CITY

City of Farmersville
Planning Commission Agenda
May 15, 2019 • 6:00 p.m.

OF

1.

Call to Order.

2.

Roll Call:
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___

3.

Pledge of Allegiance.

4.

Approval of Minutes: April 17, 2019.
Motion: ____ Second: ____ All in Favor: _____ All Against: _____

5.

Public Comments.
This portion of the agenda is reserved for persons wishing to address the Planning
Commission on any matter that is not listed for review on the agenda. Individuals
must give their name and address and limit their comments to three minutes.
Issues raised during Public Comments are informational only and the Planning
Commission cannot take action at this time. All comments shall be directed
towards the Chairperson and not to individual Commissioners or staff.

6.

Public Hearings
A. Zoning Ordinance Amendment 2019-03 (City of Farmersville). An amendment
to the City’s Canabis Regulations concerning the list of sensitive land uses subject to
the ordinance. Resolution 2019-09
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___
B. General Plan Amendment/Zone Change 2019-01 and Conditional Use Permit
2019-04 (Token Farms). A request for approval of a Conditional Use Permit for the
establishment and operation of a cannabis dispensary at 483 W. Noble Avenue.
Resolution 2019-10 (General Plan Amendment/Zone Change)
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___
Resolution 2019-11 (Conditional Use Permit)
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___
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C. General Plan Amendment/Zone Change 2019-02 and Conditional Use Permit
2019-05 (Valley Pure). A request for approval of a Conditional Use Permit for the
establishment and operation of a cannabis dispensary at 515 W. Noble Avenue.
Resolution 2019-12 (General Plan Amendment/Zone Change)
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___
Resolution 2019-13 (Conditional Use Permit)
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___
7.

New Business
A. Review of Farmersville Five Year Capital Improvements Plan for Consistency
with 2035 Farmersville General Plan. Resolution 2019-14.
Casas: ___ Llamas: ___ Luna: ___ Reyes: ___ Valdovinos ___

8.

City Planner’s Comments, Commissioner Comments.

9.

Adjournment.

Next Planning Commission Meeting: Scheduled for June 19, 2019.
Next Resolution number: 2019-15.
Public Notification: Agenda posted 72 hours prior to meeting date
Date/Time posted: (May 10, 2019), 5:00 p.m.
Upcoming City Council meetings:
May 27
June 10
June 24

Verified by ________________

City of Farmersville
Planning Commission Minutes
April 17, 2019
1.

Call to Order. Chairperson Luna called the meeting to order at 6:00 pm.

2.

Roll Call:
PRESENT: Casas, Llamas, Luna, Reyes, Valdovinos
ABSENT: None

3.

Pledge of Allegiance. Chairperson Luna led the Pledge of Allegiance.

4.

Approval of Minutes: March 20, 2019.
A motion was made by Commissioner Casas, second by Commissioner Llamas to adopt
the minutes of the March 20, 2019 Planning Commission meeting.

5.

Public Comments. No comments were offered.

6.

Public Hearings
A. Conditional Use Permit 2019-02 (Soto). A request for approval of a Conditional
Use Permit for the establishment of a food truck at 2073 N. Farmersville Blvd.
Resolution 2019-07.
City Manager Jennifer Gomez gave the staff report and explained the project requires
a Conditional Use Permit. Requirements for the CUP were outlined and included in
the Resolution.
Applicant Jesus Soto responded to questions and comments by the Commissioners.
Following further discussion a motion was made by Commissioner Luna, second by
Commissioner Valdovinos to approve Resolution 2019-07 for Conditional Use
Permit 2019-02.
AYES: Casas, Llamas, Luna, Reyes, Valdovinos
NOES: None
ABSENT: None
ABSTAIN: None
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B. Conditional Use Permit 2019-03 (Sadruddin). A proposal to establish a
tobacco/smoke shop in a retail space at the Sierra Vista Shopping Center at 445 W.
Visalia Road. Resolution 2019-08.
City Manager Jennifer Gomez gave the staff report and explained the project requires
a Conditional Use Permit. Requirements for the CUP were outlined and included in
the Resolution.
Applicant Saleem Sadruddin responded to questions and comments by the
Commissioners. Following additional discussion a motion was made by
Commissioner Valdovinos, second by Commissioner Llamas to adopt Resolution
2019-08.
AYES: Casas, Llamas, Luna, Reyes, Valdovinos
NOES: None
ABSENT: None
ABSTAIN: None
7.

New Business
A. Presentation on the Greater Kaweah Groundwater Sustainability Area. A
presentation by Eric Osterling, GKGSA manager to share progress on the plan
development and adoption process in response to the California Sustainable Groundwater
Management Act (SGMA).
Mr. Osterling provided a PowerPoint presentation and responded to questions by the
Commissioners.

8.

City Planner’s Comments, Commissioner Comments.
There were no comments given.

9.

Adjournment. Chaiperson Luna adjourned the meeting at 6:55 pm.

AGENDA ITEM 6A
FARMERSVILLE PLANNING COMMISSION
STAFF REPORT
Date:
To:
From:
Subject:

May 15, 2019
Farmersville Planning Commission
Karl Schoettler, Planning Consultant
Public Hearing for Zoning Ordinance Amendment 2019-03 (Cannabis
Ordinance)

Summary/Recommendation
The action is a public hearing to amend Farmersville’s Cannabis Ordinance to exclude
churches as a sensitive use with respect to the establishment of cannabis businesses.
It is recommended the Planning Commission conduct a public hearing and then vote to
adopt Resolution 2019-09.
Analysis
The City’s current cannabis ordinance restricts the location of cannabis businesses with
respect to the distance from certain “sensitive uses”, including schools (and proposed
school sites), school evacuation sites, churches, parks, child care centers, or youthoriented facilities. The ordinance currently prohibits cannabis businesses if they are
within 1,000 feet of such a use. Cannabis businesses must also be within the “I”
(Industrial) or “IL” (Light Industrial) zone.
The City has become aware that the inclusion of churches in the ordinance will eliminate
one of the major locations directed by the Council for the location of cannabis businesses,
along West Noble Avenue, west of Farmersville Boulevard. This is because there is a
church (a Buddhist temple – outside city limits) less than 1,000 feet of several sites
currently seeking permits for cannabis businesses. If the restriction on churches is not
removed from the ordinance this would eliminate these potential locations for cannabis
businesses.
It is therefore recommended that “churches” be excluded from the list of sensitive uses
currently contained within the cannabis ordinance. This will still leave a number of other
uses that will limit the location of cannabis businesses, including schools, planned school
sites, school evacuation sites, parks, child care centers and youth-oriented facilities.
None of these uses would affect the west Noble Avenue corridor. In addition, cannabis
businesses must be located within the “I” (Industrial) and “IL” (Light Industrial) zones,
which are primarily located on the north end of the City.
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Report to Farmersville Planning Commission (5/15/2019)
Public Hearing on Zoning Ordinance Amendment 2019-03 (Churches as sensitive uses)

