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CALL TO ORDER 
 
ROLL CALL 
 
Planning Commission: Patricia Korzec 

Ray L. Baker 
Robert Harris 
JoAnn Stephan 
Rafael Brugueras 
Jeffrey Sims 
Alvin DeJohnette 

Chairperson 
Vice Chairperson 
Commissioner 
Commissioner 
Commissioner 
Commissioner 
Commissioner 

Present 
Present 
Present 
Present 
Present 
Present 
Present 

 
PLEDGE OF ALLEGIANCE 
 
The Pledge of Allegiance was led by Commissioner Brugueras.  
 
APPROVAL OF AGENDA 
 
Motion to approve the agenda was made by Commissioner Brugueras and seconded by 
Vice Chairperson Baker. 
 
Vote: 7-0 
Ayes: Commissioner Brugueras, Vice Chairperson Baker, Commissioner Stephan, 

Harris, DeJohnette, Sims, and Chairperson Korzec 
Action: Approved 
 
PUBLIC COMMENTS PROCEDURE 
 
PUBLIC COMMENTS 
 
No public comments. 
 
CONSENT CALENDAR 
 
1. Planning Commission - Regular Meeting - February 11, 2021 7:00 PM  
 

Motion to approve the minutes of February 11, 2021 was made by Vice Chairperson 
Baker and seconded by Commissioner Stephan. 

 
Vote: 7-0 
Ayes: Vice Chairperson Baker, Commissioner Stephan, Brugueras, Harris, 

DeJohnette, Sims, and Chairperson Korzec 
Action: Approved 

 
NON-PUBLIC HEARING ITEMS 
 
No items for discussion.  
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STAFF COMMENTS 
 
No items for discussion. 
 
PLANNING COMMISSIONER COMMENTS 
 
Commissioner Brugueras reminded residents to change their clocks forward with the 
upcoming time change. 
 
Commissioner Sims stated that he had increased optimism with the County and State 
and hoping how he can enjoy a green beer at Chili's around the corner. 
 
Commissioner DeJohnette stated that he still agrees with Commissioner Stephan with 
the parking calculations and formulas and that we have run into parking issues with past 
projects. 
 
Commissioner Sims stated he has also run into this situation and feels that the parking 
and the clusters of cannabis projects is a recurring pattern and should be looked into.  
 
Commissioner Stephan agreed with Commissioner Sims and stated that she receives 
calls about parking and the cannabis projects on Sunnymead Blvd. 
 
Chairperson Korzec stated to the Commissioners that they need to be careful of what is 
discussed during this time as they have been previously advised about not discussing 
items not on the agenda. City Attorney, Michael Cobden, thanked Chairperson Korzec. 
 
Commissioner Stephan stated they are asking how they need to move forward. 
 
Planning Official, Patty Nevins, stated that these can be looked at during a future 
municipal code review. 
 
ADJOURNMENT 
 
There being no further business to come before the Planning Commission, Chairperson 
Korzec adjourned the meeting at 7:59 PM. 
Submitted by:   Approved by: 
 
 
___________________________   ___________________________ 
Ashley Aparicio   Patricia Korzec 
Planning Commission Secretary   Chairperson 
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   PLANNING COMMISSION                                              

   STAFF REPORT 

Meeting Date:  April 8, 2021 
 
AMENDED CONDITIONAL USE PERMIT TO EXPAND AN APPROVED CANNABIS 
DISPENSARY FROM 1,400 SQUARE FEET TO 2,373 SQUARE FEET AND CLASS 32 
CEQA EXEMPTION. 
 
Case: PEN20-0214 Amended Conditional Use Permit 
  
Applicant: Shannon Santa Ana LLC 
  
Property Owner Moreno Valley Real Estate LLC 
  
Representative Coston Architects Incorporated 
  
Location: 23031 Sunnymead Boulevard located on the south 

side of Sunnymead Boulevard east of Fredrick Street 
APN: 292-250-039 

  
Case Planner: Julia Descoteaux 
  
Council District: 1 
  
Proposal Amended Conditional Use Permit to expand an  

approved Cannabis Dispensary  from 1,400 square 
feet to 2,373 square feet.   

