
 
Corporate Office 2328 4th Street, Santa Rosa CA 95401 (415) 524-7553 

 

Locations 
California | New Jersey | Denver | Puerto Rico | Washington 

February 22nd 2019 
 
 
City Council of Santa Rosa 
100 Santa Rosa Avenue 
Santa Rosa, CA 95404 
 
 
Please let this letter reflect that I represent a payroll and labor management business here in Sonoma 
County. We only do business with legal and compliant locally permitted and state licensed cannabis 
businesses. We are prepared to work with the ownership of Phenotopia to provide them with labor 
management with unions and services that they require. I know members of the Phenotopia leadership 
team, and I respect how they have always been leaders in the local industry and advocates for developing 
and following sound regulations. 
 
I respectfully request that the Council of the City of Santa Rosa grant the appeal of Phenotopia and allow 
Phenotopia to move forward in the Conditional Use Permit process. Phenotopia is a very qualified 
applicant, as has been demonstrated, by their superior application, highly professional team, extensive 
community support and the ability to deliver on a robust community benefits plan. 
 
As soon as they have their local permit and state license, we are prepared to step in and do business with 
Phenoptopia. 
 
Sincerely, 
 
 
 
 
 
 
 
Linda Frisby 
CEO 
Labor Resource Management Inc. 
 
 
 
 
 
 
 
 
 
 
 
Cc: client file 
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Manis, Dina

From: Lizette De Arkos <lizette@421.group>
Sent: Monday, February 25, 2019 12:26 PM
To: _CityCouncilListPublic
Cc: Craig Litwin
Subject: Additional Materials for City Council Meeting Tomorrow, February 26
Attachments: Phenotopia Strip Mall Report.pdf; 20190225 Phenotopia Letters of Support.pdf

Good afternoon, 
 
Please find attached the following additional materials for the Council meeting tomorrow on behalf of Phenotopia 
(Agenda Item No. 14.2 ): 

 Phenotopia Strip Mall Report 
 Additional letters of support 

Warmly, 
 
Lizette De Arkos 
 
 

To help protect y our privacy, 
Microsoft Office prevented  
automatic download of this picture  
from the Internet.

 

Lizette De Arkos 
PUBLIC AFFAIRS STRATEGIST

421 Group 

c (415) 312-8038 
o (707) 861-8421 
lizette@421.group 

 

 
Want to get ahead of the curve with the latest news and updates? 
Sign up for our newsletter: 421.group/subscribe 

 
FYI Our offices will be closed on Monday, May 27, for the Memorial Day holiday. 



 

Cannabis Dispensaries in Stripmalls 
A brief report prepared by Phenotopia (CUP18-057) 

Introduction 

Phenotopia, is the name of our cannabis dispensary proposed for 443 Dutton Avenue, Suite 11 in Santa 
Rosa (CUP 18-057). The proposed location for our cannabis dispensary is located within the Dutton Plaza 
stipmall, a diverse shopping center in the Roseland area. 

There are already many dispensaries both in Santa Rosa and other Sonoma County jurisdictions that are 
located or approved to be located within stripmalls or commercial centers. 

Included below are local cannabis dispensaries that fit into this category: 

Approved Dispensaries in Santa Rosa 

The Hook Dispensary ​- 817 Russell Avenue, Suite C, Santa Rosa (in Roseland) 

JIVA ​- 1831 Guerneville Road, Suite A, Santa Rosa 

Sonoma Patient Group​ - 2425 Cleveland Avenue #175, Santa Rosa 

Dispensaries in other Sonoma County Jurisdictions 

Sonoma Medicinal Herbs ​- 3403 Santa Rosa Avenue, Santa Rosa 

Mercy Wellness ​- 7950 Redwood Drive #8, Cotati 

Solful​ -​ ​785 Gravenstein Hwy S, Sebastopol 

Conclusion 

Allowing Phenotopia to establish in the Dutton Plaza is not unprecedented. Dispensaries in stripmalls and 
commercial centers are very common, locally and throughout California. They bring customers to 
neighboring businesses, increase the safety of the area, and are relatively discrete.  

