COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET - 4™ FLOOR, SANTA CRUZ, CA 95060
(831)454-2580 FAX: (831)454-2131 ToC: (831) 454-2123

KATHLEEN MOLLOY, PLANNING DIRECTOR

June 19, 2018
Agenda Date: July 11, 2018
Planning Commission Item #7
County of Santa Cruz
701 Ocean Street
Santa Cruz, CA 95060

Subject: A public hearing to consider an APPEAL of the Zoning Administrator’s decision
to approve application 161091: Proposal to operate a retail nursery and restaurant with beer service
in two phases. First phase to include the demolition and reconstruction of the existing building with a
kitchen facility, retail nursery, and taproom/bar (approximately 1,840 square feet on ground floor and
1,650 square foot storage on upper floor), the construction of a storage/restroom
building (approximately 530 square feet), a 2,500 square foot outdoor seating area, and a 3,400 square
foot outdoor gaming area, to modify an existing shed for use as a nursery storage building, and to
recognize a fence in excess of 6 feet in height within the required front yard setback. Second phase to
include the remodel of the two-story retail nursery/restaurant building (with taproom and restrooms on the
lower floor), to convert the upper floor storage to a two-bedroom residential unit, and to convert
the storage portion of the 530 square feet storage/restroom building to a kitchen facility. Requires a
Commercial Development Permit.

Members of the Commission:

This application to construct a mixed-use development (restaurant/taproom, nursery, and
residential unit) was considered by the Zoning Administrator on May 4, 2018 at a noticed public
hearing. The hearing was well-attended by members of the public, including: owners, patrons
and employees of the applicant, Beer Thirty!, and owners and tenants of Holiday Corners, the
area’s main commercial property owner. After hearing extensive public testimony, the Zoning
Administrator approved the application with minor changes to the conditions of approval
(Exhibit I).

On May 17, 2018, the Planning Department received an appeal letter from Robert K. Johnson, an
attorney representing Holiday Corners and the following Holiday Corners’ tenants: Susan Hadley
of The Fish Lady, Joe Briones of Sunnyside Produce, and Todd Todd of Carpos Restaurant. The
appeal letter identifies three main appeal issues: (a) compatibility with the Sustainable Santa
Cruz County Plan; (b) parking and traffic impacts; and (c) noise and nuisance impacts (Exhibit
C). On June 14", Eric Barbic, the new property manager of Holiday Corners, withdrew the
“noise and nuisance™ appeal issue, leaving the (a) compatibility with the Sustainable Santa Cruz
County Plan and (b) parking and traffic impacts as the remaining appeal issues (Exhibit D).

! Although the applicant of the subject application is “Soquel Farmhouse LLC,” fcr clarity, the applicant is referred
to as “Beer Thirty” throughout this document.
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The background of the project, a discussion of the context, and a review of the remaining appeal
issues are provided below.

Project Background

The applicant operates the Beer Thirty Bottle Shop and Pour House which is located adjacent to
the subject parcel on a property owned by Holiday Corners. Beer Thirty’s business model, which
combines an extensive menu of beers with outdoor games like ping pong and corn hole, has been
very successful. One of the negative impacts of this success on neighboring businesses has been
the business’s parking demand. To address the impacts, the business owners purchased the
adjacent three-acre parcel with the intention of moving Beer Thirty to a parcel that could better
accommodate the use.

In addition to moving Beer Thirty to the subject parcel, the applicant secks to add a restaurant
use, continue the pre-existing nursery use, and add a two-bedroom residential unit. Physical
improvements include the construction of a taproom building with & second-floor residential unit,
a storage/kitchen building, parking lot, outdoor beer garden/restaurant area, game area, and
nursery area. The applicant also proposes amplified music.

Because the subject parcel is much larger than the existing Beer Thirty site, its size has created
the impression that the current application represents a significant expansion, As illustrated in the
exhibit below, other than the residential unit, kitchen, and nursery use, the floor area devoted to
the taproom/restaurant and game area are similar to the existing site. The taproom and game area
are slightly larger, while the outdoor seating area is slightly smaller, What is significantly
different is that the project includes a 69-car parking lot, instead of the nine-car lot spaces
available at the existing Beer Thirty location.
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Exhibit 1: This exhibit shows the existing Beer Thirty’s use area overlaid on the new location’s site
plan (Source: William Kempf, architect)

Context

The subject parcel is located along South Main Street in Soquel in a small commercial district
that abuts Highway One. At one time, Holiday Corners owned all of the parcels in the
commercial district and, currently, continues to be the main property owner in the vicinity. The
aerial photo below identifies the businesses in the area as well as the parcels that are still owned
by Holiday Comers (indicated by “HC”).
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Exhibit 2: Commercial Neighborhood

Key
1. Valero station 6. Little Tampico
2. Veterinary office 7. Sunnyside Produce (HC)
3. Santa Cruz County Assoc. of Realtors 8. The Fish Lady (HC)
4. Main Street Realtors, Enstyle Salon, 9. Beer Thitty (HC)
Streeter Group (HC) 10. Carpos (HC)

5. Michael’s on Main (HC)

Parking has been a problem in the area for many years. As noted in the appeal letter, “That
Soquel Village is a parking and traffic disaster area is no secret.” Five businesses in this small
commercial district have overlapping peak evening hours: Michael’s on Main, Little Tampico,
The Fish Lady, Carpos Restaurant, and Beer Thirty. Each of these businesses contributes to the
overall parking demand: Michael’s on Main has become a concert venue; The Fish Lady hosts
bands on Friday nights; and Carpos is “under parked” relative to current standards.

Beer Thirty is the latest entrant into the neighborhood and, because of its success and resulting
parking demand that exceeds the nine spaces available in front of its current site2, the business
has been blamed for the area’s parking problem. While there is no question that Beer Thirty has
exacerbated the parking situation in the area, the under-supply of parking in the area predates
Beer Thirty’s arrival. There is on-street parking, but there is no other public parking in the
immediate vicinity.

2 As an interim effort 1o address the parking issue, Beer Thirty has opened the new site for parking.
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Appeal Issues

The remaining two appeal issues--compliance with the Sustainable Santa Cruz County Plan and
parking and traffic impacts--are addressed below.

A. Compliance with the Sustainable Santa Cruz County Plan and General Comments

About Compliance with County Code 8.03 (Alcoholic Beverage Retail Nuisance
Abatement Program

The project site is located in the Sustainable Santa Cruz County Plan (SSCCP) plan area. The
SSCCP provides a vision and guiding principles for sustainable development in the County. The
primary goals of the SSCCP are the reduction of greenhouse gases, improved walkability, and a
strengthened economy. The SSCCP is a planning and feasibility study, not a land use
determinative document such as the County General Plan, and its ideas have not been
incorporated into the General Plan or County Code. The project is located in an existing
commercial district and complies with the adopted General Plan and County Code.

The appellants’ letter cites the following from the SSCCP which is a general statement about the
town plans for Soquel, Aptos, and Seacliff villages:

These town plans describe the desired type of development as well as
transportation and public improvements. Any new development within towns
must reflect the distinctive character of each community through careful site
planning, building design, and architectural style. New development must also
respect adjacent residential uses and minimize traffic, parking, and noise
impacts within these neighborhoods (page 4-20) [appellants’ emphasis].

The project complies with the guiding principles of the SSCCP. The business’ aesthetic
combines modem building lines with rustic finish materials. It is in no way corporate franchise
architecture,

The proposed uses are allowed uses in the C-2 zone district, and the commercial zone district is
fully developed with commercial uses. The project will provide all of its required parking on-site.
In addition, because both Michael’s on Main and The Fish Lady host live bands for which the
County has received no noise complaints, staff anticipates that the proposed amplified music will
be similar in nature,

Although the appellants’ representative has withdrawn the “noise/nuisance” portion of the letter,
it is worth noting that County law enforcement does not consider Beer Thirty a nuisance
business. In the last six months, there have been two calls to the area (a traffic call and a theft
call), neither of which have been attributed to Beer Thirty. Sargent Leonetti, who oversees the
Live Oak/Soquel Service Center, states, “I have not received any complaints of it [Beer Thirty]
being a nuisance” (email communication, June 15, 2018).



Appeal of Application Number 161091 Page 6
Agenda Date: July 11, 2018

B. Parking and Traffic

The appeal letter by Robert K. Johnson provides general comments about parking and traffic in
the vicinity and then refers to the appellants’ parking study performed by Keith Higgins. Both are
addressed below.

General Comments

The general comments from the appellants’ attorney are presented here as bullet points in italics,
followed by staff’s response.

“The permit application for the Project, as well as the Planning Department’s Staff
report falsely describe the Project as a nursery and restaurant with beer service. In fact,
the Project is primarily a beer garden, whose massive number of customers will create
burdens upon the community which far exceed those of a nursery or traditional
restaurant.”

At the Zoning Administrator hearing, the owners of Dig Gardens and Hidden Gardens
Nursery testified that they were in negotiations with the applicant to operate the nursery
component of the project. Conditions of approval are included to ensure that the nursery
area is not used as an extension of the taproom/restaurant.

“The new beer garden will greatly expand Beer Thirty's operation....”

As noted previously, this allegation is refuted by the project architect’s exhibit
demonstrating that the existing and proposed Beer Thirty use areas are very similar in
size,

“The neighborhood surrounding the proposed beer garden consists of both single Samily
residences and small business. The site is located near churches, schools and
playgrounds. Only approximately 60 parking spaces will be made available Jor the
hundreds of automobiles coming to the Project from all over Northern California. ...
What is already an unbearable situation for local residents, small businesses and the
entire Soquel Village, will be greatly exacerbated if a permit is issued for the Project.”

The worst case scenario described by the appellants’ traffic engineer did not contemplate
“hundreds” of vehicles. The subject parcel is located in a commercial district where there
are a number of businesses offering on- and off-site alcohol sales, including Michael’s on
Main, Carpos, The Fish Lady, Little Tampico, and, further north along Soquel Drive,
Vinocruz, and JJs Saloon and Social Club. The presence of churches, schools, and
residences in relation to these uses and the proposed use should not be detrimental to
health, safety, or the general welfare of persons living or working in the area or injurious
to property and improvements in the area. The sale of alcohol on the subject parcel
requires approval by the California Department of Alcoholic Beverage Control (ABC).

The subject parcel is located in the C-2 (Community Commercial) zone district which
allows a variety of uses, including restaurant and bar uses. Accordingly, the on- or off-site
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sale of alcohol is allowed as either a standalone activity (e.g., liquor store or bar) or
accessory component of an otherwise allowed use (e.g., restaurant). Every effort has been
made by the applicant (location of parking, landscaping, fencing, and architecture) to
create a small-scale neighborhood-oriented mixed use development.

Appellants’ Parking Review

Holiday Corners hired Keith Higgins, a licensed traffic engineer, to (1) provide a peer review of
the project’s parking study; (2) perform a parking occupancy study of Beer Thirty’s current
location; (3) provide comments about the project’s program statemznt and supplemental
information (Exhibit 2 of Exhibit B); and (4) comment on project traffic. Each of these sections
is addressed below. In addition, Ron Marquez, the project traffic engineer, has provided a
response to Higgins® work (Exhibit D).

Summary

Mr. Higgins’ parking review provides a mix of information, with many points supporting Beer
Thirty. For example, his report:

* agrees that parking in the area has been a problem predating Beer Thirty, even if
Beer Thirty exacerbates the existing situation;

agrees that the game area will be used incidentally to the restaurant/taproom use;
agrees with the project traffic engineer’s use of shared trips;

observes that many patrons carpool together to Beer Thirty; and

identifies that there were vacancies in all surrounding parking lots—even Beer
Thirty’s—during the peak period observed.

Higgins’ strongest point in opposition of the project relates to his analysis of the patron data
submitted by Beer Thirty. The patron data was collected over three months and documents 900
hours of operation. Higgins focuses on the largest event in the dataset where 234 people were
present at 9 PM, noting that an event that size would require 106 spaces.

