
   

RESOLUTION NO. PC2021-23 
 

A RESOLUTION OF THE CITY OF COACHELLA PLANNING 
COMMISSION RECOMMENDING TO THE COACHELLA CITY COUNCIL 
APPROVAL OF CONDITIONAL USE PERMIT (CUP 342), CHANGE OF 
ZONE (CZ 21-03), AND VARIANCE (VAR 21-04) TO CONVERT AN 
EXISTING 18,960 SQUARE FOOT MULTI-TENANT INDUSTRIAL 
BUILDING TO ALLOW CANNABIS MICROBUSINESSES AT 86695 
AVENUE 54. CHANGE OF ZONE (CZ 21-03) PROPOSES TO CHANGE THE 
EXISTING ZONE FROM M-H (HEAVY INDUSTRIAL) TO M-S 
(MANUFACTURING SERVICE ZONE) AND ADD THE INDUSTRIAL PARK 
OVERLAY ZONE AT 86695 AVENUE 54. VARIANCE (VAR 21-04) IS 
REQUIRED TO ALLOW INDUSTRIAL PARK OVERLAY ZONE 
DEVELOPMENT WITHIN A PROJECT AREA LESS THAN 10 ACRES, ON 
AN INDIVIDUAL LOT SIZE LESS THAN 5 ACRES, AND A LOT DEPTH OF 
LESS THAN 220 FEET ON A 1.29 ACRE DEVELOPED PARCEL LOCATED 
AT THE 86695 AVENUE 54; AMERICAN DESERT LLC MULTI-TENANT 
MICROBUSINESS PROJECT, AL BARLAS REPRESENTING ARTEM 
ARTENYAN, APPLICANT. 

  
 WHEREAS Al Barlas (on behalf of  Artem Artenyan) filed an application for Conditional 
Use Permit (CUP 342), Change of Zone (CZ 21-03), and Variance (VAR 21-04) to allow the 
establishment of a multi-tenant cannabis microbusiness property located at 86695 Avenue 54 
(Assessor’s Parcel No. 764-280-011); and,  
 

WHEREAS on October 20, 2021, the Planning Commission of the City of Coachella 
published a public hearing notice and conducted a duly noticed public hearing on Conditional 
Use Permit (CUP 342), Change of Zone (CZ 21-03), Variance (VAR 21-04) and considered the 
application as presented by the applicant, findings, conditions and staff recommendations; and 

 
WHEREAS the Applicant and members of the public were present and were afforded 

an opportunity to testify regarding the Project; and, 
 

WHEREAS the proposed use is necessary or desirable for the development of the 
community, is consistent with the objectives of the City’s General Plan, and is not detrimental 
to the existing uses or the uses specifically permitted in the zone in which the proposed use is to 
be located; and, 

 
WHEREAS the proposed site is adequate in size and shape to accommodate the 

proposed development; and, 
 
WHEREAS, the proposed project is exempt from the California Environmental Quality 

Act, as amended; and, 
 

WHEREAS the conditions as stipulated by the City are necessary to protect the public 
health, safety and welfare of the community. 

 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City 
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of Coachella, California hereby resolve as follows: 
 

Section 1. Incorporation of Recitals 
 
The Planning Commission hereby finds that all of the facts in the Recitals are true and correct 
and are incorporated and adopted as findings of the Planning Commission as fully set forth in this 
resolution. 
 
 Section 2. CEQA Findings 
 
Based upon its review of the entire record, including the Staff Report, any public  comments or 
testimony presented to the Planning Commission, and the facts outlined  below, the Planning 
Commission hereby finds and determines that the proposed project  is categorically exempt from 
CEQA pursuant to State CEQA Guidelines Section 15301 (Class 1: Existing Facilities). The Class 
1 exemption specifically exempts from further CEQA review the operation, permitting, licensing, 
or minor alteration of existing facilities with negligible or no expansions of the existing use. Since 
the project consists only of the permitting and licensing of a business for full alcohol sales, the 
project qualifies for the Class 1 exemption.  
 
Furthermore, none of the exceptions to the use of the Class 1 categorical exemption identified in 
State CEQA Guidelines section 15300.2 apply. The project will not result in a cumulative impact 
from successive projects of the same type in the same place, over time. There are no unusual 
circumstances surrounding the project that result in a reasonably possibility of a significant effect 
on the environment. The project is not in a scenic corridor, will not alter or impact historic 
resources, and does not include any hazardous waste sites. The project consists of no physical 
modifications to the structure or the environment, except for interior modifications, and involves 
a zone change, variance and a conditional use permit to allow a storefront retail microbusiness. 
Thus, the Class 1 exemption applies, and no further environmental review is required. 
 
Section 3.  Conditional Use Permit Findings  

 
With respect to Conditional Use Permit (CUP) 342, the Planning Commission finds as follows 
for the proposed cannabis microbusiness: 
 
1. The Conditional Use Permit is consistent with the goals, objectives, policies, and 

implementation measures of the Coachella General Plan 2035. The site has an Industrial 
District land use designation that allows for a range of light and heavy commercial and 
industrial businesses. The proposed uses on the site are in keeping with the policies of the 
Industrial District land use classification and the Project is internally consistent with other 
General Plan policies for this type of development. The Project is in compliance with the 
applicable land use regulations and development standards of the City’s Zoning Code with 
approval of the Change of Zone 21-03 and Variance 21-03.  
 

2. Change of Zone No. 21-03 proposes to change the zoning of the 1.29 acre subject site at 
86695 Avenue 54 from M-H (Heavy Industrial) to M-S (Manufacturing Service) and add the 
Industrial Park (IP) Overlay Zone.  The Project complies with the applicable M-S 
(Manufacturing Service) zoning standards and IP Overlay Zone as proposed and with Chapter  
17.85 and 17.46 of the Coachella Municipal Code regarding Cannabis Activity subject to 
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approval of Condition Use Permit 342. 
 

3. The subject site has been improved with on-site improvements and construction of an 
industrial building consistent with considerations for harmony in scale, bulk, coverage and 
density, availability of public facilities and utilities, and the generation of traffic and capacity 
of surrounding streets as required by the City of Coachella Zoning Ordinance. The Zoning 
Ordinance requires cannabis uses in the IP Overlay Zone to comply with minimum distance 
requirements from residential uses and from Avenue 52 and the proposed cannabis use 
complies as the distance from the site to residential uses and Avenue 52 is beyond 4,000 feet 
where a minimum distance is 1,000 feet is required from residential zoned lots and 800 feet 
from Avenue 52. 
 

4. The Project will be compatible with neighboring properties with respect to land development 
patterns. The proposed cannabis business would operate in an existing industrial building and 
the scale, massing, and aesthetic appeal of existing development is in keeping with 
development of neighboring properties.    
 

5. The City has determined that the project is exempt from the California Environmental Quality 
Act (CEQA) pursuant to Section 15301-(Class 1) Existing Facilities of the CEQA guidelines 
that provides an exemption for the operation, repair, maintenance, permitting, leasing, 
licensing, or minor alteration of existing public or private structures, facilities, mechanical 
equipment, or topographical features, involving negligible or no expansion of existing or 
former use including interior or exterior alterations involving such things as interior 
partitions, plumbing and electrical conveyances. CUP 342 meets the criteria for a Section 
15301-Class 1 CEQA exemption. 

 
6. The proposed multi-tenant use will operate within a an existing multi-tenant industrial 

building on a parcel developed with vehicular approaches previously reviewed and approved 
by the City of Coachella and designed for reasonable minimal interference with traffic on 
surrounding public street or road. 

 
Section 4.  Variance and Change of Zone Findings  

 
With respect to Variance No. 21-04 and Change of Zone No, 21-03, the Planning Commission 
finds as follows for the proposed storefront retail microbusiness: 
 

1. That the strict application of the provisions of the Zoning Ordinance would result in practical 
difficulties or unnecessary hardships inconsistent with the general purpose and intent of the 
chapter as the subject site is located in Subarea #7 (South Employment District) and 
consistent with zoning requirements of the Industrial Overlay Zone, except for the minimum 
project area of 10 acres, minimum individual 5 acre lot size, and minimum lot depth of 220 
feet.  The subject site is within a project area defined by a previous subdivision under parcel 
map 26716 consisting of 7.91 acres, has an individual lot size of 1.29 acres, and a lot depth 
of approximately 120 feet.  The proposed change of zone from M-H to M-S would be 
consistent with the intent and purpose of the Industrial Park Overlay Zone as the subject site 
is within a project area that is well-planned with orderly development of industrial multi-
tenant buildings with existing on-site improvements. The proposed cannabis use is 
consistent with the distance requirements of microbusinesses in the IP Overlay Zone from 
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residential zones uses and Avenue 52.  The existing building on the subject parcel is 
approximately 5,400 feet from the nearest building on a residentially zoned lot and therefore 
consistent with the minimum 1,000 foot distance of the use from any residentially zoned lot.  
Retail cannabis microbusinesses are not permitted within 800 feet of Avenue 52.  The 
proposed business is more than 4,000 feet away from Avenue 52.   Due to the subject site 
location significantly beyond the IP Overlay Zone and Retail Cannabis Business distance 
requirements for cannabis uses from residential uses and other sensitive uses, the proposed 
use would not present an adverse impact to the community.  In fact, the change of zone from 
M-H to M-S would permit less intensive industrial uses permitted in the M-S zone and IP 
Overlay District. 
 

2. That there are special circumstances applicable to the subject property such as size, shape, 
topography, location or surroundings, that do not apply generally to other property in the 
same zone and vicinity, in that the subject parcel is within Parcel Map 26716 and the gross 
area of the project area consists of  9.61 acres, inclusive of dedicated lots for Enterprise Way 
and Avenue 54, or .4 acres below the minimum required 10 acre project area.  The site is 
located in boundary area designated by the City Council, Subarea #7 as appropriate for 
cannabis uses. 

 
3. That such variance and change of zone is necessary for the preservation and enjoyment of a 

substantial property right or use generally possessed by other property in the. same zone and 
vicinity, but which, because of such special circumstances and practical difficulties or 
unnecessary hardships is denied to the property in question in that the subject parcel is in a 
project area developed in a well-planned and orderly development as intended by the 
Industrial Park Overlay Zone and is within a boundary that the overlay zone is applicable to 
with the exception of the corresponding M-S zoning and minimum 10 acre project area.  The 
gross project area for Parcel Map 26716, in which the subject parcel is a part, is 9.61 acres 
and therefore substantially consistent with the minimum required project area.   

 
4. That the granting of such variance and approval of the change of zone will not be materially 

detrimental to the public welfare or injurious to the property or improvements in the same 
zone or vicinity in which the property is located in that the proposed zone change of the 
subject site from M-H to M-S and the application of the IP Overlay Zone would reduce to 
intensity of industrial uses that could be permitted on-site.  Furthermore, cannabis related 
businesses are subject to findings and conditions of a conditional use permit.  If a cannabis 
related business operating on the subject site was determined to be operating in violation of 
conditions of approval of the conditional use permit then the City of Coachella Planning 
Commission may revoke the conditional use permit. 

 
5. That the granting of the variance and approval of the change of zone will not adversely effect 

any element of the general plan.  In fact, the Subarea #7 (South Employment District) 
identifies a vision for an employment district that contain a diversity of job-producing uses.  
Furthermore, policy direction for Subarea #7 allows support retail and services that support 
employment uses.   
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Section 5. Planning Commission Approval 
 

Based on the foregoing recitals and findings above, and the written and oral comments, facts 
and evidence presented, the City of Coachella Planning Commission recommends to the City 
Council approval of Conditional Use Permit (CUP 342), Change of Zone (CZ 21-03) as set forth 
in “Exhibit B”, and Variance (VAR 21-04) for the American Desert LLC Multi-tenant 
Microbusiness Project and subject to the Conditions of Approval for the (CUP 342) set forth in 
“Exhibit A” 
 

 
PASSED APPROVED and ADOPTED this 20th day of October 2021. 
 
 
___________________________________ 
Stephanie Virgen, Chairperson 
Coachella Planning Commission 
 
ATTEST:  
 
 
_________________________________ 
Gabriel Perez  
Planning Commission Secretary 
 
 
APPROVED AS TO FORM: 
 
___________________________________ 
Carlos Campos 
City Attorney 



   
   

 
 
                I HEREBY CERTIFY that the foregoing Resolution No. PC2021-23, was duly 
adopted at a regular meeting of the Planning Commission of the City of Coachella, 
California, held on the 20th day of October 2021, by the following roll call vote: 
 
AYES:    
   
NOES:    
   
ABSENT:    
 
ABSTAIN:   
 
 
 
___________________________________ 
Gabriel Perez 
Planning Commission Secretary 
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CONDITIONS OF APPROVAL 

CONDITIONAL USE PERMIT NO. 337, ; AMERICAN DESERT LLC MULTI-
TENANT MICROBUSINESS PROJECT 

 
General Conditions 
 
1. Conditional Use Permit No. 342 is contingent upon City Council approval and adoption of 

the attendant Change of Zone 21-03 and Variance 21-03 application. Conditional Use Permit 
No. 342 hereby allows for operation of cannabis microbusiness, including cultivation, 
manufacturing and distribution only, within the existing multi-tenant industrial building at 
86695 Avenue 54.  
 

2. The Applicant shall secure building permits for all tenant improvements for the businesses 
through the City’s Building Division and the Riverside County Fire Marshal’s office prior 
to the commencement of business activities. Hours of operation for the cannabis business 
(CUP 342) shall be from 9:00 am to 10:00 pm daily, unless otherwise restricted by the State 
of California. The owner shall procure a City Cannabis Regulatory Permit and a State 
License prior to commencement of business activities. 

 
3. Conditional Use Permit No. 342 shall be valid for 12 months from the effective date of said 

City Council approvals unless the applicant requests an extension of time and granted by the 
Planning Commission. The conditional use permit shall expire and shall become void one 
year following the date on which the conditional use became effective, unless prior to the 
expiration of one year a building permit for a commercial cannabis is issued and construction 
is commenced and diligently pursued toward completion, or a certificate of occupancy is 
issued. 

 
4. Conditional Use Permit No. 342 permits commercial cannabis activity allowed as a 

conditional use in the Industrial Park Overlay Zone subject to adoption of Change of Zone 
21-03, except storefront retail microbusinesses. A storefront retail microbusiness is subject 
to a separate discretionary approval process authorized by the Coachella City Council.  

 
5. Construction plans for tenant improvements for each unit proposed to be occupied as a 

microbusiness shall be submitted and require approval by the Development Services 
Department prior to the commencement of business activities. 

 
6. The cannabis use shall not result in the creation of any odors detectable from anywhere 

off the property boundaries. The use of carbon filtration systems and other mitigation 
measures shall be used on all cannabis activities that cause such odors in compliance with 
an odor control plan.  The City Manager or designee may impose additional or modified 
odor control plan restrictions. 

 
7. All plans, as shown, are considered “conceptual,” subject to revisions as called out by the 

conditions of this resolution. The plans shall not be stamp-approved until all conditions 
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requesting revisions have been satisfied during the building plan check process. Any 
substantial changes to the plans, including changes shown on future building permit plans 
deemed by Staff to not be within substantial conformance with this approval, will require 
an amendment to the approval of the conditional use permit. 

 
8. The project shall comply with all applicable codes, laws and regulations, regardless of 

whether they are listed in these conditions. This includes conformance with the 
requirements of the adopted U.B.C., U.P.C., U.M.C., N.E.C., including all requirements 
of the South Coast Air Quality Management District, the Riverside County Fire 
Department and any requirements by any other agency having jurisdiction on the project. 

 
9. The applicant shall defend, indemnify and hold harmless the City of Coachella, its 

officials, officers, employees, and agents from and against any claim, action, or 
proceeding against the City, its officials, officers, employees or agents to attack, set aside, 
void or annul any project approval or condition of approval of the city concerning this 
project, including but not limited to any approval or condition of approval or mitigation 
measure imposed by the City Council or Planning Commission. The City shall promptly 
notify the applicant of any claim, action, or proceeding concerning the project and the City 
shall cooperate fully in the defense of the matter. The City reserves the right, at its own 
option, to choose its own attorney to represent the City, its officials, officers, employees 
and agents in the defense of the City Attorney, within five days of the effective date of 
this approval. 

 
10. All plan submittals are the responsibility of the developer; this includes plan submittals 

to the City of Coachella, the Riverside County Fire Department or to other agencies for 
whom plan review and approval is required. 

 
11. Cannabis operators shall timely file quarterly cannabis tax returns and remit required 

cannabis tax payments. 
 
Environmental Compliance: 
 
12. The applicant shall comply with the following items prior to issuance of building permits: 
 

a) Submit detailed plumbing and mechanical plans:  
b) Facility will be required to submit a fixture count worksheet to determine  additional 

loading to sewer  
c) Submit a Source Control survey to determine impacts to sewer;  
d) Submit a Pollution Prevention Plan for nutrient storage room; SDS sheets required for all 

chemicals used onsite;  
e) To prevent debris from entering sewer, project must install strainers on all floor drains of 

at least 3/8” opening.  
f) Provide permit from Water Boards Cannabis Cultivation program 

 
 



EN
TE

RP
RI

SE
 W

AY

O
2021

APN# 764-280-011 (1.29 acres)

Existing M-H (Heavy Industrial) Zone
to

Proposed M-S (Manufacturing Service) Zone,
Industrial Park Overlay Zone

Change of Zone 21-03 Exhibit

150 0 150 300 450 60075
Feet

gperez
Text Box
Resolution PC 2021-23 - EXHIBIT B



Existing Conditions Photos 

 

View of Existing Building and Parking lot looking West 

 

West Building Elevation 
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Rear Service Driveway 

 

Industrial Building to the East of subject site 
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CCCAAALLL   FFFIIIRRREEE   –––   RRRIIIVVVEEERRRSSSIIIDDDEEE   UUUNNNIIITTT   

RRRIIIVVVEEERRRSSSIIIDDDEEE   CCCOOOUUUNNNTTTYYY   FFFIIIRRREEE   DDDEEEPPPAAARRRTTTMMMEEENNNTTT   
   

    BILL WEISER - Fire Chief 

77-933 Las Montañas Rd., Ste. #201, Palm Desert, CA  92211-4131 • Phone  (760) 863-8886 
•  Fax (760) 863-7072 

www.rvcfire.org 
 

~ www.rvcfire.org 
 

 

Proudly  serving  the 

unincorporated areas 

of riverside county 

and the cities of: 

 

 

Banning 

 

Beaumont 

 

Canyon lake 

 

Coachella 

 

Desert Hot Springs 

 

Eastvale 

 

Indian Wells 

 

Indio 

 

Jurupa Valley 

 

Lake Elsinore 

 

La Quinta 

 

Menifee 

 

Moreno Valley 

 

Norco 

 

Palm Desert 

 

Perris 

 

Rancho Mirage 

 

Rubidoux CSD 

 

San Jacinto 

 

Temecula 

 

Wildomar 

 

 

BOARD OF 

SUPERVISORS: 

 

Kevin jeffries 

District 1 

 

Karen spiegel 

District 2 

 

Charles Washington 

District 3 

 

v. manuel perez 

district 4 

 

jeff hewitt 

district 5 

 

 

 

 
 
 
 

 

 

 

 

 

Planning Case Conditions 
 

Date: 8/24/21 
City Case Number: CUP342 
Project Name: Multi Tenant Building for Cannabis Business 
Reviewed By: Chris Cox, Assistant Fire Marshal  
Fire Department Permit Number: FPCUP2100121 
East Office of the Fire Marshal Responsibility   
 
With respect to the conditions of approval for the referenced project, the Fire 
Department requires the following fire protection measures in accordance with 
Riverside County Ordinances and/or recognized fire protection standards: 
 

1. Cannabis Facilities: Construction plans for carbon dioxide enrichment systems, 
gas detection systems, plant processing and extraction systems shall be 
reviewed and approved by the Office of the Fire Marshal prior to the issuance of 
construction permits. Refer to the Riverside County Office of the Fire Marshal 
Technical Policies #TP16-004 and #TP16-005. 
 

2. Prior to building permit issuance, a hazardous materials inventory statement 
shall be provided to the Office of the Fire Marshal. An occupancy with quantities 
exceeding the maximum allowable quantity per control area as indicated in 
Tables 5003.1.1(1) through 5003.1.1(4) of the California Fire Code shall be 
classified as a Group H occupancy. The construction of control areas and the 
maximum number of control areas within a building shall be in accordance with 
the California Building Code. The chemical inventories of multi-tenant spaces 
within a building shall be accumulated to determine the quantity limitations within 
a control area and a building.  
 

3. Addressing: All commercial buildings shall display street numbers and suite 
numbers or letters in a prominent location on the street side of the premises and 
additional locations as required. Ref. CFC 505.1  

 
If you have any questions or comments, then please contact me at 760-393-3386 or 
chris.cox@fire.ca.gov. 
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