 

 

Attachments:  Pictures of each dispensary listed above 

 



  

 

The Hook Dispensary 

817 Russell Avenue, Suite C, Santa Rosa (in Roseland) 
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JIVA 

1831 Guerneville Road, Santa Rosa 
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Sonoma Patient Group  

2425 Cleveland Avenue #175, Santa Rosa 
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Sonoma Medicinal Herbs  

3403 Santa Rosa Avenue, Santa Rosa 
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Mercy Wellness  

7950 Redwood Drive #8, Cotati, CA 
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Solful  

785 Gravenstein Highway S, Sebastopol, CA 
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Dutton Plaza Parking Report 
A parking analysis prepared by Phenotopia (CUP 18-057) 

Introduction 

Phenotopia, is the name of our cannabis dispensary proposed for 443 Dutton Avenue, Suite 11 in Santa 
Rosa (CUP 18-057). The proposed location for our cannabis dispensary is located within the Dutton Plaza 
stipmall, a diverse shopping center in the Roseland area. 

We conducted a parking study commencing on Sunday, February 17, 2019, in which over the course of 
seven consecutive days photos of the parking lot were captured by a licensed and insured drone pilot. The 
parking lot is divided into four zones (front, left, right, and rear). Photos of each zone were captured at 900 
hours (9 am), 1200 hours (12 pm), and 1800 hours (6 pm) in order to analyze the parking availability at 
different times of the day throughout the course of a week.  

After conducting this study it is clear that the parking lot at 443 Dutton Avenue has more than sufficient 
parking. On average over the course of the seven day study there were 78 parking spots available. We 
found that the minimum parking spot availability was on Saturday evening (6 pm) with 43 spots available, 
and the maximum amount of spots available was on Tuesday morning (9 am) with 99 spots available.  

Please see the photos, figures, and additional information below:  

 

Total Spaces by zone:  Total: 153 

Front: 118 

Right: 11  

Left: 7  

Rear: 17  

   

 



  

 

Parking Spot Availability by day and time  

Dates  900 (9AM)  1200 (12PM)  1800 (6PM)  Day Average 

Sunday (2/17/2019)  100  61  79  80 

Monday (2/18/2019)  94  63  67  74 

Tuesday (2/19/2019)  105  82  79  88 

Wednesday (2/20/2019)  104  96  65  88 

Thursday (2/21/2019)  101  84  61  82 

Friday (2/22/2019)  97  84  58  79 

Saturday (2/23/2019)  74  49  46  56 

AVERAGES  96  74  65  78 
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Drone Photographs 

Photos taken by North Bay Aerial View, (707) 696-3104, ​r.white@northbayaerialview.com 

 

Sunday, February 17, 2019 

9 AM  

Left Side  Right Side  

 

Front Rear 
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12 PM   
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6 PM 
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Monday, February 18, 2019 

9 AM 
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12PM  
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6 PM 
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Tuesday, February 19, 2019 

9 AM 
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12 PM  
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6 PM 
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Wednesday, February 20, 2019 

9 AM 
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12 PM 
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6 PM 
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Thursday, February 21, 2019 

9 AM 
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12 PM 
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6 PM 

 

 

17 of 23 



  

 

Friday, February 22, 2019 

9 AM 
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12 PM 
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6 PM 
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Saturday, February 23, 2019 

9 AM 

 

(clear views of all 4 zones in the front photo of February 23, at 9am) 
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12 PM 
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6 PM 
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Manis, Dina

From: Nick Caston <nick@goldenstategr.com>
Sent: Tuesday, February 26, 2019 6:08 AM
To: _CityCouncilListPublic; Manis, Dina
Subject: CA PTA Position Paper re: "marijuana" providers near schools

Dear Santa Rosa City Council Members ‐ 
 
I received a number of requests for a copy of the California PTA position statement on setbacks from schools. This 
document was adopted by the CAPTA in 2010 and reaffirmed in 2014 prior to the initial state legislation in 2015 which 
led to the current iteration of state regulations.  
 
Of note is the last paragraph where the CAPTA calls for local regulations that put dispensaries further than 600' from a 
school. While there is no evidence of any increase in negative impacts in the vicinity of licensed cannabis companies and 
these companies can be operated in a similar manner to other uses allowed within 600', it is important to recognize the 
current state and city policy is consistent with and originates from a robust policy debate over many years which fully 
embraced this position from a recognized leader representing education interests at the state level.  
 
