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OWNER: Jill Mines and Kee Lee    APPLICANT:  Terry Mines 
 
AGENT:   Terry Mines     REPORT BY:  Mark Chaney 
                   Principal Scientist, SHN 
   
APN: Trinity County 015-490-11, 015-490-09, 015-490-08, and 015-490-10    
  
PROPOSAL:   
The project applicant proposes to rezone four (4) parcels and then develop a cannabis distribution 
facility on one parcel. The proposed rezone would change the existing Highway Commercial (HC) zoning 
designation to Heavy Commercial (C-3) zoning designation. The applicant intends to renovate an existing 
building into a commercial cannabis storage and distribution facility.  

 
 
LOCATION:     221, 141 and 123 Marshall Ranch Road and 30661 SR-3, Douglas City, California. The 

project site is situated approximately ¾-mile southwest of the existing SR-299 and SR-
3 intersection, and is found on the Weaverville, California 7.5-minute USGS 
quadrangle map, Township 32 North, Range 10 West, Section 12 West, Mount Diablo 
Base Meridian (MDBM). A map is attached as Figure 1. 

 
PROJECT INFORMATION:        
 
A) General Plan Designation:   Village (V)  
 
B) Existing Zoning: Highway Commercial (HC)  
 
C) Existing Land Use:    Commercial Building,  

                                                                    Undeveloped and Residential 
 

D) Adjacent Land Use Information:   Rural Residential, Commercial, Industrial 
                                                                    and Heavy Commercial 

 
TRINITY COUNTY PLANNING COMMISSION 

STAFF REPORT 
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The existing land uses, zoning and general plan designations for the properties immediately adjacent to 
the project are shown below.  A map depicting the current zoning is provided as Figure 2. 
 

Location Land Use Zoning General Plan Designation 
North Auto Dismantling Highway Commercial (HC) Village (V) 

South Mini-Storage, Vacant Highway Commercial (HC)/ 
Rural Residential (RR) Village (V) 

East Residential, Vacant Rural Residential (RR2.5) Village (V) 
West Heavy Equipment/Logging Industrial (I) Village (V) 

 
PROJECT DESCRIPTION 
 
The project applicant proposes to rezone four (4) parcels located at, 123, 141, 30661 SR-3 and 221 
Marshall Ranch Road and, Douglas City, California, parcels 015-490-08, 015-490-09, 015-490-10 and 015-
490-11, respectively, and then develop a cannabis distribution facility on APN 015-490-10.  The 
proposed rezone would change the existing Highway Commercial (HC) zoning designation for these four 
parcels to Heavy Commercial (C-3).  The four parcels are part of a Highway Commercial and Heavy 
Commercial zoned area existing of eight parcels along SR-3 between Marshall Ranch Road to the west 
and SR-3 to the east.   
 
The applicant intends to renovate the existing building on APN 015-490-10 into a commercial cannabis 
storage and distribution facility.  The existing building was formerly used as a truck repair shop with 
interior and exterior heavy truck uses.  The proposed facility is expected to employ 8-10 full time 
employees and an additional 8-10 seasonal employees.  The existing structure would have interior and 
exterior developments that consist of: 
 

• Three (3) refrigerated cannabis storage units inside of a storage cage; 
• A surveillance monitoring room; 
• Restroom for employees and visitors; 
• Secured perimeter fencing; 
• An exterior Guard Hut at the security perimeter fence; 
• An existing exterior above ground fuel storage tank (AST) will hold 5,000 gallons of diesel fuel for 

power generation in case of emergency; and, 
• Employee and Visitor parking (17 designated spaces). 

 
The proposed distribution facility has existing access onto State Highway 3, which will be the primary 
access providing ingress and egress for vehicle traffic.  The distribution facility is anticipated have peak 
truck traffic for approximately 3 months of the year (typically following cannabis harvest) which will 
result in a maximum of about 43 daily trip ends (a start of a trip, or end of a trip) during peak season. 
 
The applicant proposes to provide potable water from an onsite groundwater well and sewage disposal 
through an onsite septic system.  Additionally, there are two (2) 2,500-gallon water storage tanks 
currently onsite that would be used for fire water storage in compliance with the minimum standards of 
the Trinity County Fire Safe Ordinance 1162 (Trinity County Code Chapter 8.30). This ordinance 
established minimum wildfire protection standards in conjunction with building, construction and 
development in Trinity County and requires water delivery systems to meet or exceed the National Fire 
Protection Association (NFPA) Standard 1231 (now incorporated into NFPA 1142). 
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STAFF RECOMMENDATION AND FINDINGS 
 
Staff recommends the Planning Commission: 
 

1. Recommend to the Board of Supervisors that they certify the Initial Study and Mitigated 
Negative Declaration is consistent with the California Environmental Quality Act (“CEQA”) 
requirements and adopt the Mitigation Monitoring and Reporting Program (“MMRP”); 

2. Recommend to the Board of Supervisors that Assessor Parcels 015-490-08, 09, 10 and 11 be 
rezoned from the Highway Commercial (HC) zoning designation to the Heavy Commercial (C-3) 
zoning designation as provided for in the County Zoning Ordinance 315 Section 22.5 Heavy 
Commercial or “C-3” District; and, 

3. Recommend to the Board of Supervisors that they approve the Conditional Use Permit for 
development of a Cannabis Distribution facility on APN 015-490-10, subject to the conditions of 
approval for that use as provided in this Staff Report and of the County’s Cannabis Ordinance. 

 
PROJECT EVALUATION 
 
A draft Initial Study and Mitigated Negative Declaration (IS/MND) was completed for this project 
proposal and was made available to the public and responsible and trustee agencies for review and 
comment. 
 
