Staff Report to the
Agricultural Policy Advisory Application Number: 151101

Commission
Applicant: Lester Properties, LLC Date: 12/17/2015
Owner: Lester Properties, LLC Agenda Item #: 7
APN: 107-111-79 Time: 1:30 p.m.

Project Description: Proposal to convert approximately 1,920 square feet of an existing 4,800
square foot agricultural barn into a winery and a tasting room with capacity for 20,000 gallons
and production of less than 5000 gallons. The project includes public wine tasting Friday, Sat,
and Sunday between 12-5 pm; winery and club events at the tasting room (up to 16 per year with
up to 50 guests between 12-5 pm) Friday. Sat, and Sunday; outdoor special events (up to 10 per
year with up to 200 guests) Friday, Sat, Sunday between 12-9 pm with live music between 4-9
pm (with clean up between 9-10 pm); excluding tasting room and winery events during special
events; and a future approximately 3,200 square foot pavilion, approximately 20 feet in

height, and restrooms for outdoor special events. The project includes a reduction in the
required 200 foot agricultural setback from Type 2A Agricultural Resource to 122 feet to APN
107-111-32. Requires an Agricultural Buffer Setback Reduction Determination by the
Agricultural Policy Advisory Commission.

Location: Property located on the east side of Pleasant Valley Road (adjacent to 2000 Pleasant
Valley Road) approximately 1000 feet north of Del Valle Road.

Permits Required: Agricultural Buffer Setback Reduction

Staff Recommendation: Recommend that your Commission recommend that the Zoning
Administrator APPROVE the Agricultural Buffer Reduction from 200 feet to about 122 to the
adjacent CA zoned property known as APN 107-111-32, proposed under Application #151101,
based on the attached findings and recommended conditions.

Exhibits

A. Project plans General Plan, Agricultural Resource
B. Findings maps

C. Conditions E. Program Statement

D. Assessor's, Location, Zoning, and F. Comments & Correspondence

Parcel Information

Parcel Size: 31.32 acres
Existing Land Use - Parcel: Vineyard

County of Santa Cruz Planning Department
701 Ocean Street, 4" Floor, Santa Cruz CA 95060
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Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC

Existing Land Use - Surrounding:

Project Access:

Planning Area:

Land Use Designation:
Zone District:

Supervisorial District:
Within Coastal Zone:
Appealable to Calif. Coastal
Comm.

Services Information

Inside Urban/Rural Services Line:

Water Supply:
Sewage Disposal:
Fire District:
Drainage District:

Project Setting

South-Vineyard

North- Residential

East-Row Crops

West-Vineyard

Pleasant Valley Road

Aptos Hills

RR, AG (Rural Residential, Agriculture)

RA, SU (Residential Agriculture, Special Use)
2 (District Supervisor: Friend)

__ Inside _x_ Outside
' Yes x No

- Yes x No
Central Water District
Septic

Pajaro Valley Fire District
Outside Drainage District

The parcel is an approximately 31 acre parcel located on the east side of Pleasant Valley Road,
approximately 2 miles northwest from Freedom Boulevard, in the rural agricultural area of the
Aptos Hills Planning Area in Watsonville. The property is developed with an established
vineyard that includes another 12 acre property located to the south of the subject property and
that is part of approximately 192 acres of acreage owned by the Lester Family. The Pleasant

Valley Road area is comprised of larger commercial agriculture and residential agriculture zoned
propertics between approximately 10 to 40 acres or larger. There are also pockets of smaller 2 to
10 acre residential agriculture properties developed with residential dwellings located north and
south of the subject property.

The parcel is primarily located within the Rural Residential General Plan Land Use Plan
designation and a sliver of the property is located within the Agriculture Land Use Plan
designation. The implementing zone district is Residential Agriculture and Special Use. The
improvements are proposed on the Residential Agriculture zoned portion of the property. The
subject property is characterized by sloping topography from the north to the south. Commercial
Agriculture zoned land (also owned by the Lester family) is located to the south of the subject
property within 200 feet of Assessor's Parcel Number 107-111-32.