Environmental Analysis
Adoption of this ordinance is exempt from environmental review under the California
Environmental Quality Act (CEQA) per Section 15061 (b) (3) of the CEQA Guidelines
which stipulate that where it can be seen with certainty that there is no possibility that the
activity in question may have a significant effect on the environment, the activity is not
subject to CEQA.
Conclusion
It is recommended the Planning Commission conduct a public hearing and vote to adopt
the attached resolution. The ordinance will then be scheduled for final action by the City
Council.
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AGENDA ITEM 6A
RESOLUTION 2019-09
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA
ZONING ORDINANCE AMENDMENT 2019-03
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE RECOMMENDING AN AMENDMENT TO THE TITLE 17 (THE
ZONING ORDINANCE) TO EXCLUDE “CHURCHES” AS A SENSITIVE USE WITHIN
THE CANNABIS ORDINANCE.
WHEREAS, on November 8, 2016, Proposition 64 (Adult Use of Marijuana Act (AUMA))
was approved by California voters for the purpose of providing a comprehensive regulatory
framework for the licensing, control, and taxation of non-medical commercial cannabis related
businesses in California, as well as the personal cultivation and use of non-medical marijuana; and
WHEREAS, AUMA expressly protects a City’s local licensing practices, zoning authority,
and other local actions taken under the City’s constitutional municipal and police powers for the
purpose of commercial cannabis activities; and
WHEREAS, the Planning Commission recognizes, upon consultation with law enforcement,
that supply chains for commercial cannabis and marijuana-related products as they currently exist,
in the absence of state and local regulatory schemes, can and do benefit criminal elements to the
detriment of residents of the State of California, the County of Tulare, and very likely the City of
Farmersville, without full regard for public safety, health and welfare issues; and
WHEREAS, the Planning Commission recognizes the individual freedom and privacy
interests that surround the choice of what to take into one’s body, following consultation with one’s
chosen health care providers, and for one’s own health-related purposes, and in a manner that is
responsible in its impacts on others in the community, including children, and
WHEREAS, the Planning Commission also recognizes its obligation to provide guidance on
appropriate community standards of health, safety, and welfare, and where appropriate, to protect
residents – especially residents of particularly vulnerable populations like children – from violation
and abuse of those community standards; and
WHEREAS, the Planning Commission desires to establish reasonable land use controls and
reasonable regulations on the operation of commercial cannabis related businesses which are
intended to operate in conjunction with the zoning and land use regulations of the City of
Farmersville, and which are intended to address the negative impacts, nuisance impacts, and
criminal impacts of unregulated cannabis-related businesses, and
WHEREAS, commercial cannabis related businesses are and will be subject to the zoning
and land use regulations of the zoning district in which such businesses establish and operate, as set
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forth in Chapter 17 of the Farmersville Municipal Code, and as otherwise established by the City,
and
WHEREAS, the Planning Commission finds that the activities permitted under this
ordinance are consistent with and implement the goals and policies of the Farmersville General
Plan, and
WHEREAS, The City has determined that a regulatory ordinance is necessary to protect the
public health, welfare and safety of residents of the City to the maximum extent allowable under
California law to address the adverse secondary impacts resulting from changes to California law
through the AUMA and Senate Bill 94 (2017). The City Council previously adopted Ordinance 485
on (May 14, 2018) establishing procedures and regulations to permit the cultivation, processing,
manufacturing and testing of cannabis products, and subsequently amended the Ordinance to allow
cannabis dispensaries within a new Light Industrial zone as well as the Industrial zone, and
WHEREAS, information has come to light that indicates the existing structure of the
ordinance contains regulations that could severely limit the ability of cannabis businesses to operate,
and
WHEREAS, the Planning Commission finds that the adoption of this ordinance is exempt
from environmental review under the California Environmental Quality Act (CEQA) per Section
15060(c)(2) [the activity will not result in a direct or reasonably foreseeable indirect physical
change in the environment] and 15061(b)(3) [there is no possibility the activity in question may
have a significant effect on the environment], and
WHEREAS, the Planning Department has prepared a staff report and environmental finding
on this matter, and
WHEREAS, the City published a public hearing notice ten days before the Planning
Commission’s meeting, and
WHEREAS, the Planning Commission held a public hearing on the proposed zoning
amendments and accepted testimony.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission, after considering
all the evidence presented, determined the following findings were relevant in evaluating these
amendments.
1. The proposed amendments are consistent with the 2025 Farmersville General Plan.
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2. The proposed amendments will not have an adverse impact on the health, safety or
welfare of residents or on the community.
3. The code amendments and General Plan land use amendment will not have a significant
effect on the environment and are exempt from review under Section 15060(c)(2) [the activity will
not result in a direct or reasonably foreseeable indirect physical change in the environment] and
15061(b)(3) [there is no possibility the activity in question may have a significant effect on the
environment] of the Guidelines of the California Environmental Quality Act (CEQA).
4. The Zoning Ordinance amendments are shown in Attachment “A” below.
The foregoing resolution was adopted upon a motion of Commissioner _______________, second
by Commissioner _______________, at a regular meeting of the Farmersville Planning
Commission on the 15th of May, 2019, by the following roll call vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
_____________________________________________
Chairperson, Farmersville Planning Commission
_____________________________________________
Secretary, Farmersville Planning Commission
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ATTACHMENT “A”
ORDINANCE NO. ###
AN ORDINANCE OF THE CITY OF FARMERSVILLE AMENDING REGULATIONS FOR
MEDICINAL AND NON-MEDICINAL CANNABIS USE, CULTIVATION, BUSINESSES,
TRANSACTIONS AND LAND USES.
THE CITY COUNCIL OF THE CITY OF FARMERSVILLE DOES ORDAIN AS
FOLLOWS:
Section 1.
PURPOSE. There are adverse secondary impacts of cannabis/marijuana cultivation,
processing, manufacturing, distribution, sales and use which include, without limitation, criminal
activity, pungent odors, excess water consumption, toxic mold, excessive energy consumption and
indoor electrical fire hazards, loitering at dispensaries and robbery of cannabis businesses which
transact business primarily in cash. The provisions of this ordinance are intended to promote the
public safety, health, comfort and general welfare, in order to provide a plan for sound and orderly
development, and to ensure social and economic stability within the various zones established by the
Farmersville Zoning Ordinance.
Section 2.
FINDINGS AND PURPOSE. The City Council of the City of Farmersville hereby
finds and declares the following:
(a)
California Constitution Article 11, Section 7 authorizes the City of Farmersville (“City”) to
make and enforce within its limits all local, police, sanitary, and other ordinances and regulations not
in conflict with general laws;
(b)
California Government Code § 37100 authorizes the legislative body of a local government
to enact local ordinances which are not in conflict with the Constitution and laws of the State of
California or the United States;
(c)
The federal Controlled Substances Act, 21 U.S.C. §§ 801 et seq., classifies cannabis/marijuana
as a Schedule I drug, which is defined as a drug or other substance which has a high potential for
abuse, no currently accepted medical use in treatment in the United States, and has not been accepted
as safe for use under medical supervision. The federal Controlled Substances Act declares it unlawful
for any person to cultivate, manufacture, distribute or dispense, or possess with intent to manufacture,
cannabis. The federal Controlled Substances Act contains no exemption for cultivation, manufacture,
distribution, dispensation or possession of cannabis for medical or non-medical purposes;
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(d)
On June 28, 2016, the Secretary of State of the State of California certified Proposition 64,
the Control, Regulate and Tax Adult Use of Cannabis Act (“AUMA” or “Proposition 64”), for the
November 8, 2016 statewide presidential general election ballot;
(e)
The AUMA become law when a majority of the electorate voted “yes” on Proposition 64. The
AUMA, to a certain degree, decriminalized under State law the possession, consumption, cultivation,
processing, manufacture, distribution, testing and sale of non-medicinal cannabis/marijuana and
derivative products, including edibles, for adults twenty-one (21) years of age and older. The AUMA
also included provisions for licensing commercial cannabis and preserved the authority of local
governments to regulate, and in some cases ban, certain cannabis activities within their boundaries.
(f)
On June 27, 2017, Senate Bill 94 (“SB-94”), which was a state budget trailer bill, was signed
into law by the Governor of the State of California. This legislation clarified and/or revised certain
portions of the AUMA and the Medical Cannabis Regulation and Safety Act of 2015 (MCRSA) and
also certain state statutes pertaining to medicinal cannabis/marijuana, including the authority of local
governments to regulate, and in some cases ban, certain cannabis activities within their boundaries;
SB 94 unified these two regulatory structures into the Medical and Adult Use Cannabis Regulation
and Safety Act (MAUCRSA);
(g)
The MAUCRSA now regulates, among other matters, the use of cannabis/marijuana for
medicinal, non-medicinal personal and commercial purposes, including the recreational use of
cannabis by adults over twenty-one (21) years of age and over;
(h)
To regulate personal use of cannabis, the AUMA added Health and Safety Code § 11362.1
which, among other things and with certain exceptions, made it “…lawful under state and local
law…” for persons 21 years of age or older to “…possess, process, transport, purchase, obtain or give
away to persons 21 years of age or older without any compensation whatsoever…” up to 28.5 grams
of non-medical cannabis in the form of concentrated cannabis or not more than eight grams in the
form of concentrated cannabis contained in cannabis products;
(i)
The AUMA also removed certain state criminal law prohibitions for adult individuals who
“…possess, plant, cultivate, harvest, dry or process not more than six living cannabis plants and
possess the cannabis produced by the plants…”;
(j)
The AUMA also legalized smoking or ingesting of cannabis or cannabis products by adults
for non-medical purposes;
(k)
To regulate commercial use of non-medical cannabis, the AUMA added Division 10
(Cannabis) to the Business & Professions Code, which vested certain state agencies with “…the sole
authority to create, issue, deny, renew, discipline, suspend, or revoke licenses…” for certain non-
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medicinal commercial cannabis business activity including microbusinesses, transportation, storage
(unrelated to manufacturing activities), distribution, testing, and sale of cannabis and cannabis
products within the state;
(l)
The AUMA provides that specified state agencies shall promulgate rules and regulations and
shall begin issuing state business licenses under Division 10 of the Business & Professions Code by
January 1, 2018;
(m)
The AUMA specifies that a local jurisdiction shall not prevent transportation of non-medicinal
cannabis or derivative products on public roads by a licensee transporting cannabis or derivative
products in compliance with Division 10;
(n)
The AUMA authorized cities to “…reasonably regulate…” without completely prohibiting
cultivation of cannabis inside a private residence or inside an “…accessory structure to a private
residence located upon the grounds of a private residence which is fully enclosed and secure…”;
(o)
The AUMA authorized cities to completely prohibit outdoor cultivation on the grounds of a
private residence until a “…determination by the California Attorney General that nonmedical use of
cannabis is lawful in the State of California under federal law…”;
(p)
The AUMA authorized cities to completely prohibit the establishment or operation of any