Focusing on the largest event recorded, however, obscures the fact that the average is much
lower. The average maximum is 132 patrons. Further, the data shows that less than five percent
of the time, patron counts exceed 150 people. Given this, it is anticipated that most of the time,
adequate parking will be available to Beer Thirty patrons. Constructing a parking lot to meet the
maximum parking demand, or even the demand that occurs five percent of the time, means that
most of the time, the extra parking would be vacant. The project meets the requirements of the
County Code which balances the need for parking with the environmental impacts of parking
lots,

Detailed Response
1. Peer Review

(a & b) Higgins agrees with the project traffic engineer’s use of shared parking and the
determination that the game area will be used incidentally to the beer garden, but he raises a

7
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concern that the game area may induce patrons to stay longer, resulting in higher overall
parking demand. Marquez points out in his response letter that it is uncertain whether
Higgins understands that the parking demand of the game area was accounted for in the
overall project parking requirements.

(c) Higgins questions the method used for calculating the areas used as the basis for the
parking totals because it differs from the method used in the County Code. Marquez used
85% of the building floor areas as the basis for calculating parking demand, the assumption
being that 15% of the floor area would not generate a parking demand (e.g., storage). The
County parking ordinance calls for calculating floor area by deducting the actual area devoted
to storage from the gross floor area. Because Marquez is a licensed traffic engineer, staff
accepted his analysis, However, to verify that the 85% method did not result in a substantial
under-counting of parking demand, staff calculated the parking demand using the County
method. This method resulted in fewer required parking spaces than the method used by
Marquez (floor area of 1,840 s.f. versus 1,946 s.f.). In other words, Marquez’s approach is the
more conservative method.

(d) The appellants’ traffic engineer questions the use of the one parking space for every 600
square feet of beer garden area. The beer garden area (as well as the taproom) was calculated
at the 1 to 100 ratio which is the ratio used for both restaurants and bars. Higgins suggests the
beer garden occupancy needs to be confirmed. Confirmation was provided by the applicant in
the form of three months of patron data®. The data indicates that average maximum patron
count was 132 patrons. Using the project engineer’s vehicle occupancy rate of 2,21 people
per car, the average maximum patron count would require 60 parking spaces which would be
accommodated within the proposed parking lot. This data supports the use. of the 1:100
parking ratio since, most of the time, it will result in adequate parking for the project.

2. Parking Occupancy Study

The second section of the appellants’ traffic engineer’s report is a parking occupancy study
for which Mr. Higgins collected data on Friday, April 28th and Saturday, April 29" On these
days, he visited the parking lots at the existing (2504 S. Main Street) and proposed (2590 S.
Main Street) Beer Thirty locations every 15 minutes between 5 PM and 7 PM. The primary
intention of the study was to evaluate whether the parking demand is met by the parking
supply at the existing Beer Thirty location, and then extrapolate from that analysis to
determine whether the proposed project’s parking demand would be adequately met with the
new parking lot.

The results of the occupancy study are presented as eight points. Each is addressed below
with Mr. Higgins observation noted in italics followed by staff’s response.

(1) Main Street on-street parking was virtually 100% occupied at the beginning of the survey
(i.e., before 5 PM) while high vacancy rates were observed in parking lots in the vicinity.

On-street parking spaces were not counted towards the project’s parking requirement. The

3 Staff did not rely on these counts to determine the parking requirement but used them as another way to evaluate
whether the County parking requirement is likely to result in adequate parking for the project.
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use of on-street parking by other commercial, school, and residential users was not
evaluated in detail by the appellant and it is therefore difficult to determine that the
demand for on-street parking is generated by Beer Thirty.

Given the high vacancies in nearby parking lots, the on-street parking demand is unlikely
to be generated by patrons of the commercial district who would be expected to park in the
parking lot associated with their destination. One explanation may be that employees of
local businesses are directed to park on the street to leave the businesses’ parking lot
available for customers. Other explanations may be as reported by Carolyn Swift, who
wrote in support of the appellants’ position (Exhibit 4 of the appeal letter). She writes that
commuters park along South Main due to its proximity to the highway; parents park along
South Main to drop off and pick up children attending Soquel Elementary; and Soquel’s
reputation as a restaurant destination has increased the area’s parking demand. Whatever
the explanation, Higgins provides no evidence that Beer Thirty patrons or employees are
the source of the high on-street parking demand.

(2) Spaces were available in all surrounding parking lots for individual buildings during the
survey.

This indicates that, during the study, nearby businesses’ patrons would have been able to
find parking regardless of the parking demand generated by Beer Thirty.

(3) Higgins observed that some Beer Thirty patrons park off-site, either along Main Street or
in other businesses’ parking areas. Based on his observations of the number of patrons
crossing the street to enter Beer Thirty, he estimates that one to two vehicles parked
across Main Street during each 15-minute interval, and concludes from this that, “...an
additional 8 to 12 vehicles parked along the north side of Main Street or in the parking
lots on the north side of Main Street” (page 3).

Higgins’ report does not distinguish between the numbers of Beer Thirty’s patrons that
parked in public spaces along Main Street and private parking lots located on the north
side of Main Street. Beer Thirty patrons are entitled to park along the street just as is any
other member of the public, Because Mr. Higgins’ counted people, not vehicles, it is
unclear whether Mr. Higgins® data used the project vehicle occupancy rate of 2.21 people
per car. If not, his counts would more than double-count the off-site vehicles.

Since Higgins was unable to identify the specific parcels where Beer Thirty parking was
thought to occur, it is unknown whether or not the patrons observed were also patrons of
businesses located on the north side of Main Street. Although planning staff has also
observed people crossing Main Street to reach Beer Thirty, the submitted information is
not sufficiently detailed to conclude that eight to 12 Beer Thirty patrons parked off-site.

(4) Higgins observed pedestrians crossing Main street outside of cross walk on a curve that
restricts sight distance.

Given that the applicant proposes to provide all of the project’s required parking at the

new site, there is nothing inherent to the project that would induce patrons to cross mid-
block. However, in a commercial district with four evening venues (Beer Thirty,
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Michael’s on Main, Little Tampico and the Fish Lady), some customers may patronize
multiple businesses. Since the nearest crosswalks are located at the intersections of
Porter and Walnut Streets, these shared trips may result in mid-block crossings.

(5) Higgins observed available parking spaces in the southern portion of the subject parcel’s
parking even as Beer Thirty patrons were parking on the street or in northside parking
lots. He speculates that this may be because drivers may not be able fo see the vacant
spaces or because drivers prefer to park closer to Beer Thirty’s existing location.

Once the new location is developed and illuminated, this issue is likely to be resolved
since the spaces will be more readily seen, and patrons would be expected to prefer
parking in Beer Thirty’s parking lot since it will be the closest one to the business.

(6) Higgins concludes that the available parking spaces (54) did not meet the peak demand
during the survey (63). He notes that more patrons would be expected during better
weather, identifying the weather during the survey as being cool with highs in the mid- to
low-60s.

This point is related to point three above. Higgins’ data shows that at no time during the
survey were the two Beer Thirty parking lots full. The peak demand of 63 is based upon
the eight to 12 cars he assumes are parked off-site; without these off-site numbers, the
available parking met the parking demand. As noted above, the method for determining
this number did not have the rigor needed to give confidencz in the method and, further,
on-street parking demand was aggregated into the number despite the fact that Beer
Thirty Patrons are entitled park on the street. That said, there is no question that Beer
Thirty patrons do park in northside parking lots, but additional information is needed to
arrive at a specific number, Data from accuweather.com indicates that the weather was
somewhat better than reported, with the highs reaching 67 degrees on Friday and 73
degrees on Saturday*.

(7) The final point of this section is that the peak demand (63) calculated for the parking
occupancy study exceeds the maximum beer garden demand of 40 vehicles calculated by
the project traffic engineer.

Higgins’ analysis does not account for the updated parking counts provided in the Zoning
Administrator staff report, nor does he account for the fact that, when the nursery closes
at 6 PM, the spaces allocated for the nursery use would beccme available to
taproom/restaurant patrons. After 6 PM, the correct total, not counting the indentured
parking, residence, or shared trips, is 61 parking spaces, i.e., 97% of Mr. Higgins’
calculated peak (a calculation which, as noted above, is protlematic because it includes
vehicles parked on the street and counts people, not cars).

* Source: https://www.accuweather.com/en/us/soquel-ca/95073/april-weather/2167587 (accessed May 31,
2018).
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3. Comments on Project Statement
In this section, Mr. Higgins provides two comments on the project statement.

(a) Higgins reviews the applicant’s program statement and supplemental patron data.
This supplemental patron data was voluntarily provided by the applicant and documents
three months of patron counts. He focuses on the maximum number of patrons, which
was 234 on a Saturday at 9 PM, and applies the 2.21 vehicie occupancy rate which
results in a parking demand of 106 spaces. He then notes the limited parking available in
the parking lot of Carpos, the Fish Lady and Sunnyside Prcduce, stating that the Beer
Thirty’s peak parking demand overwhelms these businesses.

The applicant surveyed 900 hours of Beer Thirty’s operation. The information was then
averaged to establish patron counts for every hour between 1 PM and 10 PM, seven days
a week. The summary data show that the peak hour is Friday at 9 PM when, on average,
there are 132 patrons. Of the 900 hours reviewed, 44 exceeded 150 patrons (see Exhibit F
of Exhibit G), i.e., less than five percent. This data supports the use of the County-
required parking ratio which, most of the time, is anticipated to result in an adequate
parking supply. About five percent of the time, the parking demand is anticipated to
exceed the supply. Ron Marquez, project traffic engineer, points out that the County
establishes a maximum parking requirement in an effort to balance the need for parking
and the associated environmental effects of that parking (Exhibit D).

The subject application has been required to meet the County’s parking requirements?,
and additional parking was required as the result of input from a Holiday Corners owner
who reviewed the parking calculations in detail, and submitied a request that additional,
previously uncounted areas be included. Staff agreed with the request, and required the
addition of seven additional parking spaces, bringing the total required parking to 69
spaces.

The County Code parking requirements do not distingnish between successful and less
successful businesses. To this point, the existing Beer Thirty location was once occupied
by Jessie’s Sports Page. The permit description for the bar is strikingly similar to Beer
Thirty’s operation in that in addition to a bar that served beer and wine, outdoor games
like bocce ball, horseshoe and ping pong were authorized. While the available parking for
Jessie’s Sport Page met the demand (the County has no record of complaints), the same is
not true for Beer Thirty which has been a very successful business. In other words, the
parking demand for similar businesses can vary substantially depending upon the
businesses’ success.

(D Traffic Impacts and Proposed New Condition of Approval

Higgins comments that traffic should be considered as a part of the project review
process as well, noting that the project generates about 15 trips in the evening during the
peak hour.

3 For the proposed uses (taproom/restaurant/nursery/game arez) County parking requirements are based upon the
square footages of the use arcas. The County does not use a square foot per person calculation as provided by Mr.
Higgins.
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This project is a relocation of Beer Thirty. Since the Beer Thirty trips are already on the
road network and the same intersections would be affected (i.e., the business is moving
next door, not across town), the traffic impacts are already occurring. Further, as Marquez
points out in his response to Higgins’ report, the project did not meet the County’s
threshold for requiring a full traffic analysis.

Related to this point is a concern identified by the appellants, but not included in the
appeal letter, which warrants consideration. The premise of this application is that Beer
Thirty is moving to the new location. The traffic analysis relies on this fact, If, however,
Beer Thirty continued to operate its existing location, parking and traffic impacts could
be substantially exacerbated. Given this, staff proposes to add a new condition that would
prohibit occupancy of the new site (2590 S. Main Street) until the beer garden use ceased
at its current location (2504 S. Main Street). This proposed condition is included as a
condition of approval in the revised conditions of approval (Exhibit B).

Conclusion

The appeliants identified two main appeal issues: compliance with the Sustainable Santa Cruz
County Plan and parking/traffic issues. The SSCCP is not a regulatory document. Even so, the
application is compatible with the vision and principles of the Plan.

The appellants’ concerns about parking, including a parking study by Keith Higgins, were
reviewed. The appellants’ parking study provided a mix of information, some of it supportive to
the Beer Thirty. While the area-wide traffic study requested by the appellant would be useful to
understand the source and dynamics of the parking demand in the area, it would be unreasonable
to burden the project with this request since the project will be providing all of the required
parking on-site.