Please let me know if you have any questions. Here is the link: 
 
http://toolkit.capta.org/advocacy/position‐statements/regulation‐of‐medical‐marijuana‐providers‐near‐schools/ 
 
Cheers, 
 
 
‐‐  

Nick W. Caston 
President and Chief Strategic Officer 
nick@GoldenStateGR.com 
(707) 291‐3470 Cell 
(916) 449‐9580 Office 
 
Patti Cook 
Executive Assistant 
patti@goldenstategr.com 
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Manis, Dina

From: Nick Caston <nick@goldenstategr.com>
Sent: Tuesday, February 26, 2019 6:54 AM
To: _CityCouncilListPublic; Manis, Dina
Subject: 14.2 Applicant Comments
Attachments: HWY 420 Presentation.pptx; Highway_Response Letter 111218.pdf; Trip Generation Study for the 

Highway Investment Holdings Cannabis Retail Project.DRAFT.pdf

Dear Councilmembers ‐ 
 
For item 14.2 my presentation on behalf of Applicant A, Highway Investments, will be focused on responding to any 
issues brought up by the appellant and to outline the superior nature of Applicant A's proposal. While I will not be 
presenting a prepared presentation to enable response to the issues raised, I do want to provide you with the slide 
presentation provided to the sub‐committee. I will be referring to slide 4 during our response time. 
 
Also attached is a letter submitted to the sub‐committee concerning the scoring and staff's original recommendation. 
While we do recognize that Applicant B is a Napa native who now lives in Santa Rosa, the broader point concerning 
Applicant A's direct North Bay retail experience compared to Applicant B's southern California supply chain experience 
stands. Additionally, attached is the independent traffic analysis for Applicant A showing the project will not have a 
significant impact as it advances to the land‐use phase. This letter was a part of the information presented to the sub‐
committee. I am not aware of a comparable report for Applicant B. 
 
Of additional note,Applicant B, the appellant, has presented innuendo and accusation about Applicant A operating out 
of compliance. This is simply untrue. Applicant A ceased operating as a collective as required by state law and has had no 
cannabis operations during this time. Highway was an existing business with existing customers who has continued to 
pay for advertising placement on Weed Maps and produce non‐cannabis activities to keep its customers engaged during 
closure. As you can imagine, customer loyalty is an important part of any businesses success. Additionally, it has come to 
our attention that Mr. Miranda's past conviction for a drug related crime is being used to challenge his eligibility for a 
license. As you have heard from others, this is also untrue in large part because of the incident being from when he was 
18 years old in 2001 and he has had no issues with law enforcement since. Please read this news article from when 
Proposition 64 was on the ballot. Mr. Miranda was exactly the type of entrepreneur contemplated in the passage of the 
ballot measure and this 100% Latino owned business should not be discriminated against base on this argument: 
(https://www.pressdemocrat.com/news/6183142‐181/gavin‐newsom‐prop‐64‐proponent) 
 
I look forward to discussing these and any other issues of interest to the council tonight. I believe that you will hear 
quite clearly that Applicant A is the preferred choice both as an operator and, as this is ultimately a land‐use decision, a 
location for the Roseland community. 
 
Sincerely,  
 
 
‐‐  

Nick W. Caston 
President and Chief Strategic Officer 
nick@GoldenStateGR.com 
(707) 291‐3470 Cell 
(916) 449‐9580 Office 
 
Patti Cook 
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Executive Assistant 
patti@goldenstategr.com 
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Highway Investment Holdings, LLC

Justin Miranda
Established Highway 

Investment Holdings to 
provide dependable, high -
quality medical cannabis at 
truly affordable prices for 

collective members.

William Garcia
Immigrated to the U.S. at 
10 years old. He hopes to 
use this business to create 

his family legacy,  build 
stronger ties to the local 

community, and continue 
to put down roots in Santa 

Rosa.
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MEET THE TEAM

Julie Mercer 
Ingram, Attorney

Legal Team:  Kind Law
Co-council:  Bob Nichols, 

Senior Attorney of Kind Law

Compliance
Nick Caston  Chie f Stra tegic 

Office r and  Presiden t: 
Loca l Com pliance  and  

Advocacy

Dr. Jenn ife r Price , Ch ie f of 
Opera tions and  Director 

of Sta te  Com pliance : Sta te  
Com pliance  and  Advocacy

Managing Attorney of 
Kind  Law, which  is 

ded ica ted  to  supporting 
the  lega l cannab is 

industry in  Ca liforn ia

Karen Roche
Business Plann ing 

Consu ltan t

Principa l Consu ltan t and  
Founder of Roche  20| 20, 
design ing solu tions tha t 

sca le  p rocess, p rofits and  
purpose
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CUSTOMER FOCUS
More than 50 patient recommendation letters

“I have never had anything but great experience and service”
- Edith Chavarria, Santa Rosa