Analysis and Discussion

According to the program statement (Exhibit E), the applicant is proposing a winery on the
subject property including wine tasting, winery events, and special events. The applicant
proposes to convert approximately 1920 square feet of an existing 4,800 square foot non-
habitable barn to a wine tasting room for up to fifty people, including restrooms and a 500 square
foot outdoor deck area for tasting and proposed winery pick-up events (passport day, wine



Application #: 151101

APN: 107-111-79

Owner: Lester Properties, LLC

maker’s dinners, etc.). Wine tasting and tasting room events are not proposed simultaneousty. -
The barn, proposed deck, and parking lot for winery tasting, winery pick up events, and special
events is located within 122 feet of Type 2A Agricultural Resource land owned by the Lester
family vineyard on APN 107-111-32. The applicant is requesting a reduction in the required 200
foot agricultural buffer setback to for conversion of the barn.  The remainder of the proposed use
(10 special events for up to 200 people are proposed in the upper portion of the property) is
located beyond the required 200 foot buffer and is not subject to review by APAC with exception
of the parking lot associated with special events.

A reduced agricultural buffer is recommended due to the fact that there is a substantial mature
vegetative buffer located between the property line and existing barn comprised of scattered
conifers that fully screen the bam from the adjoining vineyard. This would provide a sufficient
buffer between the proposed use and adjacent commercial vineyard operation. A six foot solid
board fence is not recommended along the property line given the existing vegetation and Lester
Family ownership of the adjoining parcel. The applicant will be required to record a Statement
of Acknowledgement regarding the issuance of a building permit in an area determined by the
County of Santa Cruz to be subject to Agricultural-Residential use conflicts.

Recommendation

I. Staff recommends that your Commission recommend that the Zoning Administrator
APPROVE the Agricultural Buffer Reduction from 200 feet to about 122 to the adjacent
CA zoned property known as APN 107-111-32, proposed under Application #151101,
based on the attached findings and recommended conditions.

* Supplementary reports and information referred to in this report are on file and available for
viewing at the Santa Cruz County Planning Department, and are hereby made a part of the
administrative record for the proposed project.

The County Code and General Plan, as well as hearing agendas and additional information are
available online at: www.co.santa-cruz.ca.us

Report Prepared By: Sheila McDaniel
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-2255
E-mail: sheila.medaniel@co.santa-cruz.ca.us

Report Reviewed By: Steven Guiney, AICP
Principal Planner
Development Review



10V

aans
wwort GN BGH
Foun Tvds
stz ava
p— . T M T A AT T L
wnvag : SIMRAS I 20 PAIT [rhardun 134 MBS 100G T APADYE

sauaas oy soeds uppred Arvseduin g opig -

“ear A 159) .
arenbs =000 Suriess we e oai g0 ed aqrsioae Ux pue nagr olqes] N

Aberemoe B 105 Pt pRard € it seards Tunprd opieeon SRl pd @ 7

Txw B :
I ; medsaane

) Dora Bulpnpun St 3 on pasonipe <meds Funped uscnad |7 apoerg w
ey ey !
) B wip “ . 13
- - P o myn o k
o awngriozity yaay adanbs g0t Huli Wiadsy ¢
; OO s IPRE 1Ry Head 3eq po sdurs AL ,AN.
e P e P e P e 7 Y . T T L B B S
3 sords g Supyse § Uraxg spapisaany X
N woedg 5 “Hppae} uang B
: vaeds T Huppae,s Amn g SRSy i _ I O.Hu‘ _ .m Umw “—.Um O.H
. saedg ap ez Ay ¢ . M .
ymﬂ.. savedg i Waypizg paodong
L e U L
AL HAT auy Fuippng Jugsnyg
el Py sy 4
HETIF IS E866T {35/ 251 Py Bupneg [ Fugiey M IM el ™
Jom Ut Yimay EM a¥neny ED
et ety WL ‘W uny preriealesy )
}eays Mg, Iy P S ON pazrieatery NED
S0y I BREL “eary gy (o) dAr g g
It g0 oy MOUL pitig o 208y 504
sa), sty qeigjadol ¥OL Poomily ooy 404
o, 4L 35Ty 0y 504
v Tuel st priaduiay “dueag ST 0B8] e
i e fesnnnag Jnng sabaney .;
i i B e
T3 BureeR prempsy Py G B
& ey smbyropsy poainbog B o] g
sdinosgy Swednoag i pRTIY AP vy ooy sa
s B a3 et 5G
¥ a adf poomAsg gty . ] na
A A oAt Fusdey Gy [T R4 AW S
. ; 1503 D) ¥a Ry g
nsva i o W WA T uhsocdily ardrory
. . oo Jrep, gy e 5
P AN [T SR s o s %
- PRy YR e &
Bl waerzey e Huipying Er
£% 30 ‘s i, Al ] Jays: sueal et Aemsbut Uy e Wy ung o
e s g ey W Surporg By ;
ALILEAN NGV Bt Pl w4 adry 3l Jmang
mgsany s AR I TEY v . E L
[erEUr Moy WH oy SRy Ead .
g waing eap s gy ang wnusueyy gy dupg Apin, pereieq AL SUIRAMATY HAPRES NS (G
- U1 [ [elAdIqq [NpaYydg 399y
waey Ranudy