CEQA FINDINGS 
 
The IS/MND for the project has been prepared in accordance with the current California Environmental 
Quality Act (CEQA), Public Resources Code Section 21000 et seq., and the State CEQA Guidelines.  This is 
a public information document that describes the project, existing environmental setting at the project 
site, and potential environmental impacts of construction and operation of the project.  It is intended to 
inform the Planning Commission of the project’s potential environmental impacts and to document the 
lead agency’s compliance with CEQA and the State CEQA Guidelines. 
 
The resources in the project area were evaluated in the IS based on the thresholds of significance 
identified in the CEQA Guidelines.  Those resource areas that were identified in the IS to have thresholds 
of significance that require Mitigation Measures to reduce significant impacts of the project to a less 
than significant level, and those resource areas that require specific conditions of approval as a part of 
the Conditional Use Permit are provided below.  Full text of the IS, Thresholds of Significance and 
Findings are provided in the IS, attached to the Staff Report.  A listing of all other Conditions of Approval 
are provided in the section titled “Conditions of Approval” in this Staff Report. 
 
The following resource areas were determined to require mitigation measures to reduce impacts to a 
less than significant level, or conditions of approval as a part of the Conditional Use Permit. 
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Air Quality 
The following conditions of approval are recommended for inclusion into the Use Permit for the 
protection of air quality. 
 

Condition of Approval (COA#7): Should generators be used at a future time by the Permittee, 
those uses would be required to be in compliance with the California Air Resources Board 
(CARB) requirements for the Portable Equipment Registration Program (PERP), should the 
generators qualify for coverage by this permitting program, or as may be required by the North 
Coast Unified Air Quality Management District (NCUAQMD). 

 
Cultural Resources 
Development of the project requires the applicant to comply with the Mitigation Measures as identified 
below and as outlined on the MMRP. 
 

Mitigation Measure CR-1: If cultural resources, such as chipped or ground stone, or bone are 
discovered during ground-disturbance activities, work shall be stopped within 50 feet of the 
discovery, as required by the California Environmental Quality Act (CEQA; January 1999 Revised 
Guidelines, Title 14 California Code of Regulations [CCR] 15064.5 (f)).  Work near the 
archaeological finds shall not resume until a professional archaeologist, who meets the Secretary 
of the Interior’s Standards and Guidelines, has evaluated the material and offered 
recommendations for further action. 
 
Mitigation Measure CR-2. In the event that previously unidentified evidence of human burial or 
human remains are discovered, there shall be no further excavation or disturbance of the site or 
any nearby area reasonably suspected to overlie adjacent human remains.  The Trinity County 
Coroner must be informed and consulted, per State law.  If the coroner determines the remains to 
be Native American, he or she shall contact the Native American Heritage Commission within 24 
hours.  The Native American Heritage Commission shall identify the person or persons it believes 
to be the most likely descendent.  The most likely descendent will be given an opportunity to 
make recommendations for means of treatment of the human remains and any associated grave 
goods. when the commission is unable to identify a descendant or the descendants identified fail 
to make a recommendation, or the landowner or his or her authorized representative rejects the 
recommendation of the descendants and the mediation provided for in subdivision (k) of Section 
5097.94, if invoked, fails to provide measures acceptable to the landowner, the landowner or his 
or her authorized representative shall reinter the human remains and items associated with 
Native American human remains with appropriate dignity on the property in a location not subject 
to further and future subsurface disturbance. Work in the area shall not continue until the human 
remains are dealt with according to the recommendations of the County Coroner, Native 
American Heritage Commission and/or the most likely descendent have been implemented. 
 

Geology and Soils 
The following conditions of approval are recommended to be included in the Use Permit for the 
protection of soils and water quality 
 

Condition of Approval (COA #9): The applicant must comply with County regulations that govern 
the use and development of septic systems, as provided for by the Trinity County Environmental 
Health Department. 
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Hydrology and Water Quality 
The following conditions of approval are made for the protection of water quality; refer to Condition of 
Approval #9 for wastewater. 
 

Condition of Approval (COA #10):  Should the applicant propose to grade or disturb 1-acre or 
more of land, these activities must be in compliance with the State Construction General Permit, 
RWQCB Order No. 2009-0009-DWQ (or the equivalent at time of disturbance). 

 
Mitigation Monitoring and Reporting Plan  
A Mitigation Monitoring and Reporting Plan has been prepared for the project as a result of the Initial 
Study, and is attached as a part of this staff report in Appendix 1. 
 
RESPONSE TO COMMENTS 
 
As a result of the development of the Initial Study and review by the public and agencies, the County 
received four (4) comment letters in response.  Those comment letters are included in Appendix 2.  Each 
comment letter is numbered and contains the name of the agency or organization, or the last name of 
the person providing comment, such as Comment 1-DFW, or Comment 16-Smith.  Each comment is 
bracketed and numbered sequentially for each letter (15.1, 15.2, etc.).  Comments that are not directly 
related to the environmental issues of the project, such as commentary, opinion or grievances are not 
identified as a comment and are not responded to. 
 
Responses to comments are provided below.  The comments have been summarized to provide a 
context for the response.  However, the full text of the comment is provided in Appendix 2. 
 
Where it was determined that the comments provide factual information that resulted in a modification 
to the information provided in the IS, County staff determined that these changes were either minor 
clarifications, corrections or amplifications of information to better understand the environmental 
impacts of the proposed project, or are modifications to mitigation measures that provide additional 
resource protection and result in a reduction in impacts.  These changes do not constitute significant 
new information, and do not require recirculation of the IS in accordance with CEQA Guidelines Section 
15088.5. 
 
Comment 1- Native American Heritage Commission 
 

Comment 1a- There are no mitigation measures/ conditions specifically addressing Tribal 
Cultural Resources separately and distinctly from Archaeological Resources. Determination of 
significance should be equal to that of Archaeological Resources.  
 