non-medical cannabis business licensed under Division 10 within its jurisdiction, including cannabis
dispensaries, cannabis retailers and cannabis delivery services;
(q)
If locals fail to enact appropriate local regulations, they can be pre-empted by the state in
regard to regulating all commercial cannabis businesses within their jurisdiction.
(r)
Until the AUMA was enacted, state statutes prohibited cultivation, possession and sales of
non-medicinal cannabis and therefore overlapping local regulations would have been preempted by
State statute;
(s)
The City has permissive zoning standards which prohibit all land uses not expressly allowed
and has applied the same, without exception, to all instances of medicinal cannabis, including, but
not limited to, cultivation, distribution, dispensing, transportation, sales and gifting;
Since legalization, permissive zoning may not be sufficient, and there is a need to affirmatively and
specifically prohibit via local ordinances the commercial cannabis activities that are not allowed.
(t)
The existence of cannabis cultivation operations carries the potential to increase secondary
impacts such as: (1) robberies, break-ins and other thefts due to the high monetary value of cannabis
plants; (2) dangerous alterations to the electrical wiring of buildings; (3) toxic amounts of mold spores
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present in buildings intended for human occupation; (4) the potential for exposure to or increased
usage by school aged children; (5) the spread of strong, pungent and/or noxious odors from cannabis
plants;
(u)
The City has legitimate and compelling interests in protecting the public health, welfare and
safety of its residents, as well as preserving the peace and quiet of the neighborhoods within the City;
(v)
The City has determined that a regulatory ordinance is necessary to protect the public health,
welfare and safety of residents of the City to the maximum extent allowable under California law to
address the adverse secondary impacts resulting from changes to California law through the AUMA
and Senate Bill 94/the MAUCRSA (2017). The City Council previously adopted Ordinance 485 on
(May 14, 2018) establishing procedures and regulations to permit the cultivation, processing,
manufacturing and testing of cannabis products, however retail cannabis dispensaries were prohibited
in that ordinance. More recently the City Council has decided to allow a limited number of retail
cannabis dispensaries in limited locations.
(w)
Cultivation and sales of any amount of cannabis and/or derivative products at locations or
parcels within one thousand (1,000) feet of schools, school bus stops, school evacuation sites, parks,
child care centers, or youth-oriented facilities creates unique risks that the cannabis plants may be
observed by juveniles, and therefore be especially vulnerable to theft or recreational consumption by
juveniles. Further, the potential for criminal activities associated with cannabis cultivation in such
locations poses heightened risks that juveniles will be involved or endangered. Therefore, cultivation
and sales of any amount of cannabis or derivative products within such locations or parcels is
especially hazardous to public safety and welfare, and to the protection of children.
(x)
As recognized by the California Attorney General's August 2008 GUIDELINES FOR THE
SECURITY AND NON-DIVERSION OF CANNABIS GROWN FOR MEDICAL USE, the
cultivation or other concentration of cannabis in any location or parcels without adequate security
increases the risk that surrounding homes or businesses may be negatively impacted by nuisance
activity such as loitering or crime. There is no known reason why this same principle would not apply
to non-medicinal cannabis.
(y)
It is the purpose and intent of this ordinance to implement State law by providing a means for
regulating non-medicinal and medicinal cannabis in a manner which is consistent with applicable
State laws and which promotes the health, safety, security and welfare of local residents within the
City. This Chapter is intended to be consistent with Proposition 64 and Senate Bill 94, and to that
end, is not intended to prohibit any person from exercising any right otherwise granted by State law.
Rather, the intent and purpose of this Chapter is to establish reasonable regulations upon the manner
in which cannabis and cannabis products must be cultivated, manufactured, processed, stored and
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sold or gifted, in order to protect the public health, safety, security and welfare of all of the residents
of the City.
(z)
The limited right of individuals under State law to cultivate cannabis plants for non-medicinal
purposes and/or to carry on a cannabis business without violating state criminal laws does not confer
the right to create or maintain a public nuisance. By adopting the regulations contained in this Chapter,
the City will achieve a significant reduction in the aforementioned harms caused or threatened by the
cultivation of non-medicinal cannabis and/or carrying on of any cannabis business within the City.
(aa) Nothing in this ordinance shall be construed to allow or legalize cannabis for any purposes,
or allow or legalize any activity relating to the cultivation, distribution or consumption of cannabis
which is otherwise illegal under state or federal law. No provision of this Chapter shall be deemed a
defense or immunity to any action brought against any person by the County District Attorney or the
Attorney General of State of California.
Section 3. Subsection 17.53.060 B.3. (Annual registration of parcels prior to use for cannabis
business) of the Farmersville Municipal Code is amended as follows:
3. Zoning Compliance: Notwithstanding any other provision within the municipal code, and
except as otherwise specifically provided otherwise within this Chapter, for all cannabis
business activity, the parcel to be registered must be located within the "I" (industrial)
zone or IL (Light Industrial) zone in the case of retail cannabis sales) as established
by Chapter 17.60 of the municipal code. Further, all commercial cannabis uses shall
be located at least 1,000 feet from schools (or proposed school site as identified in the
general plan), school bus stops, school evacuation sites, parks, child care centers, or
youth-oriented facilities. Measurements shall be from property boundary to
property boundary. For purposes of this section, school means any public or private
school providing instruction in kindergarten or grades 1-12, inclusive, but does not
include any private school in which education is primarily conducted in private
homes. The distance specified in this section shall be measured in the same manner
as provided in subdivision (c) of Section 11362.768 of the Health and Safety Code
unless otherwise provided by law.
Section 5. Subsection 17.53.070 A.1. (Registration of parcels prior to commercial cultivation) of
the Farmersville Municipal Code is amended as follows:
1. Zoning Compliance. This subsection shall apply notwithstanding any other provision
within the municipal code. The parcel to be registered must be located within the "I"
(industrial) zone as established by Chapter 17.60 of the municipal code. Further, all
cannabis cultivation uses shall be located at least 1,000 feet from schools (or proposed
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school site as identified in the general plan), school bus stops, school evacuation sites,
parks, child care centers, or youth-oriented facilities. Measurements shall be from
property boundary to property boundary. For purposes of this section, school means
any public or private school providing instruction in kindergarten or grades 1-12,
inclusive, but does not include any proviate school in which education is primarily
conducted in private homes. The distance specified in this section shall be measured in
the same manner as provided in subdivision (c) of Section 11362.768 of the Health and
Safety Code unless otherwise provided by law.
Section 6. Subsection 17.53.077 L. (Cannabis dispensaries requirements and restrictions) of the
Farmersville Municipal Code is amended as follows:
L. Distance Separation from Schools, school bus stops, school evacuation sites, parks, child care
centers, or youth-oriented facilities. . Cannabis dispensaries shall comply with the distance
separation requirements from schools as required by state law. In addition, A cannabis dispensary
shall not be located within one thousand feet from any existing school or proposed school site as
identified in the general plan, bus stops, school evacuation sites, parks, child care centers, or
youth-oriented facilities. . Measurements shall be from property boundary to property boundary.
For purposes of this section, school means any public or private school providing instruction in
kindergarten or grades 1—12, inclusive, but does not include any private school in which education
is primarily conducted in private homes. The distance specified in this section shall be measured in
the same manner as provided in subdivision (c) of Section 11362.768 of the Health and Safety Code
unless otherwise provided by law.
Section 7. CEQA REVIEW. The City Council hereby finds that this ordinance and General Plan
Amendment are not subject to review under the California Environmental Quality Act (CEQA)
pursuant to CEQA Guidelines sections 15060(c)(2) [the activity will not result in a direct or
reasonably foreseeable indirect physical change in the environment] and 15061(b)(3) [there is no
possibility the activity in question may have a significant effect on the environment]. In addition to
the foregoing general exemptions, the City Council further finds that the ordinance is categorically
exempt from review under CEQA under the Class 8 categorical exemption [regulatory activity to
assure the protection of the environment]. The City Manager is hereby directed to ensure that a Notice
of Exemption is filed pursuant to CEQA Guidelines section 15062 [14 C.C.R. § 15062].
Section 10. NO LIABILITY. The provisions of this ordinance shall not in any way be construed as
imposing any duty of care, liability or responsibility for damage to person or property upon the City
of Farmersville, or any official, employee or agent thereof.
Section 11. PENDING ACTIONS. Nothing in this ordinance or in the codes hereby adopted shall be
construed to affect any suit or proceeding pending or impending in any court, or any rights acquired,
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or liability incurred, or any cause or causes of action acquired or existing, under any act or ordinance
or code repealed by this ordinance, nor shall any just or legal right or remedy of any character be lost,
impaired or affected by this ordinance.
Section 12. SEVERABILITY. If any section, subsection, subdivision, paragraph, sentence, clause or
phrase of this ordinance, or its application to any person or circumstance, is for any reason held to be
invalid or unenforceable, such invalidity or unenforceability shall not affect the validity or
enforceability of the remaining sections, subsections, subdivisions, paragraphs, sentences, clauses or
phrases of this ordinance, or its application to any other person or circumstance. The City Council of
the City of Farmersville hereby declares that it would have adopted each section, subsection,
subdivision, paragraph, sentence, clause or phrase hereof, irrespective of the fact that any one or more
other sections, subsections, subdivisions, paragraphs, sentences, clauses or phrases hereof be declared
invalid or unenforceable.
Section 13. CONSTRUCTION. The City Council intends this ordinance to supplement, not to
duplicate, contradict or otherwise conflict with, applicable State and federal law and this ordinance
shall be construed in light of that intent. To the extent the provisions of the Farmersville Municipal
Code as amended by this ordinance are substantially the same as provisions in the Farmersville
Municipal Code existing prior to the effectiveness of this ordinance, then those amended provisions
shall be construed as continuations of the earlier provisions and not as new enactments.
Section 14. EFFECTIVE DATE. The foregoing ordinance shall take effect thirty (30) days from
the date of the passage hereof. Prior to the expiration of fifteen (15) days from the passage hereof a
certified copy of this ordinance shall be posted in the office of the City Clerk pursuant to Government
Code § 36933(c)(1) and a summary shall be published once in the
,
a
newspaper printed and published in the City of Farmersville, State of California, together with the
names of the Council members voting for and against the same.
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THE FOREGOING ORDINANCE was passed and adopted by the City Council of the City of
Farmersville, State of California, on _________________ at a regular meeting of said Council duly
and regularly convened on said day by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
________________________________
Greg Gomez, Mayor
ATTEST:
________________________________
Betina Ashoori, Deputy City Clerk