Bk eIUIONE)) ‘s03dy - POy AJ[RA Juesed] ] 0007
SpIEASUIA A[ruae 19}S97]

10f
oy ~ [opowy ureq [eInjndLdy

= ¥FHILOD

]




AL e

1V ue[ 31§ [elIe]

yazus

st an wal

p Paeksuip Buireizg
P awas /7

SSER sivs -

FIVECRTY h’ . Laghu AT EEoaRpr § )
0 B 2 Segens By y —
e

SR
e D
sUsi
gy moidbe

SNaIAEE NEVR

?.335, wx: o
iE%ES..E_%; gy

pavq turaea Buiieixg

g

RS TSy

:_:_:::

SHON I 2D
Py
uz[g oug [ere

. e
Srsnions 1) 383 1€ €0 Smmaniip Y
W pesseduis s pue fio Bures wapty

Predsuiy Furesieg H

e poneians oot e o a

; -
- .._:53:2,.3_:%2,5& prue sue(ed swopsds 5y pue fapgmg aq o sordos gol oy, H

wmzi
Hacry Ty

Aymddies pa sueaue & kasof

g3 siroms o oot pok &
o sepuise 1o

,_2:1 s e o g e 2

i ungnAss K
105 a4y e ppe opLAeid I
U BQ BN ARITFID WY UL Y f1 T

g v pAaecluiTs foate pur 53 ;)
MR Kb gon 3 AT L PHL MRS RAT

L je it a¥med fuapbu
pue apes xas_._a%aa 20 S oIS ) g e s 0 st 3
P Ao Tuvidag pute § ;59 A pisg “SARIAEALIE SPEUL S5520E et VY
spavkowp, Ay Jery

SansEe R romass Sepapu
> "Raopiyrad BapsssutBua AUMITD v NDIC IEYS AXABAUD 0 PEUE A 101 FIGIIp SRRLITIC

of R Buippeg g 5
Y pouansod due g o 1ena pueose-nim g o uoiad Ay dua) e et o
ppoussy |- Faans ur IPMANIP PUT SPEN SROIF I0) PAPLACL] 5 [0S PUNOIT-UNG pascadtd 9y g1

ey ey

past dveaes Swriarvg

~aroina St .
4 S 10 SIEOR [PIAA € BARY (IS PRAISSNEBE b L

“iStag pue e astss

B 18 5 ()2 LA s 3 Skt sl prieaddd 304 56
g IS SIPPIR 1ioh 0T PRON KR [[FLE PO R T JpEIT TR W,

Bty agrep | L g5 0 s0auriua
SIFHT IR | 1 g e Aq Buniiim ub pageheas usgennaa 10 [p e “par s sivtiite prosdwos
: 0 SPADU § TN + A POt 34 [fot o Byl 10 SRR T 2w 5L
. e spesd 104 wuorduIns 156 Gy JmBua pasuan T Ag Bl ut pa

SiEb ¥ ATIARGRIYM | TasgRan V| R Y P . 4 J ¢
I INAMISIMeSE | # o Pl e T SpeL P P MG0E Flgionaa ww e S ge s oy sspesd M & B
184 g rprpur pus o dn sapesl 10) gensedis 5o o Joime poaag & g h : :