“Highway 420 is the  m ost p rofessiona l, com passiona te , and  
honest business tha t I have  encounte re d  in  the  cannab is 
industry… In  m y op in ion  denying Highway 420 a  pe rm it would  
be  doing a  d isse rvice  to  San ta  Rosa .” 
- Richard Guzman, Santa Rosa

“They a re  the  fu tu re  of Sonom a County!” 
- Sebastian Silva 

"Highway 420 specifica lly wanted  to  keep  the ir business 
in  the  Rose land  d istrict because  they share  an  im m ense  
connection  with  the  com m unity and  businesses with in  
the  com m unity. "  
-Terry Garrett

“From  the  qua lity of the ir p roducts to  the  qua lity of the ir 
peop le  they a re  fa r above  the  curve”
- Paul Goldstein 
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COMPETITOR COMPARISON
Highway Phenotopia Policy

North Bay Retail Experience on 
Staff YES Owner has years of cannabis retail experience NO No experience on staff

Site Management
GP-EV-B

Local Supply Chain Connections YES Letters of support and stated connections to 
local operators NO Connections in Southern California

Neighborhood Enhancement
GP-EV-B-4

Superior Facility YES
Facility in excellent condition with no exterior 
improvements needed and minor interior 
improvements needed for occupancy

NO Needs substantial improvements on interior 
and exterior of building

Neighborhood Compatibility
GP-EV-C-1

Bilingual Customer Service Staff YES Currently has bilingual staff and will continue 
to hire local bilingual staff NO Not proposed

Neighborhood Compatibility
GP-EV-A-5

Onsite Consumption/Safe Access YES Ample space for safe access NO Not proposed
Neighborhood Compatibility
GP-EV-A-1

Realistic Performance Timeline YES Six months or less NO Proposes February 2019, not realistic
Site Management
GP-EV-B-7

Delivery Proposed/More Access YES Additional access for neighbors NO Not proposed
Neighborhood Compatibility
GP-EV-A-5

Community Benefit Program  
Onsite YES Onsite space for workforce development and 

community benefit programs NO Only “communication” with nonprofits stated
Neighborhood Enhancement
GP-EV-B-6

Specific Local Hiring Plan YES
Workforce training onsite will produce local 
hiring, outreach to community to find local 
staff

NO Craigslist and consultants, no community 
based plans

Neighborhood Enhancement
GP-EV-B-6
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WE ARE READY TO GO!
Clear and Effective Entrance • Superior Parking • Local Established North Bay Cannabis Retailer



 
 
 
 
 
 
 
 
November 9, 2018 
 
City of Santa Rosa 
100 Santa Rosa Avenue 
Santa Rosa, CA 95404 
 
RE: Retail Application Review for 470 Sebastopol Road 
 
To Whom It May Concern: 
 
On November 8, 2018, the City released the results of a merit based review the Highway Retail 
Outlet (Highway) proposal at 470 Sebastopol Road and a competitive project submitted by 
Phenotopia at 443 Dutton Avenue. The results of the merit based review are based on 
inaccuracies and fail to objectively compare the projects. As discussed below, Highway’s 
proposal is the far superior option.  
 

A. Inaccuracies in Phenotopia’s Application 
 
The City’s merit score of Phenotopia’s project is based on inaccurate and misleading 
information. 
 

1. Phenotopia Has No Retail Experience in North Bay Area 
 
First, the criteria for “experience in operating a cannabis retail business in the North Bay area” 
was not satisfied by Phenotopia’s proposal. The project narrative cites the experience of Johnny 
Nolen as having retail experience in the North Bay. However, this is highly misleading. Mr. 
Nolen is not an employee or principal of Phenotopia. In fact, Mr. Nolan is a Principal and COO of 
421 Group, the permitting consultants. Mr. Nolen’s bio in the submitted application is the same 
as the 421 Group website. The only actual employee or owner of Phenotopia is Padraic Fahey, 
who is a resident of Napa County with no North Bay retail experience stated. One would expect 
that had City staff identify this misleading information, and only considered the actual staff and 
ownership team, the score and comparative analysis would have been substantially different. 
Ultimately, Phenotopia has not presented any North Bay retail experience as part of their 
operations, other than their permitting consultants.  
 
In comparison, Highway’s owner has years of North Bay cannabis retail delivery service 
experience under the collective model. This is demonstrated by the many loyal customers and 
licensed operators who want to see this local business become compliant under the new 
commercial cannabis model.  