Response 1a- The County provided notice to California tribes that are traditionally and culturally 
affiliated with the geographic area of the proposed project, as required under California 
Assembly Bill 52 (“AB 52”, and commonly referred to as “AB 52 Notification”) for the proposed 
project.  As a result of this AB 52 Notification process, no responses were received from 
California tribes requesting consultation.  Without any request for consultation or specific 
identification of tribal cultural issues that need to be addressed or were anticipated to have 
significant impacts from development of the project, no mitigation measures are required.  
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Comment 1b- The commenter noted that the definition of the “Most Likely Descendant” (MLD) 
process in Mitigation Measure MM CR-2 is incorrect, and provided language that clarified the 
requirements per Public Resources Code 5097.98 (e). 
 
Response 1b- The Mitigation Measure MM CR-2 has been revised to correctly state that when 
the NAHC is unable to identify a descendant, or the descendants identified fail to make a 
recommendation, or the landowner or their authorized representative rejects the 
recommendation of the descendants and the mediation provided for in subdivision (k) of 
Section 5097.94, if invoked, fails to provide measures acceptable to the landowner, the 
landowner or their authorized representative shall reinter the human remains and items 
associated with Native American human remains with appropriate dignity on the property in a 
location not subject to further and future subsurface disturbance. 

 
Comment 2- Dorothy Goodyear 
 

Comment 2a- No scientific data or reports were provided with the Draft-IS/PMND 
 
Response 2a- The IS has scientific data included, as appropriate, and cites supporting 
documents and studies applicable to the development of the IS.  The site-specific investigative 
reports are available upon request from the county planning department. 
 
Comment 2b- A Draft-IS/PMND is faulty that states “no impact” or “less than significant impact” 
for industrial zoning on the Trinity River side of Hwy 3. 
 
Response 2b- The commenter does not provide any specific information as to why a 
determination of “no impact” or “less than significant impact” in the IS is not appropriate, and 
no specific comment can be provided. 
 
However, the IS did evaluate the potential impacts of the proposed project.  As part of the 
evaluation under CEQA, each Threshold of Significance for the various resources was evaluated.  
Based on these evaluations, a determination of “No Impact”, “Less Than Significant Impact”, 
“Less Than Significant Impact with Mitigation Incorporated” or “Significant Impact” is made for 
each threshold.  In review of the proposed project, the County made numerous determinations 
of “No Impact”, “Less Than Significant Impact” and “Less Than Significant Impact with Mitigation 
Incorporated”, all of which are documented in the IS.  Based on the County’s review of the 
project, and in light of the request by the applicant and information available to the County, the 
County has made the determinations as noted in the IS and Mitigated Negative Declaration. 
 
Comment 2c- The Draft-IS/PMND erroneously states Highway Commercial zoning for a RCTF 
parcel which is zoned RR 2.5.  East of Marshall Ranch Road, on the south boundary of the Mines-
Lee APN 015-490-11 is land zoned RR 2.5 and that parcel is owned by Reading’s Creek Tree Farm 
(RCTF). 
 
Response 2c-Development of the IS utilized the current zoning information shown on the 
County Parcel Viewer website.  That information shows the parcel in question as HC zoning. 
Follow-up reviews and discussions with the County Deputy Planning Director have confirmed 
that the County’s online data is incorrect regarding the current zoning for this parcel, and the 
parcel was rezoned in 1996 to Rural Residential (RR 2.5).  



Item No. 4 Meeting Date:  1/10/19 Application No. P-17-45 
  CCUPD-18-001 

7 
 

 
Comment 2d- The vehicle storage yard is on APN 015-490-12, not 015-490-08 as stated in the 
Draft IS/ PMND. 
 
Response 2d- The commenter is correct, as shown on Figure 2. The “Surrounding Land Uses” 
statement has been revised to show this correction. 
 
Comment 2e- The commenter states that there should be no industrial zoning and limited 
commercial uses at the project site, due to fire danger.  The commenter states that parcels in 
this rural residential & timbered community (Marshall Ranch Road/ Reading Creek/ Trinity River) 
have the designation of Very High Fire Hazard Severity Zone.   The commenter also opines that 
rezoning to Heavy Commercial (C-3) and/or issuing a ‘distribution facility’ use permit for 
Highway Commercial (HC) is not logical for this very high fire hazard area which is void of fire 
hydrants and that winds in the area can carry fire quickly as was shown in the 2017 Helena Fire 
 
Response 2e- The commenter is correct that the parcels at the project site are designated as 
being in the Very High Fire Hazard Severity Zone (VHFHSZ), as identified by the CALFIRE Fire and 
Resource Assessment Program (FRAP) Fire Hazard Severity Zones in State Responsibility Areas 
(SRA) (Calfire 2007).  However, the majority of land in Trinity County has a designation of 
VHFHSZ (for both SRA and non-SRA lands) including the existing residential parcels and 
undeveloped timbered parcels in the area surrounding the project.  Fire hydrants in the County 
are limited to highly developed areas, and none are located in the area of the project, including 
existing commercial, industrial and residential developed uses. 
 
While the fire hazard is real, the County General Plan and Community Plan have taken this fact 
into consideration as a part of the Trinity County General Plan Safety Element Section of the 
General Plan and Chapter 7- Hazards Section of the Douglas City Community Plan.  In addition to 
these land use planning documents, the State of California has developed Fire Safe Standards 
(Public Resource Code Sections 4290 and 4291) which dictate development in rural areas 
throughout the state, and require vegetation clearing, onsite water storage requirements and 
other building and development standards. 
 
The IS evaluated the potential project impacts related to fire, and determined that past land 
uses at the site and in the area that have cleared flammable vegetation, and with required 
conformance to County and State fire safe standards the project will result in impacts that are 
less than significant. 
 

Comment 3- Veronica Kelley-Albiez 
 

Comment 3a- This comment requests clarification of which parcel has applied for the CUP.  
 