FrheLan U1 PRI U RAFMADS 10 f STEE 01 5] MEA20EET pernfuien o say : < wngy 4] pouctonsp g
< AIPUGHIED © 2P g NS SR LY, 8 I [0 Aman ] PR Smae ] f 3wtk o sy o oo owmpvabiy

ey s Hancsa

.‘ ‘ e
g ,a._.ni,_?_nh.g i
i vk gz 0 e Em_..\[[[[[[[t[[[[&. 4

N A DS, SEOLT WY 8 0 3 (10U SN0 0 Byl B G, i "
: B v g s sy |
Ry 3 Py Apanaagep cpdoud sy e ufts = 3 e o wianed Srwpesly
[PUTESE F 90 A IS B (S SIMGMIN. |PUCRERR Sl S S0K SRS K b b R
< AU SaH g, DR P ey MRS i punaiBYoeg Bmeasc © uo wdiy ut :
SR (9] X008 IR ¥ 948 wRquIn PaERwd 3 eys ssqwny B

ng g

Aiumery AN TS J
SPICPUFIF PSR DU £L Vg 10 BUNp uﬁe_z nuaonan s ten Fun s
s Sneiwaine pa b

3 terabas uodN RN S HPYSIYY A AU 2 PIUES R IE AqEEeR 51
PIVPAIS T unLEiEL i Houd (Ravdde pur (GRS upd ATk g pue B
IDLHONY . ; PO PLERRFTS sy angs o Al (s summsds Surdsd pusaitapun iy g -
WIHDEC AYERL :
X SR T T GRS pUe g
SILVIDOSSY i CEOT S9p00) ity puw Ptpliog cusapied RS
i s e apputrds pue SurpyIng m sEnELIgns ajeedar 3y RS () NIV
a WAHDLOD |4 e

DDD SOJON] 211 TeD) -




FITEREET

AT Ueld 931§

FEI]
N on gol’
EOS areas
stotw 1vn
FEELETEY

My

S
e e ety

o e T 3
At wooskadar ﬂ
sNarsianE warw
e pere gt i SR
Purog: A ) 57
st 245 U WPy 313 S Y gy ssaaoe K ik s
£ gl valet Sar e a1 o]

" o+ oo
L AR SR Ll ) Y Aol L L,
I A AP a7 Sung |

ue|d aNg

L e bt st o e e,

i e st | simiad pur
14342 4T [ PAUbE U 0
143 -y Surpive > e skt B s

SLTLLIE NV

., o oo s pocas )
& a0m dmoama 2 S 13 P Seres PR

wygesy sopdy
P AT URSOMA (0T
spavkiu g Alnbeg Falsory

e drsaiol ety poofed . . Y .
it n g e s Kgrised sjsase - g

wof T saa Supyuid spgperaaar pated ik 2oy By «.4 et vor s Ao Ausing
. e v s s
powsay g pssndnoen o 1 orierad
wieq [eanrondy Ty v mmganay
3 S POt ApLm g Py

i 72y e H
o loae spewnoddy L.

e d paiiig g0 7
¥ v gl s e e i

; oL o SRS S,
3 it v bty 0 e Sty

d poreJ

IDTHEONY -
FARIIOD AWHTL

0 [drey
SHLVIDOSSY
= YIHDLOD

NN




| ra 4

OnE e Ef1 RS

ue] ] 100[] 3urp[mg

L
cresc o w0t
Py Va8
swdcen ava
[

v

¥
—

SNOISIANY ETY

uelJ 100t
Buipling

ALERIZOE INAY
g woidy

PO Sy 1O T
sprehouty, Aruswg

of

[Ppoury
weg {Eyroudy

UL

y
LEBLTZL WA

BL56 VO ATIANCSLY W
ARG EDGILLEIM 081

ADEUHIMY »
HHDLON Ad¥AL

SHLVIDOSSY
= THOLOD

L]

06
Ao s

[ I

w3 g e PP 31

ssoup

e e repaem A

L soved s VU S 3 =
Fuusaas gy S §§J.| :
% s i . R ;
e pogs o 0% UEA 1 PEY i
o aepar s WP A A Y !
i e |
rniuzéigzm
i gy e
e s e %, RN PRV
i N
B M
: . - -
¥ B 4 3578k ¥ MK
iy sy (3} 4 L L b demgaeypoeg raromy Butse),
3pes e e poasiyd s (3 o iRy Saecd
£aom o pove Ay it 011G yim, (A al
el s prosmea] Yy (-6 nEY I
B Sanong sty i
4 . L - Soyaop uAd st m e
14 " igrun pron o el Sy %,
- § D N
g fave .
T
g el i Y
s sns gredia Sty Fugming e B S s e T
i
— i