AGENDA ITEM 6B
STAFF REPORT
FARMERSVILLE PLANNING COMMISSION

Date:
To:
From:
Subject:

May 15, 2019
Farmersville Planning Commission
Karl Schoettler, Planning Consultant
General Plan Amendment/Zone Change 2019-01 and Conditional Use Permit 2019-04
(Token Farms)

Summary/Recommendation
The applicant is request approval of a General Plan Amendment, zone change and a Conditional
Use Permit to establish a retail cannabis business within an existing building at 483 W. Noble
Avenue. It is recommended that the Planning Commission conduct a public hearing and vote to
approve the requests by adopting:
•
•

Resolution 2019-10 recommending approval to the City Council of the General Plan
Amendment and zone change;
Resolution 2019-11 approving the Conditional Use Permit

Analysis
The project represents the first application to establish a cannabis business in Farmersville. The
project site is located at 483 W. Noble Avenue, on the south side of Noble, west of Farmersville
Boulevard (see Map 1 (location) and Map 2 (aerial photo).
The site is currently zoned CS (Service Commercial) and the applicant is requesting the zoning
be changed to the “IL” (Light Industrial) zone. The City Council has previously amended the
Zoning Ordinance to allow cannabis dispensaries only in the IL zone. The City Council has also
voiced their desire that the IL zone only be applied to parcels on the south side of Noble, west of
Farmersville Boulevard.
In addition to the zone change, the applicant is requesting the General Plan land use designation
be changed to the “Light Industrial” designation. This category is consistent with the IL zone.
Distance from Sensitive Uses
Farmersville’s cannabis ordinance requires cannabis businesses be at least 1,000 feet from
“sensitive uses” which include schools, parks, churches, day cares, youth centers or school bus
stops. As the Planning Commission is aware, the City Council has directed that churches be
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excluded from this list. This is critical to this and other projects, as there is a church (Buddhist
Temple) a short distance west of this site on Noble Avenue, outside city limits. The nearest
school to the site is Farmersville High School, approximately 5,260 feet to the southeast. Liberty
Park is the nearest park, located about 2,650 feet due south of the site.
Map 1: Location Map
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Map 2: Aerial Photo
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The main part of the project application is the request for a Conditional Use Permit, which would
establish the cannabis dispensary.
Site Plan
The building proposed for the business contains 6,300 square feet, located within a parcel that
contains 0.92 acre (see Exhibit 1: Site Plan). The parcel is part of a larger business park complex
with adjoining parcels and connected parking lots. There are 23 parking stalls on the site, which
meets the Zoning Ordinance’s parking standard.
The business would occupy the front space of the building, containing 1,300 square feet. The
applicant intends to remodel and reconfigure the space to the floor plan shown in Exhibit 2 to
include a receptionist area, sales floor, breakroom, secured storage area and a vault within the
secured storage area. Windows would be covered with opaque film to prevent persons outside
from seeing the interior.
The business will be open seven days per week with hours on Mondays through Saturdays of 10
am to 8 pm and on Sundays from 10 am to 6 pm. The business will have 13 to 15 employees;
each shift will have 3 to 5 employees. If the City allows for home delivery, that service will be
added. (Note: the City is currently awaiting the outcome of a lawsuit filed by some other cities
challenging the State’s requirement that all cities allow home delivery).
Customers will enter the front door of the business and be screened by a receptionist to ensure
they are 21 years of age or older (or 18 years and older and possessing a doctor’s prescription for
medical cannabis customers). If approved, they will then be admitted into the sales floor. If they
make a purchase, the product will be placed in a sealed bag and given to the customer.
Customers cannot consume their purchase on the property. According to State law, they must
take it home and consume it within interior of the dwelling in a location not visible to the
outside.
Products
According to the applicant’s business plan the store will offer the following products:
-

Cannabis plant material
Cannabis plant concentrates
Cannabis infused products such as edibles and topicals
Accessories and supplies related to concentrate delivery methods

Product will be stored in a secured vault when the business is closed. Samples of product will be
displayed in a secure display case during operating hours.
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Exhibit 1: Site Plan
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Exhibit 2: Floor Plan
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Security
The applicant has contracted with the firm Operational Security Systems to prepare an extensive
security plan, that was reviewed by the Police Department and HDL consultants as part of the
business’ Phase 1 application. Key security features will include:
•

Security cameras will be placed throughout the site, both inside and outside. These
cameras will send images via direct link to the Police Department and will also back up
to hard drives for later review (if needed).

•

Burglar and fire alarms will be installed and monitored 24/7.

•

All doors to the building have restricted entry with deadbolt locks. All doors will be
heavy-duty reinforced security doors with commercial grade locks.

•

Panic buttons will be installed in the building in the event of armed robbery or other
security breach.

•

A security guard will be present at all times during business hours.

•

All windows will be secured against entry from the outside.

•

Cash will be stored in a locked vault. The business will contract with a licensed armored
vehicle transport company to transport cash from the site at regular intervals.

•

Except for samples on display, cannabis product will be stored in the vault and only
removed when ordered. All cannabis will be locked in the vault when the business is
closed.

Operation of the business must comply with all requirements of Farmersville’s Cannabis
Ordinance (Section 17.53 of the Municipal Code). Key provisions of this ordinance that apply to
the business include:
-

All employees of a marijuana business must undergo a background check by the Police
Department and be registered annually with the City.

-

There shall be no signage on the site that identifies the activity of the business.

-

There shall be no marijuana or alcohol consumption on the site.

-

No minors are allowed on the site.
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-

The business must be at least 1,000 feet from sensitive uses as defined in the ordinance.

-

The business must comply with all building, health and environmental codes.

-

The building and site must be secure, with security features and protocols approved by
the Police Department.