 

 
SUMMARY 

The Applicant, Shannon Santa Ana, LLC, (Applicant) is requesting approval of an 
Amended Conditional Use Permit (ACUP) to increase the square footage of an 
approved Cannabis Dispensary (Dispensary) located at 23031 Sunnymead Boulevard. 
The Dispensary was issued a CUP on March 14, 2019, for approximately 1,400 square 
feet. The Applicant is requesting an increase of 962 square feet, which will allow the 
Dispensary to be expanded to approximately 2,373 square feet. The Dispensary is a 
conditionally permitted use within the Community Commercial (CC) District and 

1
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Staff recommends that the Planning Commission find that the proposed project (ACUP) 
is exempt from the provisions of the California Environmental Quality Act (CEQA) under 
CEQA Guidelines as a Class 32 Exemption (Section 15332, In-Fill Development 
Projects). Pursuant to the California Code of Regulations a Class 32 exemption can be 
applied to a project when the project is 1) consistent with the applicable General Plan 
designation and applicable policies; 2) occurs on a site that is less than five acres in 
size; 3) the site has no valuable habitat for rare or endangered species; 4) the project 
will not result in significant effects related to traffic, noise, air quality, or water quality; 
and 5) the site is adequately served by utilities and public services. The proposed 
project(ACUP) has been found to meet all of the conditions of the Class 32 exemption 
as the project is consistent with the applicable General Plan designation and policies; is 
located on a site less than five acres in size; contains no valuable habitat; will not result 
in significant environmental effects; and is adequately served by utilities and public 
services. 

NOTIFICATION 

Public notice was sent to all property owners of record within 600 feet of the project on 
March 25, 2021. The public hearing notice for this project was posted on the project site 
and published in the local newspaper on March 26, 2021.  

REVIEW AGENCY COMMENTS 

The project application materials were circulated for review by all appropriate City 
departments and divisions as well as applicable outside agencies. 

 
STAFF RECOMMENDATION 

Staff recommends that the Planning Commission APPROVE Resolution No. 2021-12, 
and thereby: 

1. DETERMINE that Amended Conditional Use Permit PEN20-0214 is 
categorically exempt from the provisions of the California Environmental 
Quality Act (CEQA) as a Class 32 Exemption (Section 15332, In-Fill 
Development Projects); and 

2.  APPROVE Amended Conditional Use Permit PEN20-0214 subject to the 
attached Conditions of Approval as Exhibit A to the Resolution.   

 
 
Prepared by: Approved by: 
Julia Descoteaux Patty Nevins 
Associate Planner Planning Official 
 
ATTACHMENTS 

1. Resolution No. 2021-12 Amended Conditional Use Permit 

1
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2. Exhibit A to Resolution No. 2021-12 Conditions of Approval 
3. Aerial Map 
4. Zoning Map 
5. Project Plans 
6. 600 Foot Mailing Notice 
7. 600 Foot Radius Map 

1
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Procedures for the Implementation of the California Environmental Quality Act and CEQA 
Guidelines Section 15062.  

Section 7. Approval 

That based on the foregoing Recitals, Administrative Record and Findings, the 
Planning Commission hereby approves ACUP PEN20-0214 subject to the Conditions of 
Approval for ACUP PEN20-0214, attached hereto as Exhibit A.  

Section 8. Repeal of Conflicting Provisions 

That all the provisions as heretofore adopted by the Planning Commission that are 
in conflict with the provisions of this Resolution are hereby repealed. 

Section 9. Severability 

That the Planning Commission declares that, should any provision, section, 
paragraph, sentence or word of this Resolution be rendered or declared invalid by any 
final court action in a court of competent jurisdiction or by reason of any preemptive 
legislation, the remaining provisions, sections, paragraphs, sentences or words of this 
Resolution as hereby adopted shall remain in full force and effect. 

Section 10. Effective Date  

That this Resolution shall take effect immediately upon the date of adoption. 

PASSED AND ADOPTED THIS _____ day of __________, 2021. 