Finally, a number of operational conditions of approval were included in the Zoning
Administrator’s report that are intended to ensure that the business is compatible with the
neighborhood. For example, a one-year review is required at which point any verified complaints
will be reviewed and, if warranted, the permit would be modified with a staff-initiated
amendment to revise the conditions of approval or scheduled for a revocation hearing,

Given these considerations, staff recommends that your commission uphold the Zoning
Administrator’s decision to approve the application.

Staff Recommendation

o Determine that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act.

. APPROVAL of Application Number 161091 based on the attached findings and conditions.
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Sincerely, - —
Reviewed By:

Annette Olson Wanda Williams

Project Planner Assistant Planning Director

Development Review County of Santa Cruz Planning Department

Exhibits:

A. Project plans

B. Revised Conditions of Approval

C. Appeal letter, prepared by Robert K. Johnson, Attorney, dated May 17, 2018, including
Parking Review by Keith Higgins, Traffic Engineer, dated May 2, 2018

D. Withdrawal of Appeal Issue “noise/nuisance”, by Erik Barbic, Holiday Corners Property
Manager, June 14, 2018

E. Project Traffic Engineer, Ron Marquez’s response to Applicants’ parking review

F. Applicants’ response to appeal letter

G. Correspondence received since the Zoning Administrator hearing

H. Late Correspondence received for May 4, 2012 Zoning Administrator hearing

L Staff report to the Zoning Administrator, May 4, 2018 public hearing, including changes

to the Conditions of Approval proposed by staff and late correspondence received for the
hearing
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Revised Conditions of Approvai



Exhibit D:

II.

Revised Conditions of Approval

Architectural plans, 14 sheets, prepared by William C. Kempf, architect, revised
to 10/19/17.

Civil engineering plans, 3 sheets, prepared by Ifland Engineers, dated 6/22/17.
Landscape plans, 3 sheets, prepared by Megan Bishop Landscape Architecture,
revised to 10/19/17

This permit authorizes the construction of a taproom/restaurant with outdoor seating and
game area and related improvements including a seven-foot high fence within the front
yard setback; a nursery; and a residence in two phases as indicated on the approved
Exhibit "D" for this permit. This approval does not confer legal status on any existing
structures or existing uses 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,

Obtain a2 Demolition Permit from the Santa Cruz County Building Official.

Obtain a Building 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.

Obtain a Grading Permit from the Santa Cruz County Building Official, if
required.

Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way.

Submit proof that these conditions have been recorded in the official records of
the County of Santa Cruz (Office of the County Recorder) within 30 days from
the effective date of this permit.

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

15



marked Exhibit "D" on file with the Planning Department. Modest changes to the
site plan are anticipated to accommodate the three additional required parking
spaces. Any changes from the approved Exhibit "D" 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 iext of these conditions of approval incorporated into the
full-size sheets of the architectural plan set.

2. Submit an Operational Management Plan that details how the site will be
operated. The plan should, at a minimum, address: the provision of an on-
site disturbance coordinator, on-site and off-site litter; compliance with
other local, state and federal laws; including ABC laws; loitering; security;
outdoor storage; and outdoor lighting.

3. Submit a final sign plan.

4, Ore elevation shall indicate materials and colors as they were approved by
this Discretionary Application. If specific materials and colors have not
been approved with this Discretionary Application, in addition to showing
the materials and colors on the elevation, the applicant shall supply a color
and material sheet in 8 1/2” x 11” format for Planning Department review
and approval.

5. All portions of the parking lot must be paved in a material that meets the
intent of County Code 13.10.554(D). Gravel is not an acceptable material.

6. The nursery area shall not occupy more than 4,800 square feet of area. The
submitted plans must clearly demarcate the 4,800 square foot area within
the larger area west and north of the game area. The area in excess of
4,800 square must either be permanently landscaped or fenced off.

7. The gate between the taproom/restaurant and nursery must be shown on
the plans as having a lock.

8. Provide complete screening from public view all rooftop mechanical and
electrical equipment. '

9. To the extent feasible, all new electrical power, telephone, and cable
television service connections shall be installed underground. Pad-
mounted transformers shall not be located in the front setback or in any
area visible from public view unless they are completely screened by walls
and/or landscaping (underground vaults may be located in the front
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10.

11.

12.

13.

setback). Utility equipment such as gas meters and electrical panels shall
not be visible from public streets or building entries.

All exterior lighting shall comply with the requirements of County Code
13.11. No pole-mounted light fixture shall exceed 15 feet in height, Area
lighting shall be high-pressure sodium vapor, metal halide, fluorescent, or
equivalent energy-efficient fixtures. All lighting shall be directed onto the
site and away from adjacent properties. Decorative string lighting is
allowed.

Submit a final landscape plan detailing the plant material, size and number
of plants. The landscape plan must comply with the requirements of the
water district.

Submit grading, drainage, and erosion control plans.

Details showing compliance with accessibility requirements.

a. The Building Permit Application will be subject to the 2016 CA

Codes.

b. Exterior route details shall be provided to include slopes, widths,
surface materials, and detectable warnings.

c. Accessible parking details to include slopes, striping and signage

shall be provided. [CBC 11B-501]
d. Any required ramps shall be detailed to include slopes, landings,
curbs or guiderail, handrail and handrail extensions. [CBC 11B-

405]

€. Doors, doorways and gates shall be detailed. Include maneuvering
clearances, threshold detail and hardware. [CBC 11B-404]

f. Complete and dimensioned details for restrooms shall be

provided. Include fixture mounting heights, grab bars,
maneuvering clearances, and door signage. [CBC 11B-603]

g. The kitchen shall be detailed to comply with clearances. [CBC
11B-206.2.8]

h. Sales counters and service counters shall be detailed and
dimensioned to be 34" maximum abowve finished floor for a
minimum 36" width. [CBC 11B-227.1, 11B-904.4.1]

i Where food or drink is consumed at counters, there shall have a
maximum 34" high by minimum 60" long area with knee and toe
clearance. [11B-226.3]

] A minimum 5% of seating spaces and food and drink tables shall
be accessible. [CBC 226.1]
k. One of the required four electrical vehicle charging station spaces

shall be provided and shall be van accessible. [CALGreen
5.106.5.3. CBC 11B-228.3]
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14.

1. A minimum 6 parking spaces shall be designated clean
air/vanpool/ev. [CALGreen 5.106.5.2]

m. Flood resistive construction requirements in ASCE 24-14 shall be
applied, where applicable,

Details showing compliance with fire department requirements. If the
proposed structure(s) are located within the State Responsibility Area
(SRA) the requirements of the Wildland-Urban Interface code (WUI),
California Building Code Chapter 7A, shall apply.

Meet all requirements of the Environmental Planning section of the Planning
Department, including:

1.

5

The submitted Letter of Map Amendment (LOMA) appears to remove a
portion of Parcel B from the special flood hazard area. Sheet C1.0 shows 1
cubic yard of fill being placed inside the flood zone, but does not delineate
the flood zone on the plans. This is sufficient to determine feasibility for
the discretionary phase; please submit an exhibit with the building permit
that clearly delineates the revised FEMA Flood Zone AE in this area.
Please provide two copies of the geotechnical report for review at the time
of the building permit application.,

Prior to building permit issuance, please submit an original wet-signed and
stamped Soils (Geotechnical) Engineer Plan Review Form to
Environmental Planning. Please note that the plan review form must
reference the final plan set by last revision date. Any updates to report
recommendations necessary to address conflicts between the report and
plans must be provided via a separate addendum to the soils report. The
author of the report shall sign and stamp the completed form., An
electronic copy of this form may be found on our website:
www.sccoplanning.com, under "Environmental”, "Geology & Soils",
"Assistance & Forms", "Soils Engineer Plan Review Form".

Plans submitted for the building application shall include a stormwater
poliution control plan that meets the requirements set forth in the County’s
Construction Site Stormwater Pollution Control BMP Manual. The
Manual may be found on our website: www.sccoplanning.com under the
"Environmental” tab, "Erosion and Stormwater Pollution Control", then
"Construction Site Stormwater BMP Manual". Part 2 of the manual lists
Stormwater Pollution Control Plan requirements; please use this as a guide
for preparing the plan.

Submit an Archaeology Report for review, if required.

Meet all requirements of the Santa Cruz County Sanitation District, including
discretionary comments dated May 2016. Proof of sanitary sewer service
availability is required prior to application for 2 Building Permit.
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Pay Zone 5 drainage fees (which will be assessed on the net increase in
impervious area) and meet all requirements of DPW, Stormwater Management,
including the following:

1.

LA

No change in surfacing or grading for the outside gaming and seating
areas has been approved as part of this project. Any future changes in
surfacing or grading will require review and approval and permits as
necessary by the County.

Provide a final stormwater management analysis/report that demonstrates
compliance with the County Design Criteria including mitigation
requirements, minimization of pollutants of concern, safe overflow
provisions, methods for minimizing clogging and maintenance, etc.. The
analysis for project threshold for stormwater management mitigation shall
include all phases of work (phase 1 and 2). This will result in a “large”
project in regards to stormwater management and mitigation design and
analysis shall be provided accordingly.

Provide final stormwater management improvement plans consistent with
the analysis/reports, other project plans, and which are detailed adequately
for construction. The final plans should include details on how all
proposed impervious and pervious areas will be routed. If the final design
includes mitigations that rely of infiltration of stormwater please include
additional notes on the grading plan to avoid/minimize disturbance of
infiltration areas and/or provide for decompaction/cleaning/testing of
infiltration areas after grading is complete. The construction scheduling
should be designed so that infiltration areas arc not compacted nor clogged
during construction. Provide specifications on subgrade compaction/non
compaction and fabrics/mats/mesh requirements under infiltration and
semi-pervious areas that are consistent with the analysis. Geotextiles shall
be non-with with high minimum flow rates (125 gpm/sq ft or higher).

The site receives upstream runoff from adjacent properties and the project
includes driveway and parking areas that are expected to have more than 6
inches of water depth during a 100 year storm — accordingly, the applicant
is required to provide an easement(s) or other recorded document(s)
acknowledging that the site does and will continue to receive upstream
runoff, that the property owner is responsible for maintenance of the
pathway, that flooding is expected to occur in the parking and driveway
areas, and that the County and Flood Control District are not responsible
for the upstream runoff, for maintenance of the drainage pathway, or for
flooding on the project site. See Section G.3 of Part 3 of the CDC,
Describe the extent of the upstream drainage area for this site (provide a
watershed map showing the extents) and how the project will
accommodate upstream runoff,

Provide final approval letter from the geotechnical engineer approving of
the final drainage plans, the locations of any/all infiltrative BMPs, and
supporting the use of the design infiltration rate used in the final sizing.
Provide a copy of the August 2016 (or other updated) Geotechnical
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10.

Investigation.

Recorded maintenance agreement (SWM-25B) for stormwater
management and mitigation facilities will be required consistent with
section C.3.¢ in the CDC. Include one exhibit detailing management
activities, limitations on impervious surfacing, maintenance requirements,
schedule for maintenance and reporting, signs of system failure, and
responsible party, exhibit with mitigation watershed maps, and other
required items in the recorded maintenance agreement.

Previously approved plans for the site suggest that the inlet in the parking
lot was designed as a grease trap to treat runoff from the parking area.
Please assess the existing condition of this treatment unit and the piping to
be retained, include repairs, maintenance/upgrades as needed so that
runoff from the parking area is continued tc be treated prior to discharge
from the site. The maintenance agreement (see comment No. 4 above)
should include maintenance and reporting on this facility.

All inlets shall me marked “No Dumping — Drains to Bay” or equivalent
and shall be maintained by the property owner.

Public Works staff will inspect for the installation of the drainage related
items. Once all other reviewing agencies have approved of the building
permit plans please submit a copy of signed reproducible civil plans with
the DPW signature block on the first shest along with the engineer’s
estimate for the construction of the drainage items (there is a 2%
inspection fee). These plans will be routed through DPW for signature
(expect 1- 2 weeks for routing time).

Zone 5 fees will be assessed on the net increase in permitted impervious
area due to the project. This project may be eligible for fee credits for
existing impervious areas if documentation is. presented demonstrating
existing impervious areas are permitted or were built prior to 1969,
County staff will utilize aerial photos from the 1970s and previous
permit/fee assessment to establish credit if no additional information is
furnished by the applicant.

Meet all requirements of DPW, Encroachument, including:

1.

The existing driveway approach must be removed and replaced with an
ADA compliant driveway approach as shown in Figure DW-1 of the
County of Santa Cruz Design Criteria (See Part 6 Driveways and
Encroachments),

Please include Figure DW-1, ST-4a, ST-4b and ST-4c on the plans to
facilitate proper construction by the contractor.

Meet all requirements of DPW, Road Engineering.

Obtain an Environmental Health Clearance for this project from the County
Department of Environmental Health Services and submit a food facility plan
review application for review.
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III.

Meet all requirements of the Soquel Creek Water District. Proof of water service
availability is required prior to application for a Building Permit.

Meset all requirements and pay any applicable plan check fee of the Central Fire
Protection District.

Submit 3 copies of a soils report prepared and stamped by a licensed Geotechnical
Engineer.

Pay the current fees for Parks and Child Care rnitigation for two bedroomg(s)
(currently $600 per bedroom) and Child Care mitigation for the commercial uses
(3.23 s.f).

Pay the current Affordable Housing Impact Fee. The fees are based on the project
square footage.

Provide required off-street parking for 69 cars. 66 parking spaces shall be
provided in Phase One and 3 additional parking spaces, for a total of 69 parking
spaces, shall be provided in Phase Two. Standard Parking spaces must be 8.5 feet
wide by 18 feet long. Up to 30% of the required parking may be compact size.
Compact parking spaces must be 7.5 feet wide by 16 feet long.  All project
parking must be located entirely outside vehicular rights-of way. Parking must be
clearly designated on the plot plan. (Change made ct ZA hearing, May 4, 2018).

A minimum of 18 bicycle parking spaces must be provided.
Submit a written statement signed by an authorized representative of the school

district in which the project is located confirming payment in full of all applicable
developer fees and other requirements lawfully imposed by the school district.

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.

All site improvements shown on the final approved Building Permit plans shall be
installed.

All inspections required by the building permit shall be completed to the
satisfaction of the County Building Official.

The project must comply with all recommendations of the approved soils reports.

Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
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during site preparation, excavation, or other ground disturbance associated with
this development, any artifact or other evidence of an historic archaeological
resource or a Native American cultural site is discovered, the responsible persons
shall immediately cease and desist from all further site excavation and notify the
Sheriff-Coroner if the discovery contains human remains, or the Planning
Director if the discovery contains no human remairs. The procedures established
in Sections 16.40.040 and 16.42.080, shall be observed.

IV.  Operational Conditions

A.

In the event that future County inspections of the subject property disclose
noncompliance 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, including any follow-up inspections end/or necessary enforcement
actions, up to and including permit revocation.

One-year Review:  One year following the commencement of the
taproom/restaurant business on the subject parcel, staff shall prepare a follow-up
report to the Zoning Administrator to assess the business’s compliance with the
conditions of approval, to evaluate the effectiveness of the conditions of approval
to ensure the project’s compatibility with the neighborhood, and to determine if
any valid, verifiable nuisance impacts to adjacent commercial and residential uses
have been addressed satisfactorily or not. If the projzct is found to be
substantially out of conformance with the conditions of approval or County Code
Chapter 8.03 (Alcoholic Beverage Retail Outlet Nuisance Abatement Program);
or if the conditions of approval are determined to have been ineffective; or if
valid, verifiable nuisance impacts have not been addressed satisfactorily; the
Zoning Administrator shall address the relevant issues and direct staff to initiate a
Level 5 (public hearing) amendment, at the applicant’s expense, to the conditions
of approval as necessary to address relevant issues including, but not limited to,
modification of hours of operation, provision of additional parking if the
taproom/restaurant use has expanded, modification of the times and locations of
the use of music, and/or modification of project lighting. Alternatively, the
Zoning Administrator may refer the permit to the Planning Commission for
consideration of permit revocation, consistent with County Code 18.10.136
(Permit Revocation),

Other Regulations: The project must be in compliance with all Federal, State
and local regulations, including, but not limited to, the Department of Alcoholic
Beverage Control (ABC), Chapter 8.03 of the County Code (Alcoholic Beverage
Retail Outlet Nuisance Abatement Program), and any requirements of the County
Sheriff.

Log: During the first year of operation, the taproom/restaurant business owner
shall record the number of patrons on Fridays and Saturdays hourly between 6
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PM to 9 PM and any time the parking lot is full. The business owner shall submit
these counts on a quarterly basis to the County, i.e., every three months.

Hours of Operation. Hours of operation are as follows:

i. Nursery 7 AM to 7 PM Sunday through Thursday, 7 AM to 6 PM Friday,
Saturday

ii, Restaurant 7 AM to 11 PM Sunday through Saturday

ii. Taproom, 7 AM to 11 PM

iv. Outdoor Game/Seating Areas 9 AM to 11 PM

Fhe-sale—of-aleohol shall-cease—at-—10:00-R-Minthe—taproom—restaurant-and
outdeer—use-areas: Last call for alcohol shall be one hour before closing time
(Change made at ZA hearing, May 4, 2018).

Operations and Management Plan: The business shall comply with the
Operations and Management Plan. An on-site disturbance coordinator shall be
provided on-site during all hours of operation. The contact information for the
disturbance coordinator shall be posied in a prominent location. The disturbance
coordinator shall maintain a complaint log detailing the content, date and time of
all complaints and how the business responded to zach complaint. The log shall
be kept current and be available at the business for inspection by County staff,

Areas of Use: The areas of use shall be as reflected in Exhibit D

Outdoor Nursery Use: In order to ensure that the nursery use is limited to the
4,800 square feet shown in the project plans, permanent landscaping and/or
fencing must be shown on the building plans and planted/constructed in order to
create a clear perimeter.

1. The nursery must be closed entirely during peak taproom hours which are
Fridays and Saturdays from 6 PM to close.
2. At any hour, the restaurant/taproom use shall not be allowed to occupy the

outdoor nursery area unless the additional parking is constructed and this

permit is amended. If the upper parking lot (or other) is not constructed,

then a locking gate must be installed that restricts access to the nursery

area.

No patron tables or patron seating are allowed in the nursery area.

4. 50% of the nursery area (1200 2,400 square feet) shall be occupied with
nursery plants and related products. (Change made at ZA hearing, May 4,
2018).

[F8 )

Game Area: 50% of the game area must be occupied by game equipment, e. g
ping pong tables, corn hole courts, bocce ball courts, etc. No-tables and-chairs-for
eating/drinking No tables are allowed in the game area. (Change made at ZA
hearing May 4, 2018).

Uphill Area: The commercial use of the area located east and uphill of the area of
development is allowed without a permit amendment, i.e. no games or other
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activities may occur in this area unless this permit is modified to allow the use.
(Change made at ZA hearing, May 4, 2018).

Restaurant Meal Service: Any time that alcohol is available, full meals shall be
made available,

Live Music: Both acoustic and amplified music arc allowed as long as the noise
generated from both comply with the noise limits cf the General Plan. The music
shall be ancillary to the restaurant / beer garden use, i.e., the business shall not
operate as a night club or concert venue. Except for three days per year, bands
must be set up (including speakers) and play within the tap room. In all cases,
music must end by 9 PM. If a substantial number of complaints are received,
particularly from residential neighbors, the applicant may be required to provide
an acoustical study for the one-year review hearing. The applicant will also be
required to document the days, if any, that live music is set up and played outside
of the taproom.

Pre-Recorded Music. Pre-recorded amplified music is permitted on the
premises, and such music shall not be audible outside the boundaries of the
subject property. No nightclub or dance hall entertainment facilities as described
by the Santa Cruz County Code shall be permitted unless approved by separate
permit.

Food Truck: If a food truck or trucks provides food service to the business, it
shall park in the location designated on the project plans, i.e. it shall not occupy
required parking, In no case shall the food truck park overnight on-site.

Air Stream Trailer: The air stream trailer is allowed to be parked on-site. The
only allowed use for the trailer is storage. No other use is authorized. Members of
the public are not allowed inside the trailer. The airstream must be maintained in a
condition that it can be readily moved, i.e. it must be mobile. If complaints are
received and verified by County staff that document that the trailer is connected to
utilities and/or is being used for a use other than storage, the trailer shall be
removed from the property.

Entry Sign: The proposed sign shall be: a maximum of 12 feet high, located a
minimum of five feet from the right-of-way, and a maximum of 50 square feet in-
arca. The sign may not be indirectly illuminated. The location of the sign must be
such that drivers® line of sight is not affected.

Residential Use: The second-floor residential use may not be used as a part of the
business. A gate (or other barrier), sign or both shall be installed at the base of the
stairs prohibiting entrance.

Employees Transportation: Employees shall be encouraged to ride bikes, take
public transportation, or carpool to and from work.
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Restrooms: A sufficient number of restroom facilities must be provided to meet
the demand of the business’s patrons. Should the six restrooms shown in the
project plans prove to be inadequate, additional capacity may become required.

Deliveries: Deliveries shall be made during off-peak times.

Trash/Recycling: All trash and recycling areas shall be effectively screened from
view and covered and maintained in an orderly state to prevent water from
entering into the garbage container, Trash areas shell be maintained in a manner
to discourage illegal dumping and to prevent noxious odors, bugs or other pests
and regularly picked-up.

Outdoor Storage. No outdoor storage is allowed or permitted unless designated
on the approved plan set.

Anti-Graffiti. The applicant shall remove all graffiti from buildings and wall
surfaces within 48 hours of defacement, including job sites for projects under
construction,

Anti-Litter. The site and surrounding area shall be maintained free of litter,
refuse, and debris. Cleaning shall include keeping all publicly used areas free of
litter, trash, cigarette butts and garbage.

The project shall not be opened for business or occupied until the Beer Thirty use
(i.e.. taproom use) has stopped at 2504 Main Street. (Condition added after

Zoning Administrator hearing).

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, employzes, 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 cocperate 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 thercof, 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.
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B. Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

1. 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 settlement 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 Ccunty.

D. Successors Bound. “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferce(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 unless a
building permit is obtained for the first phase of the project consisting of one of the
primary structures 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:
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REEUVED S/ri/3018
(JERRN BUS G

JOHNSON & JAMES, LLP

Robert K. Johnson Afttorneys at Law Telephone (831) 688-8989
Omar F. James 311 Bonita Drive Facsimile (831) 688-6232
P.O. Box 245
Aptos, CA 95001-0245
Jjamesllp@aol.com

May 17, 2018

Personal Delivery and email to:
Kathleen Molloy, Planning Director Kathy Molloy@sartacruzeounty.us
Planning Department
County of Santa Cruz
701 Ocean Street, Room 400
Santa Cruz, CA 95060

RE:  Appeal to the Santa Cruz County Planning Commission of the decision of the County of Santa
Cruz Zoning Administrator.
Decision Appealed: Approval of Discretionary Application No. 161091,
Location: 2590 S, Main Street, Soquel, CA 95073; APN: 030-221-46,
Applicant: Soquel Farmhouse, LLC.
Date of Approval: May 4, 2018,

Dear Ms. Molloy:
I'am the attorney for Holiday Corners, LLC, one of the appellants in the above referenced matter.
Attached is the Notice of Appeal and Appeal to the Santa Cruz Planning Commission of the above referenced

decision of the Santa Cruz Zoning Administrator.

Would you please provide a copy of any notices or documents to the undersigned at the above
address, as well as to the Appellants.

Thank you for your attention to this matter.
Please do not hesitate to contact me if you have any questions or require any additionat information,

Very truly yours; "

ey /e
.

cc: Clients
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NOTICE OF APPEAL AND APPEAL

The undersigned appeal to the Santa Cruz County Planning Commission the following
deciston of the County of Santa Cruz Zoning Administrator:

Decision Appealed: Approval of Discretionary Application No. 161091 [“the Project”],
Location: 2590 S, Main Street, Soguel, CA 95073; APN: 030-221-46 [*“Property™].
Applicant: Soquel Farmhouse, LLC {*Applicant”].

Date of Approval; May 4, 2018.

Grounds of Appeal: The Project violates the provisions of the Santa Cruz County Code
and the Sustainable Santa Cruz County Plan, the Project is contrary to the character of Soque!
Village, the Project does not respect adjacent residential uses and businesses, the project not only
fails to minimize adverse traffic, parking and noise impacts upon the community, but, in fact,
maximizes such adverse impacts, the Project creates substantial safety issues for school children,
church parishioners, pedestrians, bicyclists, and the community as a whole, and the Project is
unlawful and in direct violation of the provisions of the Santa Cruz County Code [“Code”].

BASIS OF APPEAL
A. OVERVIEW.

The Sustainable Santa Cruz County Plan [*Plan”] was adopted by the Santa Cruz County
Board of Supervisors on October 28, 2014, with the concurrence of the Santa Cruz County
Planning Commission. The Advisory Group assisting in the creation of the Plan included the
Santa Cruz County Planning Director and its principle planner, as well as representatives from
Soquel Neighbors and the Soquel/Capitola Chamber of Commetce. The Plan specifically
acknowledges that it reflects the contents, goals and requirements of the General Plan and the
Code.

Regarding the Plan’s requirements for future development in Soquel Village, it states:

“These town plans describe the desired type of
development as well as transportation and public
improvements. Any new development within towns
must reflect the distinctive character of each community
through careful site planning, building design, and
architectural style. New development must also respect
adjacent residential uses and minimize traffic, parking,
and neise impacts within these neighborhoods.”

The Plan focuses heavily upon the public’s frustration with traffic congestion and parking
in Soquel Village, as well as in Seacliff Village and Aptos Village, The Plan also focuses
heavily upon the public’s concerns for the safety of pedestrians and bicyclists resulting from new
or increased traffic. To address the public’s concerns, strict requirements are placed on new
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developments. The Planning Department completely ignored, or failed to consider, almost all of
the traffic, parking, safety, and noise requirements of the Plan when it recommended the approval
of the Project.

Chapter 8.03 of the Code, the Alcoholic Beverage Retail Nuisance Abatement Program,
makes it untawful, and a public nuisance, for any alcoholic beverage retail outlet to operate
without meeting all of the specific requirements of Chapter 8.03 of the Code. As set forth below,
the Project cannot meet the mandatory requirements of Chapter 8.03, and, as such, the Project
will be operating illegally, and creating a public nuisance if approved.

In summary, in approving the Project, the Planning Departraent and Zoning
Administrator ignored both the requirements of the Plan and the Code. Obviously, the Board of
Supervisors would not have created the Plan, or made the Alcoholic Beverage Retail Nuisance
Abatement Program part of the Code, if the Planning Department and Zoning Administrator had
the discretion to summarily ignore their mandates.

B. PARKING AND INCREASED TRAFFIC.

That Soquel Village is a parking and traffic disaster area is no secret. Among other
things, the Village has been the subject of numerous hearings and proposed plans and projects to
mitigate the adverse consequences of excessive traffic and lack of parking.

The permit application for the Project, as well as the Planning Department’s Staff Report,
falsely describe the Project as a nursery and restaurant with beer service. In fact, the Project is
primarily a beer garden, whose massive number of customers will create burdens upon the
community which far exceed those of a nursery or traditional restaurant.

The Applicant intends to develop a beer garden similar to the beer garden it now operates
under the name of Beer Thirty Bottle Shop at a neighboring location [Applicant and Beer Thirty
Bottle Shop have common ownership]. The new beer garden will greatly expand Beer Thirty’s
operation, including the number of customers driving automobiles to the location, the number of
cars parking in the vicinity of the Project, the hours of operation, and the amount of open-air
seating,

The neighborheod surrounding the proposed beer garden consists of both single family
residences and small businesses. The site is located near churches, schools and playgrounds.
Only approximately 60 parking spaces will be made available for the hundreds of automobiles
coming to the Project from all over Northern California. Even though Beer Thirty’s patrons are
currently parking at both Beer Thirty and the Property, the parking is grossly inadequate. The
new proposed location will serve double the automobiles. What is already an unbearable
situation for local residents, small businesses and the entire Soquel Village, will be greatly
exacerbated if a permit is issued for the Project.

Street parking becomes nonexistent during Beer Thirty’s busy hours and special events.
Because there is inadequate parking on the street and at Beer Thirty and the Project, Beer
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Thirty’s customers illegally park at surrounding businesses, Local smail businesses are
sometimes required to employ parking lot attendants at great expense in order to fend off the
onslaught of Beer Thirty patrons. Many local businesses, including the Board of Realtors, the
Veterinarian Clinic, Michael’s on Main Street, Carpo’s, Main Street Realtors, Sunnyside
Produce, the Fish Lady, and EnStyle Hairdressers, have complained about both the jllegal
parking by Beer Thirty’s customers, as well as the lewd and improper conduct engaged in by
Beer Thirty’s inebriated customers. The illegal parking and improper conduct has had an adverse
effect upon their sales, as well as the quality of life for themselves, their customers and
employees. Emails outlining typical complaints from local business owners are attached hereto
as Exhibit 1. The intolerable situation created by Beer Thirty will increase dramatically if the
permit for the Project is issued. [Copy of Appellants’® parking/traffic study is attached hereto as
Exhibit 2].

At a minimum, this Commission should require an independent parking and traffic study
be prepared to determine the effects of the Project upon local residents and businesses, as well as
upon the community as a whole. The Commission should also require, as part of an independent
study, that current illegal parking at local businesses be observed with suggested mitigation
measures.

C. NOISE/NUISANCE.

Santa Cruz County Code Section 8.03.050 makes it unlawful and a nuisance for any
alcoholic beverage retail outlet to operate without the local certification of responsibility required
by Chapter 8.03. It also makes it unlawful, and a public nuisance, for any alcoholic beverage
retail outlet to violate any of the performance standards set forth in Chapter 8,03,

The neighborhood surrounding the proposed beer garden consists of both residences and
small businesses. Numerous residences abut the Project’s property line [see Exhibit 3, depicting
the Project’s property line and the location of abutting residences]. The Project, if permitted, will
install outside seating on benches. Hundreds of individuals will be permitted and encouraged to
sit outside, and drink alcoholic beverages, while listening to amplified music. The beer garden
will be open both during the day, and into the night, using bright lighting at night. Day and night,
the customers will be drinking in an open-air facility, without noise restraint. The noise levels
created by hundreds of inebriate customers, accompanied by amplified music, will be deafening,
especially upon uphill residences. The mass consumption of alcohcl with its accompanying loud
noise levels, will be continuous and ongoing seven days a week, including Sundays.

The outdoor noise levels and other nuisances that will be created by the Project directly
violate the provisions of Chapter 8.03. Some of the applicable Code sections include:

Section 8.03.010: “(B) The County has adopted the regulations described in this
chapter for the following purposes: (1) To protect residential, commercial.... areas and
minimize the adverse impacts of public nuisances associated with alcoholic beverage retail
outlets; (2) To provide mechanisms to address problems often associated with the public
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consumption of alcoholic beverages such as litter, loitering... unruly behavior... and
escalated noise levels, and ensure that alcoholic beverage retail outlets are not the source of
public nuisances in the community; (3) To provide for properly maintained alcoholic beverage
retai] outlets so that the negative impacts generated by them are not harmful to the
surrounding environment in any way...”

8.03.050 “...It is also unlawful, and shall constitute a public nuisance, for an
alcoholic beverage retail outlet to violate any of the performance standards set forth in this
chapter....The provisions of this chapter are¢ intended to regulate public nuisances
associated with alcohol sales.”

8.03.070: (E) Performance Standards. The purpose of these performance standards
is to control dangerous or objectionable environmental effects of alcoholic beverage retail
outlet activities. The following performance standards shall apply to all outlets that hold a
local certification of responsibility, and an outlet will only maintair, its certification as long as it
conforms to these performance standards. (1) An outlet must not engage in activity that
jeopardizes, endangers, or results in adverse effects to the health, peace, or safety of
persons residing or working in the surrounding area. (2) An outlet must not engage in
activity that results in public nuisances within the outlet or in close proximity to the outlet,
including but not limited to disturbance of the peace, ...public urination... excessive loud
noises (especially in the Iate night or early morning hours)...”

8.03.070:(2) An outlet must not engage in activity that results in public nuisances
within the outlet or in close proximity to the outlet, including but not limited to ...public
urination.., illegal parking... excessive loud noises (especially in the late night or early
morning hours)...”

8.03.110(C) (1) The ACO shall approve issuance of a certification of responsibility to
allow a new outlet to open for business upon making the following findings: (a) A finding that
the new outlet’s activity will not aggravate existing problems in the neighborhood...(b}) A
finding that the proposed new outlet will not detrimentally affect nearby neighborhoods
considering the distance of the new outlet to residential buildings, schools, parks,
playgrounds or recreational areas, nonprofit youth facilities, places of worship...”

8.30.010 Offensive noise{A) No person shall make, cause, suffer, or permit to be
made any offensive noise...(C)... For purposes of this factor, a noise shall be automatically
considered offensive if it occurs between the hours of 8:00 a.m. and 10:00 p.m. and it is: (i)
Clearly discernible at a distance of 150 feet from the property line of the property from
which it is broadcast; or (ii) In excess of 75 decibels at the edge of the property line of the
property from which the sound is broadcast, as registered on a sound measuring instrument
meeting the American National Standard Institute’s Standard S1.4-1971...(b) Night Hours.
For purposes of this factor, a noise shall be automatically considered offensive if it occurs
between the hours of 10:00 p.m. and 8:00 a.m. and it is: (i) Made within 100 feet of any
building or place regularly used for sleeping purposes; or (ii) Clearly discernible at a
distance of 100 feet from the property line of the property from which it is broadcast; or
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(iii) In excess of 60 decibels at the edge of the property line of the property from which the
sound is broadcast, as registered on a sound measuring instrument meeting the American
National Standard Institute’s Standard 51.4-1971...”

Chapter 8.03 was enacted for the specific purpose of preverting alcohol related nuisances
of the type which will occur if the Project is approved. As stated, the property line of the Project
abuts numerous residences [Exhibit B]. The noise generated by the Project will far exceed the
maximum noise levels permitted by Section 8.03. The noise levels are a per violation of the
above cited Code scctions. As such, the Project is unlawful as a matter of law, and a public
nuisance under Chapter 8.03. It is an abuse of discretion to issue a permit for a development
which will create a public nuisance,

At a minimum, this Commission should require the preparation of a neutral analysis of
the level of noise which will be generated by the Project. If the study determines that the noise
levels will exceed the statutory levels permitted by Section 8.03, then the permit must be denied.

D. SAFETY AND MISCELLANEOUS CONCERNS,

Alcohol sales and consumption have never been permitted at this site. As previously
stated, the site is located near residences, churches, schools and playgrounds; hundreds of
individuals driving to the site will be permitted and encouraged to sit outside, and drink alcoholic
beverages before taking to the streets of Soquel Village. A myriad of problems will arise from
locating a massive beer garden in a residential/school/church neighorhood, including the
operation of vehicles by persons under the influence of alcohol.

By way of example, the Walnut Street footbridge connecting Soquel Elementary School
with Main Street is used by young school children returning home at the end of the school day.
The Project is located on Main Street, only a stones’s throw from where the school children exit
from the footbridge onto Main Street. The school children exit onto Main Street at about the
same time as the Applicant’s first wave of customers finish drinking, and drive back to work or
go home. New Brighton Middle School and Soquel High School students also pass by the
proposed Project at roughly the same time as the elementary school children [See Carolyn
Swift’s letter attached hereto as Exhibit 4]. Drunk drivers will present a clear and immediate
danger to the school children, as well as to church parishioners on the weekends, and pedestrians,
bicyclists, and the general public at all times; inebriated patrons will also subject the
neighborhood to many other alcohol related hazards.

As the County is already aware, on numerous occasions, inebriated customers from Beer
Thirty have urinated in public on adjoining properties. Public urination and other atcohol related
problems will greatly increase if the discretionary permit is issued. Once again, such conduct is
in direct violation of the provisions of Chapter 8.03, and will create an unlawful public nuisance.

CONCLUSION

The undersigned do not oppose a permit being issued for a proper use of the property,
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such as the proposed nursery, a traditional restaurant, or other compatible use consistent with the
character of the neighborhood. However, the entire neighborhood will be disrupted if the County
allows the opening of a large, open-air stadium-like beer garden serving hundreds of inebriated
patrons in a residential/small business/school/church/playground neighborhood. Appellants are
unaware of any similar large open-air drinking establishment located in a similar neighborhood.
Such use creates a public nuisance and violates the Code. The discrstionary permit should be
denied, and the Applicant should be required to reapply for a use permit which is consistent with
the character and personality of the surrounding neighborhood and businesses.

In the alternative, before the Project is considered for approval, the Planning Commission
should:

1. Require an independent traffic/parking study.
2. Require an independent noise analysis,

Assuming the independent traffic/parking study and noise analysis determine that the
Project might be brought into compliance with the Code, the Commission should:

1. Require that the Project install numerous additional parking spaces;

2. Limit total maximum occupancy to a reasonable number of customers, which number
51multa.ncously “maintains the distinctive character of Soquel Village,” eliminates potential
public nuisances, and addresses all safety concerns;

3. Create a mechanism to strictly enforce maximum occupancy limitations.

4. Eliminate or place strict limitations upon the playing of amplified outdoor music, and
require soundproofing to mitigate excessive noise levels.

This Appeal is respectfully submitted by the following Appellants:

HOLIDAY CORNERS, LLC CARPO’S RES'{;AL’YIL%T

by

Linda Burnam-Hall, Owners’ Representative
25918. Main Street

Soquel, California 95073 Soquel, California 95073

THE FISH LADY SOQUE SUNNYSIDE PRODUCE
b by
Sharon Hadley, Owner Joe Briones, Owner
2510 S, Main Street 2520 S. Main Street
Soquel California 95073 Soquel California 95073
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such as the proposed nursery, a traditional restaurant, or other compatible use consistent with the
character of the neighborhood. However, the entire neighborhood will be disrupted if the County
allows the opening of a large, open-air stadium-like beer garden serving hundreds of inebriated
patrons in a residential/small business/school/church/playground neighborhood. Appellants are
unaware of any similar large open-air drinking establishment located in a similar neighborhood.
Such use creates a public nuisance and violates the Code. The discretionary permit should be
denied, and the Applicant should be required to reapply for a use permit which is consistent with
the character and personality of the surrounding neighborhood and businesses.

In the alternative, before the Project is considered for approval, the Planning Commission
should:

1. Require an independent traffic/parking study.
2. Require an independent noise analysis.

Assuming the independent traffic/parking study and noise analysis determine that the
Project might be brought into compliance with the Code, the Commission should:

1. Require that the Project install numerous additional parking spaces;

2. Limit total maximum oceupancy to reasonable number of customers, which number
simultaneously “maintains the distinctive character of Soquel Village,” eliminates potential
public nuisances, and addresses all safety concerns;

3. Create a mechanism to strictly enforce maximum occupancy limitations.

4. Eliminate or place strict limitations upon the playing of amplified outdoor music, and
require soundproofing to mitigate excessive noise levels.

This Appeal is respectfully submitted by the following Appellants:

HOLIDAY CORNERS, LLC

by
Todd Prindle, Member
25918. Main Street
Soquel, California 95073

SUNNYSIDE FRQBUC

THE FISH LADY OF SOQUEL

by by
Sharon Hadley, Owner iones, Owner
2510 8. Main Street 2520 8. Main Street
Soquel California 95073 Soquel California 95073
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REQUEST FOR NOTICE:

Appellant Holiday Corners, LLC requests that any notices or other documents served in the
above appeal also be served upon its attorney at the following address:

Robert K. Johnson
Johnson & James LLP
311 Bonita Drive
Aptos, CA 95003
(831) 688-8989
Jjjamesllp@aol.com
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October 5, 2016

Holiday Corners, LLC

c/o Mr. Jeff Newhouse, CPA/Manager
3121 Park Avenue

Soquel, CA 85073

RE; On-golng Parking Problems Due to Beer fhlrty
at 2567 Main Street, Soquel, CA

Dear Jeff:

This is a follow up to several phone calls we have made to you in the past over problems we have had with
parking In connection with Beer Thirty opening their doors across the street. Shortly after they opened we
noticed that large numbers of their patrons were parking in our lot. Since they were new, you encouraged
us to be nelghborly and give them an epportunity to succeed, in spirft of busiresses supporting other
businesses,

Unfortunately, the reality [s that thelr business kept expanding to the point where on numerous occasions
we have come to our office ta find NO parking at all, as their customers had filled our entire Iot, as wellas -
the Association of Realtors parking next door, We called them directly at one point after they acquired the
old garden statue and gift shop property asking why thelr patrons can’t park there and was told they were
working on it, and we have continued to experience problems.

The truth Is that we have been putting up with an untenable situation for quite a white, and after further
Investigation with other neighbors found out that Beer Thirty is regularly holding large events, attracting .
dozens If not hundreds of people, who fifl our fots and [The the streets to boot, often léaving behind litter: &
urine, all without proper permitting necessary to allow that kind of actiwty (which they probably couldn’t
get based on my understanding of zoning regulations in the Counity). -

The bottom line is that we need parking for our own customers, employees and sgents, and should not
have to suffer because of the bad behavior of a neighboring business. Normally we would complain
directly to the Planning Department, bu! because you manage thelr property s well as ours we are writing
in hopes that you can take appropriate action to curtall their activities In conformance with whatever
limitations are imposed by both their lease and current zonlng. ‘We don't-have the resources to hire
parking attendants like Michael's, Carpo’s and othier tenants have had 6 do, neither do we feelwe should
have to,

We sincerely appreciate your attention to this matter, and hope that a timely and permanent rasolution
can be found to restore our ability to find parking on & regular basis, both during daytime hours as weli as
on weekends and evenings, which sometimes are the only times our clients are available to meet,

Y

.) — Carol Lerno, Property Manager

Datta Khalsa, Owner/Broker and Staff Henry Kolte, Realtor

Frad Antzaki, Associate Broker Peter Maturino, Realtor

Andrew Myers, Assoclate Broker joel Xoch, Reaitor
MAIN STREET REALTORS

2567 Maln Street  Soquel, CA 95073
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Fwd: Beer 30 impact Page 1 of |

Fwd: Beer 30 impact

From: Denise Addesso <diaddesso@gmali.com>
TJo: jeff@newhouse.net

Subject: Fwd: Beer 30 impact

Date; Nov 12, 2016 2:09 PM

---——-—- Forwarded message —-----——-

From: Denise Addesso <diaddesso@qmail.com>
Date: Sat, Nov 12, 2016 at 12:00 PM

Subject: Beer 30 impact

To: Jefi@leffnewhouse.net

Dear Jeff,

| would like to share with you some of the hardships that the opening of Beer 30 has caused for my
restaurant. We have been at 2581 for 15 years, as you know, and never have we had such
problems as now. We have had to hire a parking attendant for the weekends since the spaces
outside our restaurant (across and DOWN the street) were often taken with Beer 30 guests. They
biatantly parked right in front of our restaurant and walked down the street to Beer 30. At first, we
-didn't expect there to be a problem since they weren't serving food aind it was rather smail.

In no time at all, the place doubled in size (well over 100 guests with only 12 parking spacest) and
allows guests to bring in their own food so they stay for hours and hours.

Our regular customers have left becauge there is no parking and they can't keep their reservations
with us. Private parties booked in our dining rooms have to park blocks away. The atmosphere is
that of a coliege block party with intoxicated patrons jaywalking across the street until late in the
evening. It was my understanding that they were to close early but this goes on well into the
evening.

{ am now selling my business, as you know and Beer 30 was one of the major negatives in
negotiation. The construction that is taking place now (even closer to Michaels on Main) is a huge
concern and negatively impacts every single one of the well established businesses on this block.

Sincerely,

Michael Clark

http://webmail.earthlink net/wam/printable.jsp?msgid=135748&x=170032... 11/12/2016
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Keith Higgins

May 3, 2018

Owners, Holiday Corners LLC

Re: Beer 30 Parking Review, Santa Cruz County, CA

Ladies and Gentlemen:

As you requested, this letter summarizes our analysis of parking operations associated with the Beer 30 Bottle
Shop and Pour House at 2504 Main Street, near Porter Street in Soquel, Santa Cruz County, California. Beer 30
is currently proposed to be relocated from its current site to a new site — 2590 Main Street — that is two properties
to the east of its current location. This site is currently being used as overflow parking for the current Beer 30.

The analysis includes the following tasks.

1.

A parking study was prepared for the applicant entitled The Nursery Parking Analysis, Marquez
Transportation Engineering, October 18, 2017, to determine the adequacy of proposed parking at the
proposed site. This study was reviewed as a part of this analysis.

A parking occupancy study was performed at both 2604 and 2590 Main Street during regular operations
of Beer 30.

Various attachments to the Marquez Transportation Engineering report were reviewed, Including a
project statement discussing anticipated operations, supplemental parking occupancy analysis,
supplemental parking demand analysis, and current parking conditions.

1. The Nursery Parking Analysis Peer Review

The following s a peer review of The Nursery Parking Analysis, Marquez Transportation Engineering, October
18, 2017. We want to make the following points about the aforementioned report.

a. Page 1 -The analysis uses shared parking concepts to account for the various proposed parking

2060 ROCKROSE COURT, GILROY, CA 95020

demands on the project site, including a beer garden, nursery, gaming area (associated with the beer
garden), and a 2-bedroom apartment. The use of shared parking concepts is an acceptable approach,
as the maximum parking demand for these uses would not all occur at the same time.

Page 1 — The analysis anticipates that the gaming area would be used by the patrons aiready in the beer
garden. That will likely be true, however, the use of the gaming area will likely increase the duration of
the beer garden pafrons on the project site, potentially increasing parking durations and increasing the
averall parking demand.

T 408.201.2752 KEITH@KEITHHIGGINSTE.COM WWW.KEITHHIGGINSTE.COM
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¢. Pages 1-2 - Santa Cruz County parking space requirements were used to estimate parking demand for
the proposed site uses. The building square footage used to estimate the parking demand for the non-
residential space was 8§5% of the gross building square footage. However, the county parking space
requirements are based on gross square footage of building space, not usable square footage.
Combined with the shared parking analysis, this approach may underestimate the parking demand for
the non-commercial uses.

d. The beer garden is suggested to have a parking ratio of 1 space per 500 square feet. By comparison, as
discussed later in this letter regarding the Project Statement, average cccupancy currently is about 50
square feet per person with peak occupancy of tess than 30 square feet per person. The beer garden
occupancy rate needs to be confirmed.

2. Parking Occupancy Study

The Nursery Parking Analysis concludes that the maximum parking demand for the proposed project will be 59
spaces, less than the proposed 66 spaces proposed by the project applicant. To verify this, a parking cccupancy
study was performed at the existing Beer 30 parking areas at 2504 Main Strest {restaurant} and 2590 Main
Street {overflow parking area}. Exhibit 1 summarizes the total number of spaces provided for the current Beer
30 restaurant. In total, including paved, disabled and unmarked spaces, there are a total of 56 spaces between
the two parking areas. However, at the time of the counts, a Beer 30 trailer was occupying two of the spaces at
2504 Main Street, reducing the total number of parking spaces to 4.

Exhibit 2 summarizes the parking occupancy study count data. The study, which counted the total number of
occupied parking spaces in both the 2504 and 2590 Main Street parking areas, was conducted on Friday, April
27 and Saturday, April 28, 2018, between 5:00 - 7:00 PM. It is important to note that the weather was cool, with
highs in the mid- to low-60’s.

Each parking area was Visited once every 15 minutes to count the number of parked vehicles. The study found
that the overatl vehicle occupancies in the parking areas varied from a low of §5% to a high of 98%, or 53 of the
54 spaces fiiled during the highest occupancy period. (For comparative purposes, occupancy rates of about 95%
are considered effectively full, as the few open spacas are tough for arriving drivers to spot.)

However, the actual maximum parking demand for Beer 30 is likely higher than 53 vehicles, for two reasons:

1. Main Street on-street parking was virtually 100% occupied from Porter Street to Walnut Street from at

least 5 to 7 pm on Friday and Saturday. It is uncertain what creates this parking demand. it is likely that

Beer 30 contributes to on-street parking demand based on parking activities during the survey. However,

this could not be verified because the vehicles were parked before tha start of the survey. High Vacancy

rates were observed in other parking lots in the vicinity at the beginning of the survey.

Spaces were availabie in ail surrounding parking lots for individual buildings during the survey.

3. Observations during the parking study found that some Beer 30 patrons parked off site — either along
Main Street or in parking areas for cther businesses, primarily on the narth side of Main Street. It was

L
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not possible to determine the exact number of vehicles parked in these locations or what specific parcels
were being used. However, based on the number of patrons that walked across Main Street to access
Beer 30, it is conservatively estimated that 1 to 2 vehicles paried across Main Street during each 15-
minute interval. Few paltrons were observed crossing Main Street to depart from Beer 30, which implies
the parking duration of patrons is at least 2 hours. It is therefore astimated that an additional 8 to 12
vehicies parked along the north side of Main Street or in the parking lots on the north side of Main Street.
In order to be conservative, this study assurnes that no Beer 30 patrons parked outside of the Beer 30
parking lots prior to the start of the survey.

Pedestrians crossing between Beer 30 and the north side of Main Street are crossing outside of a
crosswalk. Main Street has a horizontal curve that restricts sight distance on the inside of the curve,
which increases the hazard associated with the mid-block crossing.

There were several available parking spaces in the southem part of the satellite parking ot at 2590 Main
Strest, even though patrons were observed parking on Main Streef or in the parking lots on the north side
of Main Street. This could be due to the difficulty in ascertaining whether parking spaces are vacant in
this part of the sateliite parking lot. It could also be due to the shorter distance to park across Main Street
where parking spaces where parking spaces were tlearly available,

The current parking supply (54 spaces) did not meet the peak demand during the survey (at least 63
spaces) by at least 9 spaces. The weather during the study was ccol and slightly overcast, with z slight to
moderate breeze. More patrons (and hence more parked vehicles) would be expected during warmer
weather.

The maximum counted parking demand for the beer garden during the parking study - 63 on-site and off-
site parked vehicles — exceeds the anticipated maximum beer garcen demand of 40 vehicles anticipated
in The Nursery Parking Analysis. If the additional parked vehicles were added to The Nursery Parking
Analysis, the peak demand at 6:00 PM would be 82 (23 higher than that estimated in The Nursery
Parking Analysis. It would exceed the proposed supply of 66 parking spaces under Phase 2 of the
project by at least 16 spaces.

Based on the parking cccupancy survey, the parking supply at the cument location is inadequate. In addition,
the proposed parking supply at the project site would be inadequate to meet the parking demand.

3. Comments on Project Statement

The following are comments on the Project Statement attachment to The Nursery Parking Analysis, prepared by
the project applicant.

1.

Patron counts at the current Beer 30 rarely exceeds 150 patrons. athough the patron count ¢can reach

230 people during special events — The Nursery Parking Analysis Update, Marquez Transportation
Engineering, March 2, 2018 indicates that social and recreational trips have vehicle occupancy rates of
2.21 persons per vehicle, Average peak occupancy was estimated to be 132 persons. This equates to a
total average peak parking demand of 80 vehicles, which is very close to the peak demand of 63
vehicles. The current supply is only 54 spaces, indicating an overflow of about 9 vehicles under average
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weekend conditions. Using the vehicle occupancy rate of 2.21 persons per vehicle, patronage of about
118 plus employees would generate parking demand of 55, which exceeds the current parking supply.
This occurs eight hours per average week. This is a regular occurrence,

The Project Statement indicates customer countis exceeded 150 persons for 44 hours during its 3-month
survay. Most of these appear to occur on Friday, Saturday and Sunday late afternoon and evenings,
which comprise 36 days during the survey. The Project Statement indicates that the maximum patron
count was as much as 234 on a Saturday at 9 pm. This would equate to a parking demand of about 106
vehicles plus employees, or over 110 spaces. This exceeds the parking supply by over 50 vehicles. In
other words, on certain occasions Beer 30 parking demand exceeds its current 54 space parking supply
by over 100%.

By comparison, Carpo's has less than 40 parking spaces, the Fish Lady and Sunnyside Produce lot aiso
has less than 40 spaces and the Soquel Creek Animal Hospital has about 20 spaces. Excess parking
demand during above average days at Beer 30 clearly overwhelms the parking supply in the project
vicinity.

The project should develop a parking management plan to accommodate the additional parking demand,
such as use of the future parking areas as temporary parking or agresments with adjacent businesses to
use their on-site parking areas when they are closed,

2. Potential reasons why the parking demand for the site would be lower than other similar uses:

a. Uber and Lvft drivers reduce overall parking demand — Observations during the parking study
found many families walking to and from Beer 30, including those with babies and younger kids.
tn addition, if Uber and Lyft drivers are routinely expected at the project site, icading zones will
be needed either inside the parking area or on Main Street. The high on-street parking utilization
on Main Street will make it hard for such drivers to find apen spaces on the strest. Double
parking for loading and unloading passengers is not recommanded. Reserving on-strest or on-
site parking spaces for Uber and Lyft will reduce parking spaces available for other parking
demand. No Uber or Lyft vehicles were observed during the parking survey.,

b. Walking and biking frips {by patrons and employees) - This would slightly reduce parking

demand, but not by a large amount. To further encourage bicycle traffic, the project should meet
the County's bicycle parking requirements for both commercial and residentiat developments,
including bieycle lockers and racks. The site plan included in The Nursery Parking Analysis does
not indicate that bicycle storage facilities are proposed. Only one bicyclist was observed
accessing the site during the parking survey.

¢. Proiect parking supply requirements based upon interior seating, which would not be used as
much as exterior seating —In addition to seated customers, it was observed that patrons also

stand in groups at much higher densities than would occur with seated customers. The entire
enclosed bullding and outdoor beer garden encompass about 6,600 square feet. With average
occupancy (132 patrons), the facility has an occupant density of 50 square feet per person. With
maximum occupancy (234 persons) The standard parking ratios for uses such as restaurants do
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not reflect the much more intensive occupancy loads of Beer 30. A more representative land use
is assembly halls without fixed seats for areas where patrons gather while standing.

Some patrons come via excursion services (Beer Cruz, Stuittle, Limo, etc.), which can bring 15

patrons in a single vehicle ~ If services such as these are anticipated to be regular or semi-
regular visitors, dedicated bus parking spaces should be added on sits. Otherwise, these
vehicles will sither take up multiple car parking spaces or block the parking aisle for other
vehicles, No shutties were observed during the parking survey.

People bring food from other restaurants to Beer 30, thus reducing overall parking demand ~

Patrons who do this and park at the other restaurants may riot contribute to the total parking
demand at Beer 30, but they are reducing the number of open spaces at those other restaurants
and affecting the ability to provide parking for their other patrons.

Many customers carpool with three or more patrons per vehicle — Camools and families were

observed during the parking study. These are reflected in the parking occupancy data.

3. Parking has always been a challenge in the area - Parking issues in this area may predate Beer 30 and

the proposed project. However, the parking issues have clearly been exacerbated by Beer 30.
Considering these parking issues, a comprehensive parking {and traffic) study is strongly recommended
for tower Main Street to find solutions for the parking issues.

4. Adjacent businesses have available parking during their business hours — Observations during the

parking surveys did find mostly vacant parking areas for the closed businesses in the area. However, it
was not confirmed that vehicles parked In those areas were patronizing other businesses in the area.

5. Customers of other neighboring businesses on Main_Street utilize sach other's parking areas — To

document this a comprehensive parking supply study is necessary for fower Main Street.

6. Possible future expansion of the proposed parking ares, to be located above and to the east of the
project building -

a. If this parking area is constructed, it is suggested that additional signs be added inside the lower

onsite parking area to direct drivers to the additional parking area. Otherwise, drivers may cease
trying to find a parking space in the lower parking lot and attempt to park on the street, leading to
few people using the additional parking lot on busier days.

A pedestrian path from the additional parking fot to the project building is suggested. This path
would likely need to be ADA accessible, which may limit the grade (or slope) of the path,

Prior to paving, the additional parking ot could be graded, in order to provide additional spaces
during special events,
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Holiday Corners LLC
May 3, 2018

4. Traffic Impacts

The focus of the discussion of project impacts appears to have been primarily about parking. Based on the
parking accumutation data, the project generates about 15 inbound trips in the evening street peak hour during
an average day and between 25 and 30 during a peak day. Traffic congestion is experienced on the nearby
arterial street system and on Highway 1. Traffic Impacts shouid be considered as a part of the project review
process as well.

5. Conclusion

The parking analysis discussed above found that the existing Beer 30 regularly creates substantial parking
impacts in the surrounding commercial area. This was evident by the parking conditions observed on a weekend
with cool weather. Based on data provided by the applicant, the impacts can be as much as twice the actual
Beer 30 parking supply. Impacts are much graater than those described in The Nursery Parking Analysis.

The proposed parking supply at 2590 Main Street will also be severely inadequate to accommodate parking
demands on average days and especially on days that exceed the average. Substantiai additional on-site
parking spaces will be necessary to accommodate this demand,

Considering all the parking issues on Main Street and the nearby, well-established businessaes, it is strongly
recommended that Santa Cruz County require the applicant to fund an independent comprehensive parking and
traffic study for lower Main Street.

Thank you for the opportunity to assist you in reviewing this issue that affects the neighboring business
community.

Respectfully submitted,

Keith B. Higgins, PE, TE

Attachmenis
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Existing Parking Supply |
Location Marked Spaces ! ced?|  Total
Standard | ADA’ S

8 a0
38

Notes:

1. "ADA" spaces are reserved for vehicles with
disabled drivers or passengers.

2. "Unmarked" spaces are in dirt areas within or adjacent to
marked (and paved) parking areas.

3. There are also two additional marked spaces at

2504 Main that are unusable by patrons as they are
being used by a Beer 30 trailer.

Exhibit 1
. . Existing Parking Supply
Keith Higgins

for Beer 30
Traffic Engineer (2504 and 2590 Main Street)
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EXHIBIT 3
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EXHIBIT 4
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Re: Beer Thirty Expansion: May 16, 2018
Dear Santa Cruz County Planning Commission members,

Distilled into few words, the essence of Soquel is this: It’s a town that cares
about community welfare and has a “pull-togetherness” in times of crisis.
Its citizens are neighborly and cooperative, yet are unafraid to voice
concern on issues related to traffic and developmental planning.

My interest in the Beer Thirty proposal is based on memories as a ten-year
resident of Soquel’s Main Street and my work experience covering
planning issues for local newspapers. I've been a longtime member of the
Soquel Pioneers and led their effort to complete the award-winning
Arcadia Images of America Soquel book in 2011, I've also given school and
community walking tours across busy intersections and along sections of
problematic roadway.

These are my thoughts about Beer Thirty’s expansion:

Regarding parking;

When I lived in the 1980s on Main Street, I walked almost daily to
Capitola. I noticed an increasing number of commuters parked along
South Main near the highway intersection. The old pattern changed
further when the Walnut Street footbridge was built to connect with
Soquel Elementary School, and parents began jockeying for positions to
drop off and pick up their kids. Soquel’s reputation as a prime restaurant
destination took off then, too, increasing the density of cars even further.
And since the Porter Street overpass project was done, traffic flow seems
to get blocked more often, usually from the direction of South Main. My
point is that parking patterns in this section long ago ceased to be
predictable. Where does a patron go when there are not enough spaces?
Now customers at other venues are more than frustrated trying to find
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parking or to get in and out of adjacent businesses that are increasingly
losing customers. [ know this first hand as a long-term regular custom at
Sunnyside Produce, If Beer Thirty is allowed to move to the new location
with a substantial increase in number of patrons, what specific steps will
be taken to ensure that the current problem is somewhat alleviated and
not made worse?

Regarding the business model:

While a family-oriented, dog-friendly beer garden sounds ideal for a
sociable town like Soquel, the reality is that it is also baseball-throwing
distance from an elementary school that lets out just as tavern customers
are getting thirsty. New Brighton Middle School and Soquel High School
students pass by as well, at times crossing streets haphazardly. A large,
beer-drinking venue right off the highway might be as popular as an In-N-
Out Burger, but is it wise and in the best interests of the community as a

whole?

I'know the Planning Commission is responsibly alert tc the character and
needs of Soquel but I urge you to notify and involve its residents as fully
as you can while deciding whether or not to give Beer Thirty the go-ahead
on its plans. This is a project that needs to be given a very careful review.
The historic character of Soquel deserves it.

Regards,

"—';ws (“‘
%L

Carolyn Swift
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Exhibit D
Withdrawal of “Noise/Nuisance” Appeai Issue
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Holiday Corners, LLC

1260 41°' Ave, Ste O
Capitola, CA 95010

June 13, 2018

Annette Olson
County of Santa Cruz

Sent via Email

Dear Annette,

(831) 464.5039 Tel
(831) 462.1618 Fax

As per our discussion today, I wanted to confirm with you in writing that Holiday
Corners, LLC is hereby rescinding Section C of the Appeal filed in regards to
Application 16191. The Section pertained to the Noise/Nuisance portion of the appeal.

Thank You,

Holiday Corers LLC

Erik Barbic, Manager
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Exhibit E
Project Traffic Engineer Response to Appellants’ Parking Review
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Memorandum

To: Kym DeWitt, Bill Kempf

From: Ron Marquez, Traffic Engineer @H%

Pate: May 29, 2018

Re: The Nursery Response toc Comments

The purpose of this memorandum is to provide a response to comments made to the peer
review provided by Keith Higgins dated May 3, 2018. The following responses are
provided:

Item 1. A This comment confirms the use of the shared parking methodology. No response
is needed.

ltem 1. B The comment apparently mistakenly assumes that the parking analysis did not
include & parking demand for the gaming area. This is not the case. The gaming area is
included in the parking calculations though at a lower rate to reflect exactly what the
commenter indicates would result in longer stays.

ltem 1. C The comments here states rightly that the County Code uses gross square footage
to calculate a parking requirement. However the Code footnotes this measure "Exclude any

floor area used only for storage or truck loading”. The Countv has generally accepted this at

about 15% of the gross square footage.

item 1.D. The comment states that the beer garden element of the site parking requirements
were calculated on the basis of one space per 800 square feet. This is not the case the
parking requirement for this component was calculated as one space per 100 square feet,
This is a rate consistent with that of a restaurant under the County code.

ltem 2.7 This is the last and conclusive item in a discussion of the Parking Occupancy
study prepared by the consultant. The occupancy study concludes that the maximum parking
demand counted for the beer garden both on-street and off-street was 63 spaces. This
number is below the 66 spaces proposed to be provided by the Nursery project. This belies
the need for further area wide parking analysis.

Item 4. This item refers to Traffic Impacts of the proposed Nursery Project. The estimate of
new trips to the proposed Nursery project is below the threshold where the County required a
full traffic study of the area. Furthermore the majority of the traffic associated with the
proposed project is already in the existing traffic stream. That said the project will participate
in the County Traffic Impact and Roadside Betterment Fee pregrams which are intended to
address area wide impacts in the Soquel Planning Area.
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The Nursery Response to Comments May 29, 2018

*

Item 5 This item is a discussion of the conclusions of the peer review and observations by the
consultant. It begins by stating that Beer 30 regularly creates parking impacts in the area.
However the maximum number of parking spaces both on-sfrest and off-street counted in this
effort as associated with Beer 30 was below the number of spaces proposed to be provided
by the relocated project. There may be times during special event peaks that the parking
demand will exceed the parking requirements of the County but this can happen at all
projects. It is for this reason that parking generation rates are estimated at 85 percentile
rates or values not likely to be exceeded more than 15% of the time. The County also
establishes a maximum parking requirement in an effort to balance the need for parking and
the associated environmental effects of that parking. As demonstrated in the Parking
Analysis of the Nursery project the County parking requirements are met.
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Exhibit F
Applicants’ Response to Appeal Letter



June 15, 2018

RE: Application No 161091
APN 030-221-46
2590 South Main Street, Soquel

Dear Santa Cruz County Planning Commission:

This-letter is in response to the appeal that was filed against the above referenced application
for a mixed-use development consisting of a retail garden and gift shop, a restaurant and
taproom, which is intended for Beer Thirty’s relocation, a shared outdoor seating area, ancillary
outdoor gaming area and a two-bedroom residential apartment.

The appellants in this matter are Holiday Corners, The Fish Lady of Soquel, Sunnyside Produce
and Carpo’s Restaurant, who have had a long-standing dispute with Beer Thirty over parking.
To our knowledge, there are no residents or individuals appealing the decision by the Zoning
Administrator and for the most part, this project has overwhelming support from the local
residents and the Santa Cruz County community as a whole.

Although not required for our project, we have held two open community meetings to share
this project with our neighbors, get feedback and have an opportunity to address any
neighborhood concerns. More than 90 individuals have attended these meetings with only 3
voicing opposition and a handful voicing concerns such as jaywalking and lighting, all of whom
pointed out this problem is not specific to Beer Thirty, but all of the businesses on South Main
Street. None of the appellants have attended these meetings.

The grounds for the appeal claim this project violates the provisions of the Santa Cruz County
Code and the Sustainable Santa Cruz County Plan. The basis for the appeal specifically list
parking and increased traffic, noise and nuisance violations of Chapter 8.03 Alcoholic Beverage
Retail OQutlet Nuisance Abatement Program, safety and miscellaneous concerns.

The appeal makes several false and misleading statements, which we would like to address.
1. Parking and Increased Traffic

The appellants claim that Beer Thirty’s new location will greatly expand Beer Thirty’s
operation and the amount of outdoor seating. This has created a misperception that
this is an expansion of their business when Beer Thirty is actually proposing to relocate
from its current location to this adjacent parcel. The square footage for the various
proposed uses is similar to that of their existing location. The outdoor seating area is
slightly smaller, and the indoor seating area is only slightly larger, with a significant
amount of new square footage allocated towards storage, restrooms and expanded
parking. As a result, this development will have minimal impact on parking demand and
traffic conditions.
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A parking analysis for this project was prepared by Ron Marquez, a licensed traffic
engineer, which identified a maximum parking demand of 59 spaces, fewer than the 66
proposed. The appellant submitted a peer review of Marquez’ analysis. The review
supported Marquez’ approach and methodology. The appellant performed their own
parking occupancy study and reported a maximum parking demand of 53 spaces, less
than the 59 spaces in Marquez’ report. The appellant also identified availability in all of
the surrounding parking lots, proving that Beer Thirty is not impacting the parking
availability in any of the neighboring businesses parking lots.

This proposal exceeds the requirements outlined in Chapter 13.10.552 (B) Off-street
parking for the nonresidential uses of the County Code, as ‘well as the analysis of two
licensed traffic engineers. Therefore, the appellants request for a third traffic study

should be denied.

Noise/Nuisance

The appelfant continually references that this project violates Chapter 8.03 of the
County Code. None of the claims or accusations that the appellant references are
documented or substantiated and fail to recognize the similar uses and activities on the
adjacent commercial parcels owned and operated by the appellants and the other
neighboring commercial parcels. Examples of these uses are:

Amplified music at Fish Lady and Michael's on Main

Intensification of use at Fish Lady and Michael's on Main

Large outdoor seating areas at Carpo's and Michael's on Main

Late hours of operation at Michael's on Main

Use of other businesses parking lots by Carpo's Restaurant, Fish Lady, Sunnyside
Produce, and Michael's on Main

f. Sales and service of alcohol at Carpo's Restaurant, Fish Lady, Michael's on Main,
Little Tampico

® o0 oo

This is a commercial development located in a commercial zone, with peak hours on
Friday and Saturday after 7pm, when Sunnyside, Fish Lady, Soquel Creek Animal
Hospital, Main Street Realtors, and most other businesses on South Main have closed.
The property is directly adjacent to Highway 1 and the restaurant and outdoor seating
area are positioned at that end of the parcel. The ambient noise from the freeway is
constant and prevents us from hearing one another when we are 10 feet apart. The
location of the building and the activity on the parcel are more than 130 feet from the
property line and there is no noise clearly discernible at a distance of 150 feet from the
property line. Therefore, there is no legitimate noise or nuisance complaint that can be
made against this project, especially as relates to Chapter 8.03 of the Code.
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3. Safety and Miscellaneous Concerns

The appellants inaccurately describe this project as a “massive beer garden in a
residential/school/church neighborhood”, when in-fact this is a mixed-use development
with the same or similar uses as the neighboring businesses and is located in a
Community Commercial district, which limits residential development to 50% of
commercial square footage. The proposed building is more than 300 feet away from the
closest residence, more than 600 feet from the closest school and more than 675 feet
from the closest church. These distances are greater than the appellants businesses,
which all service alcohol.

All claims regarding safety and responsible alcohol services are unsubstantiated and
have been rebuked by the Santa Cruz County Sherriff's call log, which revealed that Beer
Thirty has one of the lowest call rates in the County for similarly licensed businesses.

Many of the claims and allegations against Beer Thirty are unfounded. They do not align with
the facts or the historical uses on the other parcels in the neighborhood as well as the previous
applications for development of this parcel. For reference, in July of 1990 one of the appellants
in this case, Holiday Corners, actually owned this property and submitted an application to
construct a 25,825 square foot commercial building for office and retall use, including the
creation of 15 commercial condominium units, presumably with a substantial parking and
traffic impact. That project was approved by the Planning Department yet was never
developed by Holiday Corners. This gives the impression that Holiday Corners and their tenants
support the massive scale development of this parcel under their ownership, but oppose a
small-scale, community-based development which preserves outdoor open space when under
new ownership.

The appellants are requesting that the county apply stricter parking standards and
requirements to this project than they are willing to adhere to themselves. For example,
additional parking was not required for Carpo’s outdoor seating area, the Fish Lady’s Friday
night events or the intensification of use at Michael's on Main to a paid concert venue, event
facility, and taproom expansion.

For reference, two similar projects in Monterey were approved without requiring additional
parking. The name of the planner that worked on the most recent beer garden is Todd Bennett
and he can be reached at 831-646-3758.

In designing this project, we took into account all of the issues and concerns that have been
raised by our neighbors. We have proposed six bathrooms instead of one, 66 parking spaces
instead of 13, reduced the size of the outdoor seating area, and have eliminated seating in the
gaming area. No seating will be allowed in the Nursery, insuring that these areas will not be
used as an expansion of the restaurant/taproom use.
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The conditions set forth in the staff report are very restrictive and the requirement of the one-
year review with the possibility of revocation or modification to our permit will insure we are
extremely careful in how we conduct our business operations. As a result, there are a few
conditions that we would like the planning commission to reconsider.

Regarding Hours of Operation, Beer Thirty currently operates until 10PM. For this project, we
have asked to remain open until Midnight. Staff proposed an 11PM close “because of concerns
about the businesses compatibility with the neighborhood.” Although Beer Thirty’s current
operating hours are until 10PM, there was a period of time, for approximately 2 years, that
Beer Thirty remained open until 11PM on Friday and Saturday night. It was during this time
frame that Beer Thirty requested an expansion of hours until Midnight. Also, at this time,
Supervisor Leopold contacted the Sherriff's office, who verified very low call rates, if not the
lowest call rates for a bar in the county and congratulated us on running a successful and
responsible operation. The County approved the permit for the extension of hours, however
the permit remains unsigned due to conflicts with our landlord, who has withheld his signature
in an effort to force Beer Thirty to comply with other matters outside of the lease. The landlord
has three years to sign the permit before it is invalid. