or re-submittal.
Please, let me know if you have any questions.
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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Coastal Retail Lompoc LLC, Julian
Michaelowski
Concentrated Solution, Jennifer Dini
STGH LLC, Ryan Nielsen

Applicant
Samuel Jackson
Deanna LaShae Porter
Vang Thao

General

Equity

General

Pool
Equity
General
Equity

General
Equity

General

Equity
General

Pool
Equity
General
Equity

General
Equity
General
Equity
General

Retail Storefront

Volatile Manufacturing

Volatile Manufacturing

2020 LOTTERY
Business Type
Cultivation
Cultivation
Microbusiness

Microbusiness
Retail Storefront

Retail Storefront

Volatile Manufacturing
Volatile Manufacturing
2021 LOTTERY
Business Type
Cultivation
Cultivation
Microbusiness

Microbusiness
Retail Storefront
Retail Storefront
Volatile Manufacturing
Volatile Manufacturing

Monique Ramsay
Vang Thao
Caroline Johnson
Elizabeth Harris
Tara Mattheson

Applicant
Golden Carriers Inc., Jasvir Garcha
HRG Services, Inc., Gurmit S Saini
Antonino M’s Dispensary, Antonino Jr
Moreno
Jesse M’s Dispensary, Jesse Magana
Jiva SCK LLC, Heng Heung

Stockton Green Development, Matthew
Burke
Smokey Tree Farms, Gabrielle Alicia and
Marissa Elola

Ali’s, Alissa Metzger

General
Equity
General
Equity

Cultivation
Microbusiness
Microbusiness
Retail Storefront

Applicant
Stockton Green Development LLC,
Matthew Burke
Kanajee McDowell
Ty’s Stockton LLC, Thomas Mallery
Jamie’s, Jamie Winkle
Kim’s Stockton LLC, Leon Tacardon

Pool
Equity

2019 LOTTERY
Business Type
Cultivation

As of 6/22/21

Location

n/a
7979 S Airport Way

2509 West Lane
4900 N Pershing Avenue/ 7616 Pacific
Avenue
7840 West Lane

Location
n/a
1200 S Aurora Street
2331 Stagecoach Blvd

n/a

n/a

142 S. Aurora St/ 1122 Fremont St.
Parcel #155-140-19/ 2521 West Lane
Parcel #155-140-18/ 347 S Commerce
1109 N California Street/ 3008 E Hammer
Lane
2353 Pacific Ave/ 6709 Plymouth Lane

Location
n/a

Waiver

n/a
No

Yes

No
Yes

Waiver
n/a
Yes
No

n/a

n/a

Yes

Yes/Yes
No
No
Yes

Waiver
n/a

P21-0597 – pending review.
Extension approved, deadline is 9/20/21.
P21-0602 – pending review.
6/21 – 30 day notice letter sent. Deadline is 7/20/21.
6/21 – 30 day notice letter sent. Deadline is 7/20/21.

Status
P21-0615 – pending review.
6/21 – 30 day notice letter sent. Deadline is 7/20/21.
Extension approved, deadline is 9/20/21.

WINNER STATUS RESCINDED
P20-0826 – re-submitted, pending review.

P20-0673 – Approved by PC 1/14/21

WINNER STATUS RESCINDED
P20-0693 – Scheduled for PC 7/8/21.

Status
P21-0626, application submitted 6/18/21.
P20-0736, re-submitted, pending review.
P20-0757, re-submitted, pending review.

APPLICATION WITHDRAWN

APPLICATION WITHDRAWN

P20-0837, WINNER STATUS RESCINDED
P20-0063, WINNER STATUS RESCINDED
P20-0720, re-submitted, pending review.
P20-0038, denied by Planning Commission, Appeal Approved by City Council on
12/1/20
P20-0596, denied by Planning Commission and denied on appeal to City Council

Status
APPLICATION WITHDRAWN

Commercial Cannabis Lottery Winners

Appeal

n/a

Appeal

n/a
n/a

No

n/a
n/a

n/a
n/a
n/a

n/a
n/a
n/a
Applicant Appeal
Approved 12/1/20
Applicant Appealed,
Denied
n/a

Appeal
n/a