ST S
0 s e UG PN PSS
aicand puin poom o A PPV

e
-
[

FSHME
P YSAD AN

e Bumeya g soop pregane
TUOGE RTLIAR i3 4 3 5 PP

ke Py T
o poppr o8 st e P
it LB (RS 5ol b 2L PP

arimis epemnds i poppe <
L3 [F3318] S HELTMAY

P

D




Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC
Required Findings for Agricultural Buffer Setback Reduction
County Code Section 16.50.095(D)

1. Significant topographical differences exist between the agricultural and non-agricultural
uses which eliminates or minimizes the need for a 200 foot agricultural butfer setback; or

2. Permanent substantial vegetation (such as a Riparian Corridor or Woodland protected by
the County’s Riparian Corridor or Sensitive Habitat Ordinances) or other physical
barriers exist between the agricultural and non-agricultural uses which eliminate or
minimize the need for a two hundred (200) foot agricultural buffer setback; or

3. A lesser setback is found to be adequate to prevent conflicts between the non-agricultural
development and the adjacent agricultural development and the adjacent agricultural
land, based on the establishment of a physical barrier (unless it is determined that the
installation of a barrier will hinder the affected agricultural use more than it would help it,
or would create a serious traffic hazard on a public or private right of way) or the
existence of some other factor which effectively supplants the need for a two hundred
(200} foot agricultural buffer setback; or

The subject property contains an existing non-habitable barn located within 200 feet of the
property with a Type 2A agriculture resource subject property. The applicant is proposing to
occupy the barn with a wine tasting room/winery pick-events and proposed outdoor deck area,
and parking lot for visitors for wine tasting, winery pickup events, and special events. The
applicant is requesting a reduction of the required 200 foot buffer to approximately 122 north of
107-111-32. A reduced agricultural buffer is sufficient due to the fact that there is a substantial
mature vegetative buffer located between the property line and existing barn comprised of
scattered conifers that fully screen the barn from the adjoining vineyard (owned by the
applicant). This would provide a sufficient buffer between the proposed use and adjacent
commercial vineyard operation.

4. The imposition of a two hundred (200) foot agricultural buffer setback would preclude
building on a parcel of record as of the effective date of this chapter, in which case a
lesser buffer setback distance may be permitted, provided that the maximum possible
setback distance is required, coupled with a requirement for a physical barrier (e.g. solid
fencing and/or vegetative screening) to provide the maximum buffering possible,
consistent with the objective of permitting building on a parcel of record.

EXHIBIT B



Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC
Required Finding for Agricultural Buffer Setback Reduction on Commercial Agriculture
(CA) Zoned Land County Code Section 16.50.095(E)

1. In the event that an agricultural buffer setback reduction is proposed and the proposed
non-agricultural development is located on Type 1, Type 2, or Type 3 commercial
agricultural land, the non-agricultural development shall be sited so as to minimize
possible conflicts between the agricultural use on the subject parcel; and the non-
agricultural development shall be located so as to remove as little land as possible from
production or potential production.

The subject property contains an existing non-habitable barn located within 200 feet of the
property with a Type 2A agriculture resource. The applicant is proposing to occupy the barn
with a wine tasting room/winery pick-events and proposed outdoor deck area, and parking lot for
visitors for wine tasting, winery pickup events, and special events. The proposed improvements
do not remove agricultural land from production as this area is already developed with a barn
used for agricultural storage and parking associated with the existing vineyard. The proposed
winery use would support the continued agricultural use on this property.

Required Findings for Development on Land Zoned Commercial Agriculture or
Agricultural Preserve County Code Section 13.10.314(A)

1. The establishment or maintenance of this use will enhance or support the continued
operation of commercial agriculture on the parcel and will not reduce, restrict or
adversely affect agricultural resources, or the economic viability of commercial
agricultural operations, of the area.

The applicant is proposing to occupy the barn with a wine tasting room/winery pick-events and
proposed outdoor deck area, and parking lot for visitors for wine tasting, winery pickup events,
and special events. The proposed improvements do not remove agricultural land from
production as the site is already developed with a barn used for agricultural storage and parking
associated with the existing vineyard. The proposed winery would support the continued
agricultural use on this property. The proposed project will not adversely affect the adjacent
vineyard operation as the applicant is the owner of this adjacent property and project would
support this continued operation as well.