-

The site must have alarm and monitoring systems, approved by the Police Department.

The project has already undergone a Phase 1 review, whereby the applicant submitted
information for review by the City’s cannabis consultant (HDL). This permit was approved by
the City Council on March 11, 2019. Information submitted for that permit included:
-

Qualification of owners
Location information
Business plan
Labor and employment information
Neighborhood compatibility plan
Environmental impact review
Safety plan
Security plan
Air quality and odor control
Community benefits
Other information

Environmental Analysis
Section 21084 of the Public Resources Code requires CEQA Guidelines to include a list of
classes of the projects which have been determined not to have a significant effect on the
environment. These projects are thus categorically exempt from the provisions of CEQA. The
list of statutory and categorical exemptions can be found under CEQA Guidelines sections 15260
through 15285 and sections 15300 through 153333.
For the present project, the staff has determined CEQA Guidelines section 15301, “Existing
Facilities”, applies. This sections states in pertinent part:
CEQA Guidelines, Section 15301, “New Construction or Conversion of Small Structures”,
subsection (c) provides:
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15301. EXISTING FACILITIES
Class 1 consists of the operation, repair, maintenance, permitting, leasing,
licensing, or minor alteration of existing public or private structures, facilities,
mechanical equipment, or topographical features, involving negligible or no
expansion of use beyond that existing at the time of the lead agency’s
determination. The types of “existing facilities” itemized below are not intended
to be all inclusive of the types of projects which might fall within Class 1. The
key consideration is whether the project involves negligible or no expansion of
an existing use. Examples include but are not limited to:
(a) Interior or exterior alterations involving such things as interior
partitions, plumbing, and electrical conveyances;
Here, the project is occurring at an existing developed site in an urbanized area. The building,
already constructed, is one building among many in a large business park complex with
adjoining parcels and connected parking lots. Only a small portion of the existing building is
intended to be renovated. The majority of the alterations are designed to change the interior of
the building and do not expand is current layout. Specifically, the applicant intends to remodel
and reconfigure the space to the floor plan, shown in Exhibit 2 to include a receptionist area,
sales floor, breakroom, secured storage area and a vault within the secured storage area. Minimal
exterior changes are intended, including covering exterior windows with opaque film.
Accordingly, staff has determined the project is categorically exempt from environmental review
under CEQA Guidelines Section 15301(a), “Existing Facilities”.
Conclusion:
The project has been reviewed by City staff including Police, Fire and Public Works
Departments, who have contributed conditions of approval listed in the attached resolution.
With these conditions staff is recommending approval of the project.
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BACKGROUND
Applicant:

Property
Owner:

Token Farms Inc. (Jennifer Mendonca)
4216 S. Mooney Blvd.
Visalia, CA 93277
Todd Griffin
481 W. Noble Ave.
Farmersville, CA 93223

Location:

The subject site is located at 483 W. Noble Avenue on the south side of Noble, west
of Farmersville Boulevard. The Assessor Parcel Number is 128-250-007.

Request:

The applicant is requesting approval for a General Plan Amendment/Zone change
and Conditional Use Permit to operate a retail cannabis business within a 1,300
square foot portion of an existing commercial building.

Site:

The site is an existing parcel containing 0.92 acres. It is developed with an existing
multi-tenant building containing 6,300 square feet. Other improvements include
parking, landscaping and walkways.

Surrounding land uses are as follows:
North:
South:
East:
West:
Zone:

Commercial – fast food restaurants
Agriculture - orchard
Service commercial
Service commercial

The site is currently zoned CS (Service Commercial) but the applicant has requested
a zone change to the “IL” (Light Industrial) zone.

Surrounding zone classifications are as follows:
North: CS (Service Commercial)
South: I (Industrial)
West: CS
East: CS
General Plan:

The site is designated “Service Commercial” by the Land Use Element of the
2025 Farmersville General Plan. The CS zone is consistent with this
designation. The applicant is requesting an amendment to the land use
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designation to the “Light Industrial” designation. The IL zone is consistent
with this designation.
Access:

Access to the site is provided by Noble Avenue. In the vicinity of the site,
Noble features one traffic lane and one parking lane in each direction, along
with curbs, gutters and sidewalks. To the east, Noble intersects the Highway
198 on- and off-ramps and also intersects Farmersville Boulevard. These
intersections are controlled by roundabouts.

Infrastructure:

The site is currently served with City water. Sewer service is via on-site
septic tank system. Storm drainage is provided by an on-site basin.

Services:

Police and fire protection are provided by the City of Farmersville.

Environmental:

The project is considered to be exempt from review under the California
Environmental Quality Act (CEQA) – Section 15301 (a) (Re-use of existing
buildings with minimal changes).
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RESOLUTION 2019-10
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE APPROVING GENERAL PLAN AMENDMENT 2019-01 AND
ZONE CHANGE 2019-01 (TOKEN FARMS).
WHEREAS, the City has received an application from Token Farms, 4216 S.
Mooney Blvd. Visalia, CA 93277, to amend zoning and land use designations and also
for a Conditional Use Permit to establish and operate a retail cannabis dispensary, in
compliance with the City of Farmersville’s Cannabis Ordinance and the State of
California’s cannabis regulations. The site is located at 483 W. Noble Avenue, on the
south side of Noble Avenue west of Farmersville Boulevard. The Assessor Parcel
Number is 128-250-007, and
WHEREAS, the General Plan Amendment proposes to amend the land use
designation for the site from “Service Commercial” to “Light Industrial” and the zone
change proposes to amend the zoning from CS (Service Commercial) to the IL (Light
Industrial) zone, and
WHEREAS, property owners within 300 feet of the subject parcel were notified
of the Planning Commission’s meeting and a public hearing notice was published ten
(10) days prior to the Planning Commission’s meeting, and
WHEREAS, the Planning Department has prepared a staff report and
environmental finding, and
WHEREAS, the Planning Commission held a public hearing on this action and
accepted testimony.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission, after
considering all the evidence presented, determined the following findings were relevant
in evaluating this action:
1. The proposed action is consistent with the goals, objectives and policies of the
2025 Farmersville General Plan.
2. The City has determined the project is exempt from environmental analysis
under Section 15301 (a) (Re-use of existing buildings with minimal changes).
Specifically, the Commission finds the project is within an existing business park and
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consists of remodeling the interior of the structure with minimal construction to be
performed on the exterior of the building.
3.
The proposed action will not have an adverse impact on the health, safety
and welfare of residents in the neighborhood or community.
NOW, THEREFORE BE IT RESOLVED THAT General Plan Amendment 201901 and Zone Change 2019-01 as shown on Map 1 (attached), are hereby recommended
for approval of the City Council by the Farmersville Planning Commission.
The foregoing resolution was adopted upon a motion of Commission member
______________, second by Commission member ______________, at a regular
meeting of the Farmersville Planning Commission on the 15th day of May, 2019, by the
following roll call vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
_______________________________________
Chairperson, Farmersville Planning Commission
_______________________________________
Secretary, Farmersville Planning Commission
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Map 1: Proposed General Plan and Zoning Designations
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RESOLUTION PZ19-11
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE
APPROVING CONDITIONAL USE PERMIT 2019-04 (TOKEN FARMS CANNABIS
BUSINESS)
WHEREAS, a request was submitted by Token Farms, 4216 S. Mooney Blvd. Visalia,
CA 93277, for a Conditional Use Permit to establish and operate a retail cannabis dispensary, in
compliance with the City of Farmersville’s Cannabis Ordinance and the State of California’s
cannabis regulations. The site is located at 483 W. Noble Avenue, on the south side of Noble
Avenue west of Farmersville Boulevard. The Assessor Parcel Number is 128-250-007, and
WHEREAS, the subject site is zoned CS (Service Commercial) and the applicant has
submitted a request to amend the zoning and General Plan land use designations of the site to
“IL” (Light Industrial) which allows the establishment of cannabis dispensaries by Conditional
Use Permit. Accordingly, final approval of this permit is contingent on the City Council’s
approval of the requested zone change and General Plan land use amendment, and
WHEREAS, the City Council has initiated an action to amend the City’s Cannabis
Ordinance to remove churches from the list of sensitive land uses. Accordingly, final approval
of this permit is contingent on the City Council’s approval of that zoning amendment, and
WHEREAS, the City Council has previously approved a Phase 1 permit for the project,
as required by the Farmersville Cannabis Ordinance, and
WHEREAS, the Planning Department has prepared a staff report and environmental
finding regarding this request; and
WHEREAS, the City has notified property owners within 300 feet of the site of the
proposed project, and has also published a notice of the Planning Commission hearing in the
newspaper, at least ten days before the hearing; and
WHEREAS, the Planning Commission has considered this matter and accepted evidence
and testimony.
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NOW THEREFORE BE IT RESOLVED that, the Planning Commission, after
considering all the evidence presented, determined the following findings were relevant in
evaluating this project:
1. The project is consistent with the Farmersville General Plan and the Farmersville
Zoning Ordinance, as amended.
2. The project will not have a significant impact on the environment and is exempt from
review under Section 15301 (a) (Re-use of existing buildings with minimal changes) of the
Guidelines of the California Environmental Quality Act, and a Notice of Exemption has been
prepared. Specifically, the Commission finds the project is within an existing business park and
consists of remodeling the interior of the structure with minimal construction to be performed on
the exterior of the building.
3. The project will not have an adverse impact on the health, safety and welfare of
residents in the neighborhood or community.
NOW THEREFORE BE IT RESOLVED that the Planning Commission hereby approves
Conditional Use Permit 2019-04, subject to the following conditions:
1. All building improvements and modifications shown in the project application shall be
completed prior to granting of a business license.
2. The project shall supply proof of approval by the State of California’s Bureau of
Cannabis Control, prior to granting of a City business license.
3. The project shall comply with all provisions of the Farmersville Cannabis Ordinance,
including, but not limited to:
a. All employees of a marijuana business must undergo a background check by the Police
Department and be registered annually with the City.
b. There shall be no signage on the site that identifies the activity of the business.
c. There shall be no marijuana or alcohol consumption on the site.
d. No other commercial activities are allowed on the site.
e. No minors are allowed on the site.
f. The business must be at least 1,000 feet from all sensitive uses listed in the ordinance.