 

1011 Second Street, Suite 202, Santa Rosa, CA 95404 
julie@kindlaw.net  | 707-757-9445 
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2. Inaccurate Performance Timeline 

 
Second, the “performance timeline from land use approval to plan check and construction to 
opening” cannot be satisfied as proposed by Phenotopia. In the project narrative, Phenotopia 
states, “Taking into account the variability of the planning process based on the likelihood of 
competing dispensaries with the retail concentration buffer, we are targeting a February 28, 
2019 opening for the Phenotopia dispensary.” This timeline is virtually impossible and 
demonstrates a complete lack of understanding of the pathway to occupancy in Santa Rosa. 
Furthermore, Phenotopia’s timeline demonstrates a lack of understanding about state licensing 
and compliance. After January 1, 2018, the state will no longer issue or extend temporary 
licenses. There is no way for either local occupancy or state licensing to occur within the 
proposed timeframe.  
 
Conversely, Highway presented a realist timeline of six months to obtain occupancy. In fact, 
Highway’s timeframe is conservative as the proposed facility requires no exterior and very 
little interior improvements. The exterior of the building needs no improvements and the 
interior is ready to occupy after building permits and inspections with few improvements. 
Highway’s performance timeline is more realistic due to the superiority of their facility. 
 

3. Inaccurate Parking Information 
 
Third, the “ease of parking” criteria cannot be assessed as it is based on inaccurate information 
included in Phenotopia’s application. On page five of the application, Phenotopia states that 
they have 136 customer parking spaces available. This is incredibly misleading, as the entire 
commercial property shares those spaces with 18 other stores and a fast-food restaurant. The 
application also states that 17 additional spaces are available behind the building for staff 
parking. Again, this is inaccurate as those spaces are for the entire 18 tenants to share. 
Phenotopia’s application fails to state how many spaces are available for their facility under the 
terms of their lease agreement, nor does this application state how much of a traffic impact the 
increased customers will create. The other existing tenants and the neighborhood will not 
benefit from by Phenotopia’s increased traffic and lack of onsite parking.  
 
On November 9, 2018 at approximately 10:30 AM, the below photos were taken of the available 
parking at the proposed location. As demonstrated, Phenotopia’s facility does not have 
available parking for the proposed use. Staff was misled by the number of parking spots 
disclosed and was not justified in the resulting score for this criteria.  
 
Unlike Phenotopia, Highway has ample parking with 22 dedicated parking spots for the facility, 
including one ADA space. Additionally, Highway provided a trip generation review by W Trans 
that found the proposed retail project would create less trips and a “less-than-significant” 
impact on traffic operation. Phenotopia included no such trip generation study.  

 
 
 
 
 

mailto:julie@kindlaw.net


 

1011 Second Street, Suite 202, Santa Rosa, CA 95404 
julie@kindlaw.net  | 707-757-9445 

 

3 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
4. Vague and Misleading Community Benefit 

 
Fourth, the “community benefits e.g. employment opportunities, community programs and 
contributions” were based on Phenotopia’s inaccurate and misleading assertions. Phenotopia’s 
application proports to be “in communication” with a local nonprofit, which is not concrete enough 
to justify the score. Additionally, Phenotopia’s application again misled staff on the role of the 
actual applicant verses the hired permitting consultant. On page 40, Phenotopia’s project narrative 
lists the qualifications of a Community Liaison, who is actually a staff member of 421 Group, the 
permitting consultant, not an employee of Phenotopia. In the Staff’s merit based chart, the 
community liaison is characterized as a “business partner” of Phenotopia. A consultant should not 
be considered part of the applicant’s operation nor should a consultant be considered a business 
partner.  
 
Additionally, Phenotopia proposes to hire locally by posting on Craigslist and by working with 421 
Group. Throughout their application, Phenotopia relies on the services of a consultant 421 Group 
rather than provide concrete examples of how Phenotopia as an applicant merits their given score.  
 

mailto:julie@kindlaw.net
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In contrast, Highway has proposed a dedicated space within their facility for training and 
workforce development.  As noted by Terry Garrett in his letter of support for the Highway project, 
the training program will “assist with the “Roseland Redevelopment Plan” which looks to revitalize 
the corridor running along Sebastopol Road through “…economic development…and commercial 
revitalization.” Mr. Garrett further noted that, “Highway 420 specifically wanted to keep their 
business in the Roseland district because they share an immense connection with the community 
and businesses within the community.” This is of note because Highway has an existing track 
record of hiring staff from Roseland and will continue to hire staff that are Spanish speaking, a 
commitment not expressed by Phenotopia. This is actual community outreach based on the merits 
of the candidate, not exclusive reliance on permitting consultants.  
 

B. Highway is the Superior Project 
 
We urge the City to not be fooled by flashy graphic design and misleading statements, the merits of 
the proposal should be what is evaluated. Reliance on consultants to improve a merit score and 
including tables and graphs with non-germane information should not sway this decision. When 
examining the two proposals, Highway is objectively the superior project. The focus should be on 
the facts.  
 

 Highway Phenotopia 
North Bay Retail 
Experience on Staff YES Owner has years of cannabis 

retail experience NO No experience in owners or 
staff 

Local Supply Chain 
Connections YES Letters of support and stated 

connections to local operators NO Connections in Southern 
California 

Superior Facility YES 

Facility in excellent condition 
with no exterior and only minor 
interior improvements needed 
for occupancy 

NO 
Needs substantial 
improvements on interior 
and exterior of building 

Bilingual Customer 
Service Staff YES 

Currently has bilingual staff and 
will continue to hire local 
bilingual staff 

NO Not proposed 

Onsite 
Consumption/Safe 
Access 

YES Ample space for safe access NO Not proposed 

Realistic Performance 
Timeline YES Six months or less  NO Proposes February 2019, not 

realistic  
Delivery 
Proposed/More Access YES Additional access for South West 

Santa Rosa NO Not proposed 

Community Benefit 
Program Onsite YES 

Onsite space for workforce 
development and community 
benefit programs 

NO Only “communication” with 
nonprofits stated 

Specific Local Hiring 
Plan YES 

Workforce training onsite will 
produce local hiring, outreach to 
community to find local staff 

NO Craigslist and consultants, 
no community-based plans 
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An objective examination of the two proposals also illuminates that Highway’s proposal is far more 
aligned with the General Plan. For example, General Plan Section EV-B-4 includes: "Develop 
specific strategies to increase business-to-business commerce within Santa Rosa." Phenotopia 
states in their application under 'Strategic Partnerships" section: "We are evaluating partnerships 
and licensing agreements that will allow us exclusive technologies, products, and distribution 
rights throughout the state." This is not a plan to increase business-to-business in Santa Rosa. In 
Comparison, Highway has submitted several letters of support from local, licensed cannabis 
operators. With years of experience as a local cannabis collective, Highway has developed 
important business relationships with Santa Rosa and Sonoma County based businesses.  
 
Additionally, Highway’s facility needs no exterior improvements. The building exterior and interior 
are in excellent condition. The landscaping is mature and well maintained. The parking lot is well 
paved and has no cracks or impediments. The sidewalk and paved entry are in excellent condition. 
The entrance facility is easy to view and well lit.  The interior was previously a retail space and will 
easily re-tenant as a cannabis retail facility. With minor tenant improvements, Highway’s facility is 
ready to occupy. However, Highway received low scores for not detailing unnecessary 
improvements. This apparent implicit bias against a superior facility in favor of more expensive 
upgrades appears to be directly disadvantaging local existing business in favor of those from 
outside of Sonoma County. While all businesses should have an opportunity to succeed in Santa 
Rosa, when deciding who the “preferred” applicant is in this process, the General Plan and 
implementation of the Roseland Redevelopment Plan plus the comments and goals of the sub-
committee clearly favor keeping the local business with support from neighbors and a connection 
to the community. 
 
Why would an applicant need to discuss improvements that are not necessary? Highway submitted 
photos that demonstrated the superior condition of their building and landscaping. Those photos 
are included below. In comparing the two projects, staff made a grave error in scoring Phenotopia’s 
speculative promised improvements higher than Highway’s existing superior facility.  
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As demonstrated by this letter and the over 50 letters of support for Highway’s project, the 
superiority is clear. We urge the City of Santa Rosa to reexamine the evaluation of these projects, 
take an objective look at the details of the application and the actual community support. 
 
Please let me know if you have any questions about this letter. Thank you for your attention to this 
matter. 
 
Sincerely, 
 
 
Julie Mercer-Ingram  
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May 4, 2018 

Mr. Justin Miranda 
Highway Investment Holdings 
1409 Buchanan Street 
Novato, CA 94947 

Trip Generation Study for the Highway Investment Holdings 
Cannabis Retail Project 

Dear Mr. Miranda; 

W-Trans has completed a focused analysis that addresses the potential change in trip generation associated with 
the proposed change in land use for 470 Sebastopol Road in the City of Santa Rosa. 

Project Description 

The proposed project would include repurposing an existing vacant commercial suite of 2,963 square feet to a 
cannabis dispensary.  The dispensary would share the approximately 4,356 square-foot building with an existing 
salon and retail store.  As proposed, the project would include approximately 744 square feet of retail space, 1,169 
square feet of space for storage and security uses, and 1,050 square feet of office and administrative space.  The 
retail operation would be open to the public between the hours of 9:00 a.m. and 9:00 p.m. seven days a week. 

Trip Generation 

The anticipated trip generation for the proposed dispensary was estimated using standard rates for a new land 
use published by the Institute of Transportation Engineers (ITE) in Trip Generation Manual, 10th Edition called 
“Marijuana Dispensary” (LU #882).  The trip generation for the square footage of the building not dedicated to 
retail was estimated using standard rates for “General Light Industrial” (LU #110) as it was determined to be most 
representative of the storage, security, and office space collectively.  Based on application of these land uses, the 
proposed project would be expected to result in 199 daily trips on average, including 10 trips during the a.m. peak 
hour and 17 trips during the p.m. peak hour. 

For comparative purposes, and to evaluate potential planning impacts, the anticipated trip generation for the 
permitted use of the site was estimated.  The Santa Rosa General Plan 2035 land use for the site is General 
Commercial, which could represent a variety of uses ranging from general office space to retail so trips associated 
with the permitted use were estimated by averaging standard ITE rates for “General Office Building” (LU #710) and 
“Shopping Center” (LU #820).  Based on application of these land uses, the site is permitted for an estimated 70 
daily trips on average with three trips during the morning peak hour and seven trips during the evening peak 
hour.  As is the case with all standard trip generation rates, trips generated by all aspects of the use are included, 
so while the independent variable is square footage, trips associated with employees, deliveries, customers, and 
visitors are reflected in the rate and resulting trip estimates.  The trip generations for both permitted and proposed 
conditions are shown in Table 1. 
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Table 1 – Trip Generation Summary 

Land Use Units Daily AM Peak Hour PM Peak Hour

  Rate Trips Rate Trips In Out Rate Trips In Out

Permitted    

General Office Building  2.963 ksf 9.74 29 1.16 3 3 0 1.15 3 1 2

Shopping Center 2.963 ksf 37.75 112 0.94 3 2 1 3.81 11 5 6

Average of Permitted Uses 23.75 70 1.05 3 2 1 2.48 7 2 5 

Proposed    

Marijuana Dispensary 0.744 ksf 252.70 188 10.44 8 4 4 21.83 16 8 8

General Light Industrial 2.219 ksf 4.96 11 0.70 2 1 1 0.63 1 0 1

Total Proposed   199  10 5 5  17 8 9 

Net Difference from Permitted Use 129 7 3 4  10 6 4

Note: ksf = 1,000 square feet 

 
Because the proposed project would be expected to generate fewer than 50 trips during either peak hour, per the 
City’s Standard Guidance for the Preparation of Traffic Impact Analysis, an operational analysis is not required. 

Conclusions 

The proposed project is expected to generate an average of 199 trips on a daily basis, including 10 trips during 
the morning peak hour and 17 trips during the evening peak hour.  If developed under its full potential for general 
commercial uses at the current size, the space would be expected to generate seven fewer trips during the a.m. 
peak hour and between six and 14 fewer trips during the p.m. peak hour, compared to the proposed use.  Based 
on the minimal number of new peak hour trips expected to be generated by the proposed project, it is reasonable 
to conclude that the change in land use would have a less-than-significant impact on traffic operation. 

We hope this information is adequate to address the potential change in trip generation associated with the 
proposed land use modification.  Please contact us if you have any further questions.  Thank you for giving us the 
opportunity to provide these services.  

Sincerely, 
 
 
 
Cameron Nye, EIT 
Assistant Engineer 
 
 
 
Dalene J. Whitlock, PE, PTOE 
Principal 

DJW/cn/SRO469.L1 
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Manis, Dina

From: Marcos Suarez <marcosjsuarez@gmail.com>
Sent: Tuesday, February 26, 2019 8:09 AM
To: _CityCouncilListPublic; Manis, Dina
Subject: Letter of support for Highway 420 (Prop 64)
Attachments: Prop 64 - City of Santa Rosa - Support Letter For Highway 420 - 2019 February 25.pdf

Good morning Mayor Schwedhelm and city council members, 
 
Please find attached a letter of support for local Latino‐owned Highway 420. 
 
Thank you for your service to the city and its residents. 
 
Sincerely, 
 
‐‐  
Marcos J. Suarez 
(707)291‐8605 



 
 

 

February 25, 2019 

 

Mayor & City Council Members 

CITY OF SANTA ROSA 

100 Santa Rosa Avenue 

Santa Rosa, CA  95404 

 

RE: HIGHWAY 420 – LETTER OF SUPPORT FOR RETAIL OPERATION 

 

Dear Mayor & Council Members: 

 

In the extremely reasonable interest of fairness and equity, the California Urban Partnership (CUP) urges you to support 

Highway 420 and its owner, Justin Miranda.  As an economic development collaboration formed to empower 

communities of color across the state through public policy solutions, the CUP has concluded that Highway 420 presents 

the City of Santa Rosa with a timely and sound opportunity to develop an industry that is truly equitable and intentional 

about advancing social justice.   Along with recognizing the importance of having bilingual business owners and staff in a 

majority Spanish-speaking community, the Highway 420 business plan is geared not only to internal success, but to 

growth via a comprehensive job training program aimed at locals.  The Highway 420 retail operation is a Latino-run 

business powered by locals, in a community that is heavily Latin-American. 

 

California’s decriminalization of marijuana was only the first step to ending generations of structural discrimination, 

promoted immensely by the “War on Drugs.”  Recent statistics provided by the Bureau of Justice cite that roughly 80% of 

nonviolent Drug Offense convictions in Federal Prisons, and nearly 60% in State Prisons, are either Black or Latino.  

Although recently signed legislation (AB 1793) aims to overturn these nonviolent convictions, communities such as 

Roseland are still facing the massive economic and cultural impact of the incarceration.  The City of Santa Rosa has a 

responsibility to address these losses and trauma meted upon children, families and neighborhoods, and to take steps to 

help Latino owned businesses grow and prosper.  The unfortunate reality is that, while a Person of Color’s likelihood of 

receiving a prison sentence for cannabis-related charges is more than double that of a White individual, we continue to see 

White moguls rise in the cannabis industry. The simple answer to “why” has everything to do with opportunity, fiscal 

means and local approval. Equity Programs were born from this disparity.  

 

With his exceptional work ethic, local support, and dedication to this project, I am certain that Justin Miranda will 

continue to excel as a business owner and leader for Roseland citizens. I have heard incredible things about his ability to 

engage neighbors, instilling in them a vigor often lost on communities that feel forgotten. Approving Highway 420 will 

extend beyond Miranda, as his efforts have already united so many to his cause.  By supporting Highway 420 you are 

supporting economic growth for local minorities, promoting vocational development and showing local residents that they 

can be heard.  Thank you for considering this request and moving EQUITY forward. 

 

Sincerely, 

 
Malaki Seku-Amen 

President & CEO 

 

  

 

 

915 L Street, Suite C   ◙   Sacramento, CA  95814   ◙    916.242.8313   ◙   www.CaliforniaUP.org 
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Manis, Dina

From: Nick Caston <nick@goldenstategr.com>
Sent: Tuesday, February 26, 2019 10:07 AM
To: _CityCouncilListPublic; Manis, Dina
Subject: Response to Additional Material for Item 14.2 in Opposition to Appeal
Attachments: BoardofPardonsNV.pdf

Dear Council members ‐ 
 
It has come to my attention that Rogaway Law Group submitted a letter on February 25th, 2019 providing a select 
amount of information regarding Mr. Miranda's past history from the State of Nevada for issues arising when he was 
roughly between 18 and 22 years old. While I wont repeat the information provided to you by others concerning the 
disproportionate rate of convictions against People of Color during the War on Drugs or the use of this type of distant 
history to create a climate ripe for excluding People of Color from the legal cannabis industry, I do want to complete the 
record for your full information. Left out of Rogaway Law Groups information is the Commutation issued by the Nevada 
Board of Pardon's in 2010 to Mr. Miranda. The certificate of commutation is attached.  
 
Since these mishaps from Mr. Miranda's youth, he has grown into an entrepreneur and is deserving of the right to re‐
open his retail operation. Please let me know if you have any additional questions prior to this evening.  
 
Sincerely,  
‐‐  

Nick W. Caston 
President and Chief Strategic Officer 
nick@GoldenStateGR.com 
(707) 291‐3470 Cell 
(707) 595‐7004, ext. 701 
(888) 465‐3360 Toll‐Free 
 
Patti Cook 
Executive Assistant 
patti@goldenstategr.com 
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