Response 3a- There are four parcels that have been included in the request for rezoning. The 
only parcel that has been designated in the current CUP application is APN-015-490-10.   
 
Comment 3b- This commenter suggests the IS/MND has omitted analysis of the impact of the 
zoning change on the neighboring rural residential neighborhood.  
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Response 3b-The IS evaluates potential impacts of the rezone from HC to C-3 zoning in the Land 
Use and Planning Section.  As noted in the IS, the change in zoning is not expected to have a 
significant difference in future uses, because the HC and C-3 zones have very similar allowable 
uses. Additionally, several of the uses in the HC zoning could be considered more intensive than 
those allowed in the C-3 zone, like the previous use of the facility as a heavy truck repair shop, a 
pallet manufacturing plant and Shelton Logging, all of which involved frequent heavy truck 
traffic. A comparison of the differences in zoning types is provided in Section 2.2 “Proposed 
Rezone” of the IS/MND. 
 
Comment 3c- The commenter states that the zoning identified in the IS regarding an offsite 
parcel (APN 015-070-77) is incorrectly shown as HC and should be shown as the Rural 
Residential zoning. 
 
Response 3c-This comment was addressed by Response 2c. 
 
Comment 3d- All downward directed lighting will affect all homes. 
 
Response 3d- The lighting requirements for down-directed or downcast lighting are standard 
conditions of approval and best-practices for preventing light trespass.  Shielded, down-
directed, downcast lighting places lighting where needed, and reduces light from leaving the 
immediate site, and reduces upward cast light that can be seen for miles distant.  This 
requirement is for all commercial development, regardless of zoning and is the current 
requirement for development of HC zoned lands, as well as Industrial and C-3 zoning.  
Development of this project and subsequent rezoning would have no impact, and would not 
change the existing requirements for down-directed lighting. 
 
The comment appears to concern the adjacent residential parcels located to the west, that are 
lower in elevation from the proposed project site would be impacted by lighting.  While this may 
be true, the proposed uses do not add additional lighting to the site from those developments 
that could be placed on the site under existing HC zoning.   
 
Comment 3e- The commenter states that the County should use their own air quality standards 
and that historical wind flows for Douglas City should be analyzed. 
 
Response 3e- As stated in the IS, Trinity County is a part of the North Coast Air Basin, and air 
quality standards are under the authority of the North Coast Unified Air Quality Management 
District (NCUAQMD).  Therefore, impacts to air quality do utilize County standards, as the 
County is a part of the NCUAQMD.  
 
However, the comment appears to be referring to the anticipated odors from the proposed 
cannabis distribution portion of the project, and not so much with the air quality, as regulated 
by the NCUAQMD.  Neither the NCUAQMD or the state have any requirements for odor 
mitigation, and leave this up to local jurisdictions to mange.  Also, the County is unaware of any 
historical wind data for the site that would provide any meaningful evaluation of potential odors 
that may move off-of or onto the site. The County Cannabis Ordinance for Distribution (No. 315-
828 and No. 315-834) does not provide for any required odor control measures.   
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The IS determined that the distribution facility is not expected to generate significant odors; this 
determination was made based on the fact that cannabis is transported to and from the facility 
in enclosed vehicles and is stored indoors in conditioned storage spaces.  Cannabis odors are 
known to be the most significant from the cannabis flowers of live plants, as grown indoors or in 
open air grow sites (which are not a part of the project).  The County has established setback 
requirements for other types of cannabis activities (such as cultivation), in part to reduce 
potential odor impacts to adjacent properties.  While it is likely that some odor will emanate 
from the proposed cannabis distribution facility, expectations are that it will be very limited and 
during limited times of the year such as after harvest when cannabis is delivered. 
 
Future developments that may be proposed on the other parcels rezoned to C-3 are unknown at 
this time, and would be subject to regulatory approval at the time of the proposed action.  
However, review of the types of actions that would be allowed (as outlined in the IS in Section 
2.2) show that uses permitted without a use permit do not include any cannabis related 
activities, or any non-cannabis activities that could generate objectionable odors, such as bulk 
fuel storage facilities, heavy equipment shops, etc.  Those uses would be subject to a Use 
Permit.  Additionally, the County has a “Code Violation Complaint Form” that allows the public 
to file complaints for alleged violations of codes/permits.     
 
Comment 3f- This comment is regarding the accuracy of the water well report and that the well 
on site has previously run dry and the previous resident requested water assistance. 
 
Response 3f- The Water Well Production/Recovery Report provided by Trinity Pump & Supply 
provides sufficient evidence that the well is satisfactory.  Ensuring that the site has adequate 
water supplies for operations is the responsibility of the owner and not the County. 
 
Comment 3g- This comment asks to clarify if the existing residential building is part of the 
proposed project. 
 
Response 3g- The existing residential structure is on a parcel that is proposed for rezoning from 
HC to C-3, however the structure is not a part of the proposed cannabis distribution facility 
which is located on a separate parcel as identified in the IS. 
 
Comment 3h- This comment questions if the current bathroom and septic system are adequate 
for the proposed cannabis distribution facility project.  
 
Response 3h- The applicant has provided documentation to the County stating that the current 
septic system is adequate and meets the requirements of a functioning Sewage Disposal System. 
As identified in the IS (Section VI. Geology and Soils), the applicant must comply with the 
condition that the septic system meets the requirements of the Trinity County Environmental 
Health Department.  At this time, the County has determined that the proposed use is 
compatible with the existing septic system.  Any modifications to the existing septic system, 
expansions or new septic systems would be subject to County requirements at the time of 
proposed alteration/development. 
 