-2-

Farmersville Planning Commission
Resolution 2019-11
Conditional Use Permit 2019-05 (Token Farms)

g. The business must comply with all building, health and environmental codes.
h. The building and site must be secure as approved by the Police Department.
i. The site must have alarm and monitoring systems, approved by the Police
Department.
4. The business shall comply with the Farmersville Noise Ordinance.
5. All outdoor light fixtures shall be hooded and adjusted to ensure that light does no affect
neighboring properties and roadways.
6. Any outdoor storage shall be screened from view from the street right-of-way.
7. Any subsequent expansion or addition of new uses or additional buildings shall require a
new application for a conditional use permit, or an amendment to the existing permit.
The foregoing resolution was adopted upon a motion of Commission member
________________, second by Commission member ___________________, at a regular
meeting of the Farmersville Planning Commission on the 15th of May, 2019, by the following
roll call vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
______________________________________
Chairperson, Farmersville Planning Commission
______________________________________
Secretary, Farmersville Planning Commission
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AGENDA ITEM 6C
STAFF REPORT
FARMERSVILLE PLANNING COMMISSION

Date:
To:
From:
Subject:

May 15, 2019
Farmersville Planning Commission
Karl Schoettler, Planning Consultant
General Plan Amendment/Zone Change 2019-02 and Conditional Use Permit 2019-05
(Valley Pure)

Summary/Recommendation
The applicant is requesting approval of a General Plan Amendment, zone change and a
Conditional Use Permit to establish a retail cannabis business within an existing building at 515
W. Noble Avenue. It is recommended that the Planning Commission conduct a public hearing
and vote to approve the request by adopting:
•
•

Resolution 2019-12 recommending approval to the City Council of the General Plan
Amendment and zone change
Resolution 2019-13 approving the Conditional Use Permit

Analysis
The project is a proposal to amend land use and zoning designations and apply for a Conditional
Use Permit to establish a retail cannabis dispensary, at 515 W. Noble Avenue, on the south side
of Noble, west of Farmersville Boulevard (see Map 1 (location) and Map 2 (aerial photo).
The site is currently zoned CS (Service Commercial) and the applicant is requesting the zoning
be changed to the “IL” (Light Industrial) zone. The City Council has previously amended the
Zoning Ordinance to allow cannabis dispensaries only in the IL zone. The City Council has also
voiced their desire that the IL zone only be applied to parcels on the south side of Noble, west of
Farmersville Boulevard.
In addition to the zone change, the applicant is requesting the General Plan land use designation
be changed to the “Light Industrial” designation. This category is consistent with the IL zone.
Distance from Sensitive Uses
Farmersville’s cannabis regulations require cannabis businesses to be at least 1,000 feet from
“sensitive uses” which include schools, parks, churches, day cares, youth centers or school bus
stops. As the Planning Commission is aware, the City Council has directed that churches be
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removed from this list. This is important to this and other projects, as there is a church (Buddhist
Temple) a short distance west of this site on Noble Avenue, outside city limits. The nearest
school to the site is Farmersville High School, approximately 5,335 feet to the southeast. Liberty
Park is the nearest public park, located about 2,650 feet directly south of the site.
Map 1: Location Map
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Map 2: Aerial Photo
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The primary part of the project application is the request for a Conditional Use Permit, which
would establish the cannabis dispensary.
Site Plan
The building proposed for the business contains 12,750 square feet, located within a parcel that
contains 1.6 acres (see Exhibit 1: Site Plan). The parcel is part of a larger business park complex
with adjoining parcels and connected parking lots. A second building on the south side of the
site contains 8,750 square feet. The applicant intends to utilize that building for future cannabis
cultivation operation and plans to submit an application for an amendment to their Conditional
Use Permit when that is proposed.
The dispensary business would occupy the front (north building). The applicant intends to
remodel and reconfigure the space to the floor plan (shown in Exhibit 2) to include a receptionist
area, sales floor, breakroom, secured storage area and a vault within the secured storage area.
The second floor would be used for offices. Windows would be covered with opaque film to
prevent views from outside the building.
The business will be open seven days per week with hours from 10 am to 9 pm. The business
will employ 10 to 20 employees. If the City allows for home delivery, that service will be added.
(Note: the City is currently awaiting the outcome of a lawsuit filed by some other cities
challenging the State’s requirement that all cities allow home delivery). The business would use
3 to 5 delivery vans for this service.
Customers will enter the front door of the business and be screened by a receptionist to ensure
they are 21 years of age or older. If approved they will then be admitted into the sales floor
where they can speak to salespersons and view product. If they make a purchase, the product
will be placed in a sealed bag and given to the customer. Customers cannot partake of their
purchase on the property. According to State law, they must take it home and consume it within
interior of the dwelling in a location not visible to the outside.
Products
According to the applicant’s business plan the store will offer the following products:
-

Cannabis plant material
Cannabis plant concentrates
Cannabis infused products such as edibles and topicals
Accessories and supplies related to concentrate delivery methods

Product will be stored in a secured vault when the business is closed. Samples of product will be
displayed in a secure display case during operating hours.
Page 4 of 10

MARCH 2019

Page 5 of 10

Exhibit 1: Site Plan
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Security
The applicant has submitted a security plan, that was reviewed by the Police Department and
HDL consultants as part of the business’ Phase 1 application. Key security features will include:
•

Security cameras will be placed throughout the site, both inside and outside. These
cameras will feed images to hard drives for later review (if needed) and also a direct feed
to the Farmersville Police Department.

•

Burglar alarms and fire alarms will be installed and monitored.

•

All doors to the building have restricted entry and will push button code-style locks

•

Panic buttons will be installed in the building in the event of armed robbery or other
security breach.

•

Two security guards will be posted at the site during business hours.

•

Cash will be stored in a locked vault. The business will contract with a licensed armored
vehicle transport company to transport cash from the site at regular intervals.

•

Except for samples on display, cannabis product will be stored in the vault and only
removed when ordered. All cannabis will be locked in the vault when the business is
closed.

Operation of the business must comply with all requirements of Farmersville’s Cannabis
Ordinance (Section 17.53 of the Municipal Code). Key provisions of this ordinance that apply to
the business include:
-

All employees of a marijuana business must undergo a background check by the Police
Department and be registered annually with the City.

-

There shall be no signage on the site that identifies the activity of the business.

-

There shall be no marijuana or alcohol consumption on the site.

-

No other commercial activities are allowed on the site.

-

No minors are allowed on the site.

-

The business must be at least 1,000 feet from sensitive uses as defined in the ordinance.
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-

The business must comply with all building, health and environmental codes.

-

The building and site must be secure, with security features and protocols approved by
the Police Department.

-

The site must have alarm and monitoring systems, approved by the Police Department.