CITY OF MORENO VALLEY 
PLANNING COMMISSION 

__________________________ 
Patricia Korzec, Chairperson 

ATTEST: 

_________________________ 
Patty Nevins, 
Planning Official 

APPROVED AS TO FORM: 

_________________________ 
Steven B. Quintanilla, 
Interim City Attorney 

Exhibits:  
Exhibit A: Conditions of Approval  

1.a
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Exhibit A 
 

CONDITIONS OF APPROVAL 

1.a
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CONDITIONS OF APPROVAL 
Conditional Use Permit (PEN20-0214)  
Page 1 
 

1 of 6 

CITY OF MORENO VALLEY  
CONDITIONS OF APPROVAL 

Conditional Use Permit (PEN20-0214) 

EFFECTIVE DATE: 
EXPIRATION DATE: 

COMMUNITY DEVELOPMENT DEPARTMENT 

Planning Division 

1. Any expansion to this use or exterior alterations will require the submittal of a separate application(s) 
and shall be reviewed and approved under separate permit(s). (MC 9.02.080) 

2. These conditions of approval supersede the final conditions of approval for approved project PEN18-
0208. 

3. In the event the use hereby permitted ceases operation for a period of one (1) year or more, or 
as defined in the current Municipal Code, this permit may be revoked in accordance with provisions of the 
Municipal Code. 

4. This project is located within Specific Plan 204. The provisions of the specific plan, the design 
manual, their subsequent amendments, and the Conditions of Approval shall prevail unless modified 
herein. (MC 9.13) 

5. The site shall be developed in accordance with the approved plans on file in the Community 
Development Department - Planning Division, the Municipal Code regulations, General Plan, and 
the conditions contained herein. Prior to any use of the project site or business activity being 
commenced thereon, all Conditions of Approval shall be completed to the satisfaction of the 
Planning Official. (MC 9.14.020) 

6. All signs indicated on the submitted plans are not included with this approval and shall be renewed 
under separate permit. 

7. This approval shall expire three years after the approval date of this project unless used or extended 
as provided for by the City of Moreno Valley Municipal Code; otherwise it shall become null and void 
and of no effect whatsoever. Use means the beginning of substantial construction contemplated by 
this approval within the three-year period, which is thereafter pursued to completion, or the beginning 
of substantial utilization contemplated by this approval. (MC 9.02.230) 

8. All landscaped areas shall be maintained in a healthy and thriving condition, free from weeds, 
trash and debris. (MC 9.02.030) 

9. All site plans, grading plans, landscape and irrigation plans, fence/wall plans, lighting plans and street 
improvement plans shall be coordinated for consistency with this approval. 

Special Conditions 

10. The commercial cannabis dispensary shall be consistent with all other applicable federal, state and 
local requirements including the Moreno Valley Municipal Code Title 5 and Title 9, and all related 
Municipal Code sections. 

11. The site has been approved for a 962 square feet expansion to the approved retail Cannabis Dispensary 
located at 23031 Sunnymead Boulevard for an approximate total of 2,373 square feet. A change or 

1.b

Packet Pg. 18

A
tt

ac
h

m
en

t:
 E

xh
ib

it
 A

 t
o

 R
es

o
lu

ti
o

n
 N

o
. 2

02
1-

12
 C

o
n

d
it

io
n

s 
o

f 
A

p
p

ro
va

l [
R

ev
is

io
n

 1
] 

 (
43

33
 :

 A
m

en
d

ed
 C

o
n

d
it

io
n

al
 U

se
 P

er
m

it
)



CONDITIONS OF APPROVAL 
Conditional Use Permit (PEN20-0214)  
Page 2 
 

2 of 6 

modification shall require separate approval. For a Conditional Use Permit, violation may result in 
revocation of the Conditional Use Permit. 

12. The cannabis license and the Conditional Use Permit, apply only to the 2,373 square foot suite at 
23031 Sunnymead Boulevard, Suites B and C. No use of any other tenant space, outside of the 
2,373 square foot suite is allowed per Conditional Use Permit PEN20-0214. 

13. Daily hours of operation for the dispensary may start no earlier than 6:00 am and end no later than 
10:00 pm, Sunday through Saturday. 