Comment 3i- The comment questions the adequacy of the two 2,500-gallon fire water tanks for 
the project, and notes that commercial projects have a higher risk of fire. 
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Response 3i- The County Fire Safe Ordinance 1162 requires buildings created and/or approved 
after January 1, 1992 to provide a minimum 2,500-gallon water tank. The dedicated 2,500-gallon 
tank system is for the purpose of water for fire suppression during a wildland fire or a fire 
originating from within the building. Additional fire suppression systems may be required based 
on the ultimate occupancy and use of the property. Review of the project by CALFIRE will 
determine any additional required fire suppression equipment specifications as a Condition of 
Approval of the Use Permit. 
 
The applicant has proposed an additional 2,500-gallon water tank, which currently exceeds the 
County requirements.  As noted above, additional review by CALFIRE will determine if this is 
sufficient, or if more water storage or other fires suppression devices are required.  As a 
condition of approval, the permittee would be required to comply with CALFIRE’s findings.   
 
Regarding the commenters statement that commercial projects have a higher fire risk, the 
National Fire Protection Association (NFPA, Fires by Occupancy or Property type, March 2017) 
found that residential properties accounted for approximately 78% of all fires, with commercial 
properties (including mercantile, storage, manufacturing) accounting for about 9% of fires.  
Based on this data, commercial properties do not account for an increased fire risk, when 
compared to residential properties. 
 
Comment 3j- This comment raises concerns regarding fire onsite relating to the 5,000-gallon 
diesel tank and that the two water storage tanks will not provide sufficient fire protection 
should a fire start.  
 
Response 3j- The applicant is required to comply with applicable regulations and standards 
related to fire suppression for the site, including the existing 5,000-gallon fuel storage tank.  This 
requirement exists now for the existing condition, and would be the same in the future with the 
proposed project.  The use of fuel storage at the site is not a new aspect of uses on the project 
site; past uses have developed the existing fuel storage tank, and this project will continue to 
utilize the existing system, as well as comply with current fire requirements. 
 
Comment 3k- This comment raises concerns regarding ambient noise increases in the residential 
areas surrounding the project site, and states that it is likely that project operations will occur at 
the back of the parcels near the residential properties.  
 
Response 3k-According to the Noise Element of the General Plan (Revised June 2003) the 
maximum noise levels allowed from transportation noise sources are 60dB outdoors and 45dB 
indoors.  
 
Based on noise produced by a semi-truck going 65 miles per hour (88dB1) on SR-3 in front of the 
proposed project site (which is 10 miles per hour over the posted speed limit) the outdoor noise 
calculated at the residence nearest to the project site is 30.2db2, which is below the maximum 
outdoor transportation noise standard of the General Plan. Vehicle traffic noise at the project 
site would be lower than this level, due to reduced speed and overall engine noise. 

                                                           
1 Cowan, J. Environmental Acoustics. Page 150. http://www.nonoise.org/resource/trans/highway/spnoise.htm 
2 I2/ I1= (d1/d2)2 
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The proposed project would utilize the existing building on the site for cannabis distribution 
activities, which is near the front (away from residences) of the parcel.  It is unknown where 
future development will occur on the remainder of the parcels, but it is possible that some 
activities would occur closer to residential developments.  Those future activities would be 
required to comply with the County’s General Plan standards for noise production, and could be 
required to have site-specific noise reduction or mitigations at the time those future uses are 
proposed. 
 
Comment 3l- This comment identifies a CUP that was approved on November 29, 2018. 
 
Response 3l- This comment is unrelated to the current project. 
 
Comment 3m- This comment addresses potentially missing response letters from various state 
agencies.  
 
Response 3m- This IS/ MND was sent to the State Clearinghouse on November 2, 2018 which 
makes this information about the project available to state agencies, including the Department 
of Fish and Wildlife, Caltrans and CALFIRE. The only agency response received were from the 
Native American Heritage Commission and the Regional Water Quality Control Board and are 
addressed in this document as Comment 1 and Comment 4. 
 
Comment 3n- This commenter asks if fencing will be required on project parcel as required by 
County Ordinance and State Law, and questions why the IS continues to refer to all the parcels 
around the distribution facility. 
 
Response 3n- Fencing is not required for the proposed project, and there is no County 
Ordinance or State Law that requires fencing for a distribution project.  The project applicant 
has proposed that security fencing be installed as part of the proposed project.  The County 
Ordinance also requires that a security plan be developed and submitted to the Board of 
Supervisors for approval. This security plan may involve fencing, but fencing is not required as a 
condition of approval. 
 
Regarding the project parcels, there are four parcels identified in the request for rezoning, 
however only one parcel is named in the CUP application, APN- 015-490-10, for use as a 
distribution facility.  Since the proposed project entails the rezoning of four parcels, the IS must 
refer to all the parcels collectively.  In the future, should the other parcels be proposed for 
development, those uses may require separate Use Permits and possibly separate 
discretionary approvals by Trinity County. 
 
Comment 3o- The commenter states objections to the project and raises issues about code 
enforcement by the County, and requests that the County provide protection to neighboring 
residents. 

 
Response 3o- The comment provides no CEQA related issues that can be addressed. 

 
Comment 3p- This commenter requests that the planning department not support this project. 
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Response 3p- The job of the Planning Department is to evaluate and process the application, 
along with analysis of the proposed project through CEQA. The Department does not support or 
oppose projects. The role of the Planning Department is to act as an impartial reviewer in 
defining and evaluating potential land use issues, and providing recommendations to the 
Planning Commission. It is not the role of the Planning Department, and it does not have the 
authority, to approve or deny a project; that role is reserved for the Planning Commission and 
Board of Supervisors. 
 

Comment 4- California Regional Water Quality Control Board 
 
Comment 4a- Obtain Appropriate Permits:  The commenter lists permits that may be required 
prior to project implementation including a Construction General Storm Water Permit, Waste 
Discharge Requirements (WDR) or a Conditional Waiver of WDRs, and the Water Quality Control 
Policy for Siting, Design, Operation and Maintenance of Onsite Wastewater Treatment Systems 
(OWTS) Policy. 
 