The project has already undergone a Phase 1 review, whereby the applicant submitted
information for review by the City’s cannabis consultant (HDL). This permit was approved by
the City Council. Information submitted for that permit included:
-

Qualification of owners
Location information
Labor and employment information
Neighborhood compatibility plan
Environmental impact
Safety plan
Security plan
Community benefits
Other information

Environmental Analysis
Section 21084 of the Public Resources Code requires CEQA Guidelines to include a list of
classes of the projects which have been determined not to have a significant effect on the
environment. These projects are thus categorically exempt from the provisions of CEQA. The
list of statutory and categorical exemptions can be found under CEQA Guidelines sections 15260
through 15285 and sections 15300 through 153333.
For the present project, the staff has determined CEQA Guidelines section 15301, “Existing
Facilities”, applies. This sections states in pertinent part:
CEQA Guidelines, Section 15301, “New Construction or Conversion of Small Structures”,
subsection (c) provides:
15301. EXISTING FACILITIES
Class 1 consists of the operation, repair, maintenance, permitting, leasing,
licensing, or minor alteration of existing public or private structures, facilities,
mechanical equipment, or topographical features, involving negligible or no
expansion of use beyond that existing at the time of the lead agency’s
determination. The types of “existing facilities” itemized below are not intended
to be all inclusive of the types of projects which might fall within Class 1. The
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key consideration is whether the project involves negligible or no expansion of
an existing use. Examples include but are not limited to:
(a) Interior or exterior alterations involving such things as interior
partitions, plumbing, and electrical conveyances;
Here, the project is occurring at an existing developed site in an urbanized area. The building,
already constructed, is one building among many in a large business park complex with
adjoining parcels and connected parking lots. Only a small portion of the existing building is
intended to be renovated. The majority of the alterations are designed to change the interior of
the building and do not expand is current layout. Specifically, the applicant intends to remodel
and reconfigure the space to the floor plan, shown in Exhibit 2 to include a receptionist area,
sales floor, breakroom, secured storage area and a vault within the secured storage area. Minimal
exterior changes are intended, including covering exterior windows with opaque film.
Accordingly, staff has determined the project is categorically exempt from environmental review
under CEQA Guidelines Section 15301(a), “Existing Facilities”.
Conclusion:
The project has been reviewed by City staff including Public Works, Police and Fire
Departments, who have contributed conditions of approval listed in the attached resolution.
With these conditions staff is recommending approval of the project.
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Conditional Use Permit 2019-05 (Valley Pure)
BACKGROUND
Applicant/:
Owner

Valley Pure (Bruce Kopitar)
132 N. Valencia Blvd.
Woodlake, CA 93286

Location:

The subject site is located at 515 W. Noble Avenue on the south side of Noble, west
of Farmersville Boulevard. The Assessor Parcel Number is 128-250-005.

Request:

The applicant is requesting approval for a Conditional Use Permit to operate a retail
cannabis and delivery business within a 12,750 square foot existing commercial
building.

Site:

The site is an existing parcel containing 1.6 acres. It is developed with two existing
multi-tenant metal warehouse-style buildings. Other improvements include parking,
landscaping and walkways.

Surrounding land uses are as follows:
North:
South:
East:
West:
Zone:

Highway 198 and agricultural service building
Service commercial building and agriculture
Service commercial
Service commercial

The site is currently zoned CS (Service Commercial) but the applicant has requested
a zone change to the “IL” (Light Industrial) zone.

Surrounding zone classifications are as follows:
North: CS (Service Commercial)
South: I (Industrial)
West: CS
East: CS
General Plan:

The site is designated “Service Commercial” by the Land Use Element of the
2025 Farmersville General Plan. The CS zone is consistent with this
designation. The applicant is requesting an amendment to the land use
designation to the “Light Industrial” designation. The IL zone is consistent
with this designation.

Access:

Access to the site is provided by Noble Avenue. In the vicinity of the site,
Noble features one traffic lane and one parking lane in each direction. To the
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east, Noble intersects the Highway 198 on- and off-ramps and also intersects
Farmersville Boulevard. These intersections are controlled by roundabouts.
Infrastructure:

The site is currently served with City water. Sewer service is via on-site
septic tank system. Storm drainage is provided by an on-site basin.

Services:

Police and fire protection are provided by the City of Farmersville.

Environmental:

The project is considered to be exempt from review under the California
Environmental Quality Act (CEQA) – Section 15301 (a) (Re-use of existing
buildings with minimal changes).
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AGENDA ITEM 6C

RESOLUTION 2019-12
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE APPROVING GENERAL PLAN AMENDMENT 2019-02 AND
ZONE CHANGE 2019-02 (VALLEY PURE).
WHEREAS, the City has received an application from Valley Pure (Bruce
Kopitar) 132 N. Valencia Blvd. Woodlake, CA 93286, to amend zoning and land use
designations and also for a Conditional Use Permit to establish and operate a retail
cannabis dispensary, in compliance with the City of Farmersville’s Cannabis Ordinance
and the State of California’s cannabis regulations. The site is located at 515 W. Noble
Avenue, on the south side of Noble Avenue west of Farmersville Boulevard. The
Assessor Parcel Number is 128-250-005, and
WHEREAS, the General Plan Amendment proposes to amend the land use
designation for the site from “Service Commercial” to “Light Industrial” and the zone
change proposes to amend the zoning from CS (Service Commercial) to the IL (Light
Industrial) zone, and
WHEREAS, property owners within 300 feet of the subject parcel were notified
of the Planning Commission’s meeting and a public hearing notice was published ten
(10) days prior to the Planning Commission’s meeting, and
WHEREAS, the Planning Department has prepared a staff report and
environmental finding, and
WHEREAS, the Planning Commission held a public hearing on this action and
accepted testimony.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission, after
considering all the evidence presented, determined the following findings were relevant
in evaluating this action:
1. The proposed action is consistent with the goals, objectives and policies of the
2025 Farmersville General Plan.
2. The City has determined the project is exempt from environmental analysis
under the Guidelines of the California Environmental Quality Act (CEQA) Section 15301
(a) (Re-use of existing buildings with minimal changes). Specifically, the Commission
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Resolution 2019-12
General Plan Amendment 2019-01/Zone Change 2019-01 (Token Farms)
finds the project is within an existing business park and consists of remodeling the
interior of the structure with minimal construction to be performed on the exterior of the
building.
3.
The proposed action will not have an adverse impact on the health, safety
and welfare of residents in the neighborhood or community.
NOW, THEREFORE BE IT RESOLVED THAT General Plan Amendment 201902 and Zone Change 2019-02 as shown on Map 1 (attached), are hereby recommended
for approval of the City Council by the Farmersville Planning Commission.
The foregoing resolution was adopted upon a motion of Commission member
______________, second by Commission member ______________, at a regular
meeting of the Farmersville Planning Commission on the 15th day of May, 2019, by the
following roll call vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
_______________________________________
Chairperson, Farmersville Planning Commission
_______________________________________
Secretary, Farmersville Planning Commission
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General Plan Amendment 2019-01/Zone Change 2019-01 (Token Farms)

Map 1: Proposed General Plan and Zoning Designations

Proposed Land Use Designation:
“Light Industrial”
Proposed Zoning:
IL (Light Industrial)
State Highway 198
Noble Ave.
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AGENDA ITEM #6C

RESOLUTION PZ19-13
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE
APPROVING CONDITIONAL USE PERMIT 2019-05 (VALLEY PURE CANNABIS
BUSINESS)
WHEREAS, a request was submitted by Valley Pure (Bruce Kopitar) 132 N. Valencia
Blvd. Woodlake, CA 93286, for a Conditional Use Permit to establish and operate a retail
cannabis dispensary, in compliance with the City of Farmersville’s Cannabis Ordinance and the
State of California’s cannabis regulations. The site is located at 515 W. Noble Avenue, on the
south side of Noble Avenue west of Farmersville Boulevard. The Assessor Parcel Number is
128-250-005, and
WHEREAS, the subject site is zoned CS (Service Commercial) and the applicant has
submitted a request to amend the zoning and General Plan land use designations of the site to
“IL” (Light Industrial) which allows the establishment of cannabis dispensaries by Conditional
Use Permit. Accordingly, final approval of this permit is contingent on the City Council’s
approval of the requested zone change and General Plan land use amendment, and
WHEREAS, the City Council has initiated an action to amend the City’s Cannabis
Ordinance to remove churches from the list of sensitive land uses. Accordingly, final approval
of this permit is contingent on the City Council’s approval of that zoning amendment, and
WHEREAS, the City Council has previously approved a Phase 1 permit for the project,
as required by the Farmersville Cannabis Ordinance, and
WHEREAS, the Planning Department has prepared a staff report and environmental
finding regarding this request; and
WHEREAS, the City has notified property owners within 300 feet of the site of the
proposed project, and has also published a notice of the Planning Commission hearing in the
newspaper, at least ten days before the hearing; and
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Resolution 2019-13
Conditional Use Permit 2019-05 (Valley Pure)