14. A copy of all pages of these conditions shall be included in the construction drawing  package. 

15. A licensee conducting a commercial cannabis dispensary shall meet all applicable operational 
requirements for retail/commercial cannabis dispensaries. (MC 9.09.290 (E)(4)) 

16. The commercial cannabis operation shall have a valid Commercial Cannabis Business Permit and 
shall comply with all requirements of Moreno Valley Municipal Code Chapter 5.05 prior to issuance 
of occupancy permits. 

17. The cannabis licensee shall display its current valid Commercial Cannabis Business Permit under 
Chapter 5.05 of this Code and a Conditional Use Permit issued in accordance with this chapter inside 
the lobby or waiting area of the main entrance to the site. The permits shall be displayed at all 
times in a conspicuous place so that it may be readily seen by all persons entering the site. (MC 
9.09.290 (D)(2)(c)) 

18. All City Fire, Police and Code personnel shall have unlimited and unrestricted property access for 
inspections of commercial cannabis businesses and facilities during business hours. (MC 9.09.290 
(D)(2)(g)) 

19. No person associated with this commercial cannabis dispensary shall cause or permit the sale, 
dispensing or consumption of alcoholic beverages or the sale of tobacco products on or within 
50 feet of the premises of a cannabis business. (MC 9.09.290 (D)(2)(b)) 

20. No person shall smoke, ingest, or otherwise consume cannabis in any form on, or within twenty (20) 
feet of, the dispensary site. (MC 9.09.290 (E)(4)(f)) 

21. No commercial cannabis dispensary owner or employee shall: (i) cause or permit the sale, 
distribution, or consumption of alcoholic beverages on the dispensary property (ii) hold or maintain a 
license form the State Division of Alcoholic Beverage Control for the sale of alcoholic beverages; 
or (iii) operate a business on or adjacent to the dispensary property that sells alcoholic beverages. 
No alcoholic beverages shall be allowed or stored on the dispensary property. (MC 9.09.290 (E) 
(4)(g)) 

22. No cannabis or marijuana materials or products shall be visible from the exterior of any structure, 
facility, or building in which commercial cannabis dispensaries are being conducted. All commercial 
cannabis dispensaries must take place within a fully enclosed, secured and permanent structure (with 
accommodations in place at all times to allow for and facilitate unlimited/unrestricted access 
throughout the premises by emergency service personnel). (MC 9.09.290 (E)(6)(c)) 

23. The applicant shall provide frosted glass or solid walls to separate the exterior of the building and the 
interior lobby area from the retail/mercantile area to ensure that no cannabis or marijuana materials or 
products are visible. 

1.b
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188.1

157.7

WGS_1984_Web_Mercator_Auxiliary_Sphere

Feet157.70 78.87

PEN20-0214
Aerial Photograph

DISCLAIMER: The information shown on this map was compiled from the City of Moreno 
Valley GIS and Riverside County GIS. The land base and facility information on this map is 
for display purposes only and should not be relied upon without independent verification as 
to its accuracy. Riverside County and City of Moreno Valley will not be held responsible for 
any claims, losses or damages resulting from the use of this map.

23031 Sunnymead Blvd

Notes:

Legend

2/16/2021Print Date:

Image Source: Nearmap

Road Labels

Parcels
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367.3

308.0

WGS_1984_Web_Mercator_Auxiliary_Sphere

Feet308.00 154.01

PEN20-0214
Zoning

DISCLAIMER: The information shown on this map was compiled from the City of Moreno 
Valley GIS and Riverside County GIS. The land base and facility information on this map is 
for display purposes only and should not be relied upon without independent verification as 
to its accuracy. Riverside County and City of Moreno Valley will not be held responsible for 
any claims, losses or damages resulting from the use of this map.

23031 Sunnymead Blvd

Notes:

Legend

2/16/2021Print Date:

Image Source: Nearmap

Zoning
Commercial

Industrial/Business Park

Public Facilities

Office

Planned Development

Large Lot Residential

Residential Agriculture 2 DU/AC

Residential 2 DU/AC

Suburban Residential

Multi-family

Open Space/Park

Road Labels

Parcels

1.d
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