2. The use or structure is ancillary, incidental or accessory to the principal agricultural use
of the parcel or no other agricultural use of the parcel is feasible for the parcel; or the use
consists of an interim public use which does not impair long-term agricultural viability,
or consists of a permanent public use that will result in the production of recycled
wastewater solely for agricultural irrigation and that limits and mitigates the impacts of
facility construction on agriculture consistent with the requirements of Section 13.10.635;

or

The proposed winery and winery events are incidental to the existing and established vineyard
operation on the subject property and the proposed use would not interfere with agricultural
production, and the proposed use supports the continued agricultural production on the site.

EXHIBIT B



Application #; 151101
APN: 107-111-79
Owner: Lester Properties, LL.C

3. Single family residential uses will be sited to minimize conflicts, and that all other uses
will not conflict with commercial agricultural activities on site, where applicable, or in
the area.

The proposed winery does not conflict with existing agricultural operations on the subject
property or adjacent properties in that the use is located within an existing barn used for vineyard
operations and is located adjacent to a vineyard property owner by the applicant that is part of
the proposed operation.

4. The use will be sited to remove no land from production (or potential production) if any
non-farmable potential building site is available, or if this is not possible, to remove as
little land as possible from production.

The subject property contains an existing non-habitable barn located within 200 feet of the
property with a Type 2A agriculture resource. The applicant is proposing to occupy the barn
with a wine tasting room/winery pick-events and proposed outdoor deck area, and parking lot for
visitors for wine tasting, winery pickup events, and special events. The proposed improvements
do not remove agricultural land from production as this area is already developed with a barn
used for agricultural storage and parking associated with the existing vineyard. The proposed
winery use would support the continued agricultural use on this property.

EXHIBIT B
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Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC

I

Conditions of Approval

This permit authorizes an Agricultural Buffer Setback reduction from Type 2A
Agricultural Resource to 122 feet to APN 107-111-32. This approval does not confer
legal status on any existing structure(s) or existing use(s) on the subject property that are
not specifically authorized by this permit. Prior to exercising any rights granted by this
permit, including, without limitation, any construction or site disturbance, the
applicant/owner shall:

A. Sign, date, and return to the Planning Department one copy of the approval to
indicate acceptance and agreement with the conditions thereof.

B. Obtain a Commercial Development Permit approved by the Zoning
Administrator.

C. Obtain a Building Permit and Grading Permit from the Santa Cruz County
Building Official.
1. Any outstanding balance due to the Planning Department must be paid

prior to making a Building Permit application. Applications for Building
Permits will not be accepted or processed while there is an outstanding
balance due.

Prior to issuance of a Building Permit the applicant/owner shall:

A. Submit final architectural plans for review and approval by the Planning
Department. The final plans shall be in substantial compliance with the plans
‘marked Exhibit "A" on file with the Planning Department. Any changes from the
approved Exhibit "A" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out
and labeled will not be authorized by any Building Permit that is issued for the
proposed development. The final plans shall include the following additional
information:

1. A copy of the text of these conditions of approval incorporated into the
full size sheets of the architectural plan set.

2. A development setback of a minimum of 122 feet from proposed barn,
outdoor deck area, and parking lot to the adjacent Commercial Agriculture
zoned parcel, APN 107-111-32.

3 Final plans shall show the location of the existing vegetative buffering
barrier (and any fences/walls used for the purpose of buffering adjacent
agricultural land) which shall be composed of drought tolerant shrubbery.
The shrubs utilized shall maintain a minimum height of six feet.

EXHIBIT C
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Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC

B. The owner shall record a Statement of Acknowledgement, as prepared by the
Planning Department, and submit proof of recordation to the Planning
Department. The statement of Acknowledgement acknowledges the adjacent
agricultural land use and the agricultural buffer setbacks.

III. ~ All construction shall be performed according to the approved plans for the building
permit, Prior to final building inspection, the applicant/owner must meet the following
conditions:

A. The agricultural buffer setbacks shall be met as verified by the County Building
Inspector.

B. All inspections required by the building permit shall be completed to the
satisfaction of the County Building Official and/or the County Senior Civil
Engineer.

IV.  Operational Conditions
A. The vegetative and physical barrier shall be permanently maintained.
B. All required Agricultural Buffer Setbacks shall be maintained.

C. In the event that future County inspections of the subject property disclose non-
compliance with any Conditions of this Approval or any violation of the County
Code, the owner shall pay to the County the full cost of such County inspections,
up to and including permit revocation.

V. As a condition of this development approval, the holder of this development approval
(“Development. Approval Holder™), is required to defend, indemnify, and hold harmless
the COUNTY, its officers, employees, and agents, from and against any claim (including
attorneys” fees), against the COUNTY, it officers, employees, and agents to attack, set
aside, void, or annul this development approval of the COUNTY or any subsequent
amendment of this development approval which is requested by the Development
Approval Holder.

A. COUNTY shall promptly notify the Development Approval Holder of any claim,
action, or proceeding against which the COUNTY seeks to be defended,
indemnified, or held harmless. COUNTY shall cooperate fully in such defense.
If COUNTY fails to notify the Development Approval Holder within sixty (60)
days of any such claim, action, or proceeding, or fails to cooperate fully in the
defense thereof, the Development Approval Holder shall not thereafter be
responsible to defend, indemnify, or hold harmless the COUNTY if such failure
to notify or cooperate was significantly prejudicial to the Development Approval
Holder.

B. Nothing contained herein shall prohibit the COUNTY from participating in the
EXHIBIT C
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Application #: 151101
APN: 107-111-79
Owner: Lester Properties, LLC
defense of any claim, action, or proceeding if both of the following occur:

I. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or setttement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

D. Successors Bound. “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferee(s), and assign(s) of the applicant.

Minor Variations to this permit which do not affect the overall concept or density may be approved by the Planning
Director at the request of the applicant or staff in accordance with Chapter 18,10 of the County Code.

Please note: This permit expires three years from the effective date listed below or if
additional discretionary permits are required for the above permitted project, this permit
shall expire on the same date as any subsequent approved discretionary permit(s) unless a
building permit (or permits) is obtained for the primary structure described in the
development permit (does not include demolition, temporary power pole or other site
preparation permits, or accessory structures unless these are the primary subject of the
development permit). Failure to exercise the building permit and to complete all of the
construction under the building permit, resulting in the expiration of the building permit,
will void the development permit, unless there are special circumstances as determined by
the Planning Director. :

Approval Date:

Effective Date:

Expiration Date:

Appeals: Any property owner, or other person aggrieved, or any other person whose interests are adversely affected
by any act or determination of the Agricultural Policy Advisory Commission under the provisions of County Code
Chapter 16.50, may appeal the act or determination to the Board of Supervisors in accordance with chapter 18.10 of
the Santa Cruz County Code.

EXHIBIT C
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Lester Family Winery & and Event Proposal
Application for Commercial Development Permit

Owner: Lester Properties LLC
151 Westridge Dr, Watsonville CA 95076

Agent: Lori Lester Johnson, Lester Company
lori@lestercompany.com
cell: 831-234-1392
office: 831-722-2741
fax: 831-722-2744

Program Statement:
Convert 1920 square feet of an existing agricuitural barn to an operational

winery and tasting room with a 500 sf +/- exterior wood deck added on the
south elevation. The Winery will have the capacity to produce 20,000 galions but
intends to produce less than 5,000 gallons annually as most tonnage is
contracted to offsite wineries. Estate Winery production will be for excess yield.

Public Event space for a maximum of 10 special events per year, held only on
Friday, Saturday or Sunday — with a maximum of 200 guests.

Current Operations
Lester Family Vineyards is an operational vineyard with 14 acres currently in

production. 60-72 tons per year are harvested on-site with outside trucks,
seasonal labor and machinery required. 80-90% of production is sold to offsite

wineries,

Lester Family Vineyards at Deer Park Ranch is an operational vineyard in Pleasant
Valley, encompassing over 200 acres, 14 of which are vineyards. Lester has been
hosting 5-8 weddings and special events each year at no-charge for friends and
family since 2004. These events have typically been from 12-10pm and have
never received a neighbor noise or traffic complaint.

Hours of operation:
Tasting Room: Friday, Saturday & Sunday 12-5pm (Friday’s by Appointment only)

Tasting room hours will be limited during special events

Special Events: limited to 10 only per year on Fridays, Saturdays or Sundays

between 12-10pm
* Actual special event hours will be limited to the hours between 12-9pm.

Event breakdown will run no later than 10pm.
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Tasting Room Events:

Up to 16 Winery pickup and club events per year with a max of 50 guests — held
between the hours of 12-8pm.

Winery events are comprised of wine club pick up events, passport days,

wine maker’s dinners and release events. Guests typically flow in and out
during the course of event hours with no more than 20 people on site at

any given time.

Winery events usually last 3-4 hours

Winery events would be held at the Tasting Room

Winery events are in addition to 10 special events.

At no time would there be a winery event held at the same time as a2

larger Special Event
No amplified music will take place at the tasting room/winery building.

Special Events:

Up to 10 larger corporate or wedding events per year with max of 200 guests.
Events to be held Fridays, Saturday or Sundays.

|

These larger events would be in addition to the 16 small winery events.
Special events will be help on the upper lawn event area marked on the
site plan. .

Portable restrooms & tenting will be used for the 10 special events.

The long term plan is to construct a permanent toilet rooms and an open
air, shade structure pavilion that will be used for the permitted 10 events
Tasting room hours will be limited during special events

Special Event Tenting & Lighting:

All special events will be held in rental event tents until we move forward with
permitting for the open air permanent pavilion.

@

Event Music:

Rented event lighting will be used, we are not installing any permanent

event lighting at this date.
Event lighting examples are attached (exhibit A). All event lighting will be

shielded with buibs not to exceed 35 watts.

Live Amplified Music will only occur between the hours of 4pm and '99m for
special events at the event area site. No amplified music will be at the tasting

room/winery building.

A noise study has been completed. The Winery barn is set back 900 feet from
Pleasant Valley Rd and over 1300 feet from the nearest neighbor.

A Noise study was conducted as part of this application. The measured and
calculated noise exposures and noise levels were evaluated against the

20



standards of the Santa Cruz County Noise Element and the Santa Cruz County
Noise Ordinance. The purpose of the analysis was to determine the project-
generated noise exposures and noise level impacts from amplified music at the
existing and future event areas to the adjacent and nearby residential land uses.
The noise standards are applied at the subject property boundaries. The results
of the analysis reveal that the project-generated noise exposures and noise
levels will be in compliance with the standards. Mitigation measures will not be

required.

Parking & Qverflow:

Noise:

Traffic

There are 28 spaces which includes 2 conforming ADA spaces (including van
accessible) at winery building. There is additional event parking adjacent to the
proposed winery building and event space for over 72 cars. Based on past
events, 90% off all guests carpool with 3+ people per car.

Additionally, the plans include 3 conforming ADA spaces (including van
accessible) directly across from the special event area that are fully accessible.

Winery events will be capped at 50 people, with most car travel at 2+ per car.
Special events will be capped at 200 people, with most car travel at 3+ per car.
There is dedicated parking on property for 100 cars at any given time. The
addition of a tasting room and special events will not increase current traffic

from current operations.

Traffic to the tasting room on weekends is expected to be no more than 25 cars.
This number is based on current traffic to surrounding local wineries that have
the same production capacity. The expected attendance wili not increase traffic
on Pleasant Valley Road, we expect that the tasting room will draw from existing
wine consumers in the area.

‘The Winery barn is set back 900 feet from Pleasant Valley Rd and over 1300 feet
from the nearest neighbor.

Use/storage/disposal of hazardous materials:

Not applicable

Catering:

There is no plan to have catering facilities at the winery building. For events,
guests will use pre-approved caterers with Santa Cruz County health permits

g EXHIB



Restrooms :
Portable restrooms wili be brought in as events dictate. There is a dedicated ADA

accessible pad located directiy across from the lawn where events will be heid
where portable ADA restrooms will be situated

Event Coordination & Management:
All events to be coordinated and managed by Lester Family Vineyards and Lester

Company staff and contracted event coordinators. Event clients will be required
to use an event coordinator from a pre-approved list,

Number of employees:
2-3

Future Event Area: ‘
The long term plan is to build a permanent covered pavilion for the 10 proposed

special events. The pavilion would be located on the site indicated on the plans —
adjacent to the existing lawn event area. We would like a preliminary
development permit for the pavilion as a part of this appiication and a condition
for future expansion for additional events if business and community support
expansion. _ ,

¢ Proposed pavilion will be open air, approximately 3,200 square feet by

20+/- feet high {see site plan for approximate location)
¢ Will include permanent bathrooms in a separate building

22
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