WHEREAS, the Planning Commission has considered this matter and accepted evidence
and testimony.
NOW THEREFORE BE IT RESOLVED that, the Planning Commission, after
considering all the evidence presented, determined the following findings were relevant in
evaluating this project:
1. The project is consistent with the Farmersville General Plan and the Farmersville
Zoning Ordinance, as amended.
2. The project will not have a significant impact on the environment and is exempt from
review under Section 15301 (a) (Re-use of existing buildings with minimal changes) of the
Guidelines of the California Environmental Quality Act, and a Notice of Exemption has been
prepared. Specifically, the Commission finds the project is within an existing business park and
consists of remodeling the interior of the structure with minimal construction to be performed on
the exterior of the building.
3. The project will not have an adverse impact on the health, safety and welfare of
residents in the neighborhood or community.
NOW THEREFORE BE IT RESOLVED that the Planning Commission hereby approves
Conditional Use Permit 2019-05, subject to the following conditions:
1. All building improvements and modifications shown in the project application shall be
completed prior to granting of a business license
2. The project shall supply proof of approval by the State of California’s Bureau of
Cannabis Control, prior to granting of a City business license
3. The project shall comply with all provisions of the Farmersville Cannabis Ordinance,
including, but not limited to:
a. All employees of a marijuana business must undergo a background check by the Police
Department and be registered annually with the City.
b. There shall be no signage on the site that identifies the activity of the business.
c. There shall be no marijuana or alcohol consumption on the site.
d. No other commercial activities are allowed on the site.
e. No minors are allowed on the site.
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Resolution 2019-13
Conditional Use Permit 2019-05 (Valley Pure)

f. The business must be at least 1,000 feet from all sensitive uses listed in the ordinance.
g. The business must comply with all building, health and environmental codes.
h. The building and site must be secure as approved by the Police Department.
i. The site must have alarm and monitoring systems, approved by the Police
Department.
4. The business shall comply with the Farmersville Noise Ordinance.
5. All outdoor light fixtures shall be hooded and adjusted to ensure that light does no affect
neighboring properties and roadways.
6. Any outdoor storage shall be screened from view from the street right-of-way.
7. Any subsequent expansion or addition of new uses or additional buildings shall require a
new application for a conditional use permit, or an amendment to the existing permit.
The foregoing resolution was adopted upon a motion of Commission member
________________, second by Commission member ___________________, at a regular
meeting of the Farmersville Planning Commission on the 15th of May, 2019, by the following
roll call vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
______________________________________
Chairperson, Farmersville Planning Commission
______________________________________
Secretary, Farmersville Planning Commission
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AGENDA ITEM 6B
STAFF REPORT
FARMERSVILLE PLANNING COMMISSION

Date:
To:
From:
Subject:

May 15, 2019
Farmersville Planning Commission
Karl Schoettler, Planning Consultant
Capital Improvements Program: Finding of Consistency with Farmersville General
Plan

Summary/Recommendation
Staff recommends that the Planning Commission vote to find that the Farmersville Five Year
Capital Improvement Plan is consistent with the 2025 Farmersville General Plan, by adopting
Resolution 2019-14.
Analysis
Attached as Exhibit “A” is a copy of the proposed 2019-2023 Farmersville Five Year Capital
Improvement Program (CIP) which will be adopted with the City’s budget. The Plan lists major
projects and undertakings desired by the City to occur over the next five years.
State law requires that the Planning Commission review the CIP to determine whether it is
consistent with the General Plan. Although funding sources and amounts are included for each
project, the Planning Commission is not being asked to evaluate costs or funding.
Projects in the CIP are divided by City department (such as public works, police, fire, etc.) and
include a description of existing conditions, justificiation for the project and the funding source
for each project. California Government Code Section 65401 requires the Planning Commission
make a determination that the proposed CIP projects are consistent with the General Plan.
Staff believes the projects identified in the CIP are indeed consistent with the 2025 Farmersville
General Plan. The projects provide the necessary rehabilitation, facilities and improvements to
manage and promote orderly growth in the City. The projects have been evaluated and found to
be consistent with the 2025 Farmersville General Plan and therefore serve as an implementation
tool of the General Plan.
The following table lists projects included in the CIP.
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Table 1
Farmersville Five Year Capital Improvement Plan Projects and General Plan Consistency
CIP Program
Inventory Management System
MUNIS System Upgrade

Administration Vehicle
Civic Center Remodel Phase IV
Civic Center Backup Generator
Code Enforcement - Blight Removal
New Online Payment System
Deep Creek Restoration
ADA Planning Project
Wastewater Treatment Plant
W. Walnut ATP project
N. Farmersville Blvd. Project
E. Walnut ATP Project
Pavement Management System
Central Farmersville Blvd.
Pavement Project #1
Pavement Project #2
ADA Implementation Project
Birch Water Line Relocation
W. Walnut Reconstruction
Crosswalks
Transit Center
Railroad Crossing
Percolation System at WWTP
Ladder truck
Radio pagers
Fire PPE Turnouts
Central Fire Station
Vehicle Locator Technology
Fire PPE SCBA Units
Downtown Specific Plan
Zoning Ordinance Update
General Plan Update

General Plan Element
Safety
Safety
Not applicable
Land Use
Safety
Land Use and Safety
Not applicable
Conservation and Safety
Circulation
Land Use
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Circulation
Land Use
Safety
Safety
Safety
Safety
Safety
Safety
Land Use and Circulation
Land Use
All Elements

Environmental Review
The Five Year CIP and recommended list of capital projects to be included in the budget is not
considered to be a “project” as defined by Section 15061 of the California Environmental
Quality Act (CEQA) Guidelines, because approval of the CIP does not commit the City to a
definite course of action, and the approval does not result in a direct or indirect physical change
in the environment – therefore environmental analysis is not required. Individual projects in the
CIP may be subject to environmental review that will be conducted at the appropriate time
during the design phase of the project, prior to construction.
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AGENDA ITEM 7A

RESOLUTION 2019-14
BEFORE THE PLANNING COMMISSION
CITY OF FARMERSVILLE
COUNTY OF TULARE, STATE OF CALIFORNIA
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
FARMERSVILLE FINDING THE PROPOSED 2019-2024 CAPITAL IMPROVEMENT
PROGRAM IN CONFORMANCE WITH THE GENERAL PLAN
WHEREAS, the City of Farmersville Capital Improvement Program (CIP) is a five-year
program adjusted annually for City Council review and consideration that outlines public
improvements and estimated expenditures to construct improvements; and
WHEREAS, California Government Code Section 65401 requires that the City’s
Planning Commission make a determination that the annual CIP is in conformance with the
City’s General Plan; and
WHEREAS, The General Plan Conformity Finding is not subject to the California
Environmental Quality Act (CEQA) as the item is not a project, and exempt from CEQA review,
each as a separate and independent basis, pursuant to CEQA Guidelines Section 15378(b), 15262
and 15061(b)(3); the General Plan conformance finding as required by State law is not a project
as defined under CEQA; and
WHEREAS, on April 24, 2019, the Planning Commission held a duly noticed public
hearing on the subject application, and considered evidence presented by City staff, the
applicant, and other interested parties.
NOW THEREFORE, the Planning Commission of the City of Farmersville hereby
finds, determines, and resolves as follows:
1. The Planning Commission has duly considered the full record before it, which may
include but is not limited to such things as the City staff report, the 2019-2024 CIP, testimony by
staff and the public, and other materials and evidence submitted or provided to the Commission.
Furthermore, the recitals set forth above are found to be true and correct and are incorporated
herein by reference.
2. The Planning Commission determines that the General Plan Conformity Finding is not
subject to the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Section 15378 since it is not a project as defined under CEQA.
3. The 2019-2024 Farmersville Capital Improvements Plan is in full compliance with the
2025 Farmersville General Plan and its individual elements.
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Resolution 2019-14
Farmersville Capital Improvements Plan Finding of Consistency
The foregoing resolution was adopted upon a motion of Commissioner ____________, second
by Commissioner ______________, at a regular meeting of the Farmersville Planning
Commission on the 15th of May, 2019, by the following roll call vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
___________________________________________
Chairperson, Farmersville Planning Commission
___________________________________________
Secretary, Farmersville Planning Commission
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