Response 4a- The commenter highlights state requirements which may be used as conditions of 
approval (COA). The Construction General Storm Water Permit is included as COA#10.  The 
project as proposed does not include any discharges of waste water or Onsite Wastewater 
Treatment (other than conventional wastewater for the existing septic system), however if the 
applicant wishes to modify or change the project in the future any and all changes will be 
subject to review and approval by the Trinity County Planning Department, prior to those 
changes or modifications per COA #16.  Based on the proposed changes or modifications, the 
Planning Department may require additional reviews and approvals from other 
County/State/Federal departments or agencies as may be appropriate for the proposed changes 
or modifications.   
 
Comment 4b- Implement Storm Water Runoff Controls: The commenter highlights the 
requirement of the project to employ low impact development (LID) and best management 
practices (BMPs) to treat and retain storm water runoff on the project site.  
 
Response 4b-The commenter is correct in that LID practices should be implemented per the 
State water Resources Control Board’s adoption of sustainability as a core value. However, as 
the County has not defined specific requirements for LID implementation, and the proposed 
project does not include disturbance of more than one acre (which would trigger the need for a 
Construction General Storm Water Permit), there are no specific methods for implementing or 
measuring LID practices required at this time.  
 

 
OTHER CONSIDERATIONS 
 
A use permit may be granted based on findings made by the County that include, but are not limited to 
compatibility of the project with surrounding land uses and neighborhood compatibility, compliance 
with the General Plan, Community or Specific Plan, the Zoning Ordinance and other related plans and 
ordinances that may be in effect at the time of the use permit is granted.   
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Neighborhood Compatibility:  The Douglas City Community Plan (the “plan”) was adopted in 1987. The 
plan designated the core area of Douglas City as Village (V), which includes the areas of the post 
office/general store/motel area; Douglas City Elementary School; the residential areas along Riverview 
Road including the first mile of Steiner Flat Road; and a stretch of area south along Highway 3 (where 
the proposed project is located).  
 
The Douglas City Community Plan, in its discussion under the chapter Economic Development (page 23), 
emphasizes the following:  

• Designate an industrial area or similar employment intensive activities in the Douglas City Core 
Area.  

• Maintain a surplus of commercially zoned acreage within the Plan Area.  
 
The proposed project parcels are identified in the General Plan and Community Plan, as being 
designated for commercial or similar intensive uses. Surrounding the proposed project, land uses 
include Douglas City Garage, Shelton Trucking and RV Storage, an automobile yard, and AmeriGas. The 
parcel occupied by AmeriGas’ propane tank farm was rezoned from HC to C-3 in 1989. To the east of the 
proposed project there are 21.3 acres zoned for Heavy Industrial and Manufacturing which is currently 
occupied by Cross Construction. Historic use of the proposed project parcels includes a pallet 
manufacturing plant and Shelton Logging. Past and present uses of the properties in the area indicate a 
mix of light industrial and commercial uses, including previous rezoning of a parcel from HC to C-3 within 
the neighborhood (1989). Additional rezoning has occurred in the immediate vicinity of the proposed 
project, including the rezoning east of the project to AF-160, RR 2.5 and TPZ in 1996. 
 
In staff’s opinion, the proposed project is compatible with the neighborhood designations, based on the 
current and past rezoning by the County, historical uses of the properties and the expected intensities of 
anticipated future uses. 
 
General Plan Consistency & Use Comparison:  The land around the proposed project site has had a 
history of rezoning since the development of the General Plan and Zoning Ordinance to accommodate a 
mixture of commercia, agricultural and residential needs.  In 1989, a parcel to the south of the project 
site (APN 015-490-07) was rezoned from HC to C-3 to accommodate the uses of the current AmeriGas 
facility (P-89-72, Cal Gas Bulk Storage Facility).  That parcel was located at that time adjacent to 
properties zoned as agricultural, industrial and highway commercial.   
 
In 1996, a large (400+ acre) parcel to the west and south of the proposed project was rezoned to 
Agricultural Forest (AF-160), RR-2.5 and Timber Production Zone (TPZ) in 1996 as part of a large 
subdivision (Reading Creek Tree Farm). This 1996 rezone established rural residential zoning adjacent to 
HC, C-3 and Industrial (I) zoned lands.  Refer to Figure 2 for a map of the existing zoning.  
 
In the vicinity of the proposed project, parcels between Marshall Ranch Road and Highway 3 are zoned 
HC, C-3 and RR 2.5. The Highway Commercial (HC) zoning designation permits; restaurants without a 
drive through, retail stores, hotels and motels with 10 units or less, among others, do not require a use 
permit. These uses are typically associated with a higher degree of consumer traffic than Heavy 
Commercial uses. The Trinity County Zoning Code general description of Highway Commercial zoning 
states:  
 

The purpose of the Highway Commercial Zoning District is to provide appropriate sites for the 
needs of recreation and business travelers. This District is intended to be applied to sites fronting 
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on State Highways or along arterial roads that provide access to major recreation destinations. 
Highway Commercial areas should be designed so that all or most of the needs of the traveling 
public can be accommodated at one stop. This Zoning District is not intended to be applied to 
strip commercial development along highways or arterials.  
 

The Heavy Commercial (C-3) zoning designation permits warehouses, commercial services, and metal 
fabrication shops and similar uses. These uses have a higher intensity use but a lower amount of 
consumer traffic than HC uses. The Trinity County Zoning Code general description of C-3 zoning states;  
 

The purpose of the Heavy Commercial Zoning District is to provide appropriate sites for uses 
which do not generally need highly visible locations and for sites for more intensive commercial 
uses as well. 

 
With a maximum building height of thirty-five (35) feet, the existing zoning designation of Highway 
Commercial permits a larger building mass, or general shape and size of buildings, allowing buildings of 
up to 3 stories. Heavy Commercial zoning has a more restrictive maximum building height limit of 
twenty-five (25) feet from grade. Given the uses allowed within C-3 zoning, there is reason to believe 
that these uses will rely on single story commercial buildings, similar to the existing building currently 
located on APN 015-490-10. 
 
FINDINGS OF FACTS 
 
As provided for by the Trinity County Zoning Ordinance 315, Section 32 Use Permits, Subsection A, “A 
use permit is granted at the discretion of the Planning Commission or the Planning Director and is not the 
automatic right of any applicant.  In considering an application for a use permit, the following guidelines 
shall be observed, 1. Sound Principals of Land Use; A use permit shall be granted upon sound principals of 
land use.  2. Not Injurious; A use permit shall not be granted if it will be detrimental to the public health, 
safety or welfare, or if it results in the creation of a public nuisance.  3. Plan Consistency; A use permit 
must comply with the objectives of the general or specific plan for the area in which it is located.” 
 
Based on the guidelines provided by the County Zoning Ordinance the following findings are made: 
 
1. Sound Principles of Land Use.  A use permit shall be granted upon sound principals of land use.   
 
Finding:  Evaluation of the project has determined that the rezoning of the four parcels and 
development of APN 015-490-10 for a cannabis distribution facility, as proposed and conditioned, and 
with the implementation of the mitigation measures identified in the MMRP is consistent with historical 
rezoning by the County of HC parcels to the C-3 designation in the project vicinity, is compatible with the 
other commercial uses of the surrounding area, is in compliance with CEQA, and would be consistent 
with the land use designations and goals of the County once rezoned from the HC to the C-3 zoning 
designation. 
 



Item No. 4 Meeting Date:  1/10/19 Application No. P-17-45 
  CCUPD-18-001 

15 
 

2. Not injurious.  A use permit shall not be granted if it will be detrimental to the public health, safety 
or welfare, or if it results in the creation of a public nuisance.   
 
Finding:  The project, as conditioned, will not cause detrimental effects to public health, safety, welfare 
or result in the creation of a public nuisance. 
 
3. Plan Consistency:  A use permit must comply with the objectives of the general plan or specific plan 
for the area in which it is located. 
 
Finding:  The project, as proposed, is consistent with the goals and objectives of the General Plan and 
the Douglas City Community Plan.  The project, as conditioned, will remain in compliance with these 
approved plans and their goals and objectives even after the parcels are rezoned to C-3. 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
The following Conditions of Approval shall be included in the Use Permit for the uses proposed by the 
Applicant (Terry Mines) on the parcel designated as Trinity County Assessor Parcel Number  
(APN) 015-490-10.  The Conditions of Approval cited below, presume that the operations conducted by 
the Permittee shall comply with the laws and regulations of the United States, State of California and 
Trinity County, as applicable to the uses of this permit. 
 

1. The Permittee shall comply with Trinity County Zoning Ord. No. 315, as are applicable for the 
facilities of the Permittee’s use under this permit. These regulations are provided in the Trinity 
County Board of Supervisors Ordinances 315-828 and 315-834, and as amended. 

 
2. Outdoor lighting shall be limited to that necessary for safety and security. All new outdoor 

lighting for the property shall be downcast and shielded so as to reduce light emanating off-site 
or into the sky.  

 
3. The Permittee must be in compliance with all County building permit requirements, including, 

but not limited to structures, roads, electrical and water and sewer connections.  Prior to 
issuance of building permits, a detailed and to scale site plan depicting the existing and 
proposed re-development of the site, including building envelopes or footprints, setbacks, 
parking and circulation shall be provided for review and approval by Trinity County.  Adequate 
area for parking and internal circulation, as well as protection of outdoor space for individual 
units shall be provided. 

 
4. In the event that previously unidentified cultural or paleontological resources are encountered 

during construction, grading or other site disturbance activities, there shall be no further 
excavation or disturbance of that area.  The construction crews shall stop work or avoid the 
materials and their context.  The County Planning Department shall be notified immediately.  A 
qualified archaeologist shall evaluate the find to determine its historical or archaeological 
significance.  If the find is determined to be a significant historical, paleontological or 
archaeological resource, the archaeologist shall make recommendations for appropriate 
mitigation.  Work in the area shall not resume until the mitigation measures recommended by 
the archaeologist have been implemented.   

 
5. In the event that previously unidentified evidence of human burial or human remains are 

discovered, there shall be no further excavation or disturbance of the site or any nearby area 
reasonably suspected to overlie adjacent human remains.  The Trinity County Coroner must be 
informed and consulted, per State law.  If the coroner determines the remains to be Native 
American, he or she shall contact the Native American Heritage Commission within 24 hours.  
The Native American Heritage Commission shall identify the person or persons it believes to be 
the most likely descendent.  The most likely descendent will be given an opportunity to make 
recommendations for means of treatment of the human remains and any associated grave 
goods. when the commission is unable to identify a descendant or the descendants identified 
fail to make a recommendation, or the landowner or his or her authorized representative rejects 
the recommendation of the descendants and the mediation provided for in subdivision (k) of 
Section 5097.94, if invoked, fails to provide measures acceptable to the landowner, the 
landowner or his or her authorized representative shall reinter the human remains and items 
associated with Native American human remains with appropriate dignity on the property in a 
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location not subject to further and future subsurface disturbance. Work in the area shall not 
continue until the human remains are dealt with according to the recommendations of the 
County Coroner, Native American Heritage Commission and/or the most likely descendent have 
been implemented. 

 
6. The Permittee’s site uses must be in compliance with State and County Fire Safe Regulations, 

and as directed by CALFIRE. Should CALFIRE determine that site conditions are not in compliance 
with the Fire Safe Regulations, the Permittee shall be required to come into compliance. 
 

7. Should generators be used at a future time by the Permittee, those uses would be required to 
be in compliance with the California Air Resources Board (CARB) requirements for the Portable 
Equipment Registration Program (PERP), should the generators qualify for coverage by this 
permitting program, or as may be required by the North Coast Unified Air Quality Management 
District (NCUAQMD). 
 

8. The Permittee shall obtain and provide to Trinity County Planning Department a “will serve” 
letter or other agreement from the TPUD related to connection of electrical services at the site 
for uses above the 400 amps per parcel. 
 

9. The Permittee shall ensure that the existing septic system meets the requirements of Trinity 
County Environmental Health Department. 
 

10. If the Permittee grades or disturbs one (1) acre or more of land for activities associated with this 
permit, the Permittee is required to be in compliance with the State of California Construction 
General Permit, (RWQCB Order No. 2009-0009-DWQ) or the equivalent at time of disturbance, 
prior to the disturbance occurring. 
 

11. The Permittee shall secure all appropriate clearances for the various structures and their uses on 
the property from the Building Department and Environmental Health Division.  This includes 
provision for handicapped accessibility and sanitation facilities, if warranted. 
 

12. This Use Permit is subject to the Permittee securing of all necessary permits for the 
development and eventual use of the project site for cannabis distribution activities from 
County, State and Federal agencies having jurisdiction over the activities at the project site, and 
as applicable to the Permittees uses.  Any requirements imposed by an agency having 
jurisdiction shall be considered a condition of this permit.  The County shall in no-way be 
considered responsible for issuance or oversight of State or Federal permits/authorizations that 
may apply to the uses by the Permittee under this use permit.  The Permittee has the sole 
responsibility for compliance with all requirements and regulations. 
 

13. This Use Permit shall become effective after all applicable appeal periods have expired or appeal 
processes exhausted.  Failure of the Permittee to make use of this use permit within one year 
or failure to comply with payment of any fees within specified time periods shall result in the 
automatic expiration/termination of this permit.   

 
14. The use and occupancy of the premises shall be established and maintained by the Permittee in 

conformance with the provisions of the Trinity County Code and County Zoning Ordinance, 
unless modified by conditions of the use permit.  Additional time limits imposed on the use 
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permit are provided for by the Zoning Ordinance No. 315, Section 32, Subsection E, Time Limits 
Imposed on Use Permits. 
 

15. This Use Permit shall be subject to modification or revocation based on the conditions set forth 
in the County Zoning Ordinance No. 315, Section 32, Subsection G, and as amended. 
 

16. Any proposed changes or modifications to the uses at the site by the Permittee will require 
review and approval by the Trinity County Planning Department, prior to those changes or 
modifications.  Based on the proposed changes or modifications, the Planning Department may 
require additional reviews and approvals from other County/State/Federal departments or 
agencies as may be appropriate for the proposed changes or modifications.   

 
17. The Use Permit Application, along with supplemental exhibits and related materials and reports, 

and the CEQA IS/MND are considered elements of this Use Permit and that compliance 
therewith be mandatory, unless a modification has been approved by the Planning Commission. 
 

18. The Permittee shall comply with applicable regulations and hazardous materials plans, that 
when implemented sufficiently minimize potential exposure and risk from a spill of petroleum 
product. 
 

 
END of CONDITIONS 
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Comments Received 
 
The following comment letters were received in response to the CEQA document prepared for this 
project.  
 

1. California Native American Heritage Commission 
2. Dorothy Goodyear 
3. Veronica Kelley-Albiez 
4. North Coast Regional Water Quality Control Board 
5. California State Clearinghouse 

 
 



 

  

Appendix 1-MMRP 
Mines Rezone and CCUP 



Mitigation Monitoring and Reporting Program 
Mines Cannabis Conditional Use Permit 
Distribution Use Permit CCUPD-18-001 

Mitigation Measure 
Implementation 

Phase 
Monitoring 

Phase 
Enforcement 

Agency 
Level of Significance 

 After Mitigation 
Verification Compliance 

     Initials Date Remarks 

Cultural Resources        

CR-1: Inadvertent Discovery 
1. If cultural resources, such as chipped or ground stone, or bone are 

discovered during ground-disturbance activities,  
A. Work shall be stopped within 50 feet of the discovery, as 

required by the California Environmental Quality Act (CEQA; 
January 1999 Revised Guidelines, Title 14 California Code of 
Regulations [CCR] 15064.5 (f)).   

B. Work near the archaeological finds shall not resume until a 
professional archaeologist, who meets the Secretary of the 
Interior’s Standards and Guidelines, has evaluated the 
material and offered recommendations for further action 

During ground 
disturbing activities 

Grading and Construction Trinity County Planning 

Less Than Significant 
 

   

2. Ground disturbing activities may continue after Permittee implements 
archaeological recommendations provided by the qualified 
archaeologist, as approved by the County. 

During ground 
disturbing activities 

Grading and Construction Trinity County Planning    

CR-2: Human Remains 
1.  Should evidence of human burial or human remains be found, all work 

will stop and the County Coroner shall be notified. 

During excavation 
activities 

Building excavation 
activities 

Trinity County Coroner 

Less Than Significant 
 

   

2. County Coroner will investigate remains and determine if remains are 
of Native American origin and will consult with approved Tribal 
representatives as required by law. 

During excavation 
activities 

Building excavation 
activities 

Trinity County Coroner    

3.  If remains are of Native American origin, coordination with the NAHC 
will be undertaken as required by law. 

During excavation 
activities 

Building excavation 
activities 

Trinity County 
Coroner/ 

Native American 
Heritage Commission 

   

4. Work shall resume after clearance is provided by the County Coroner, 
NAHC and/ or the most likely descendent.    

During excavation 
activities 

Building excavation 
activities 

Trinity County Coroner    
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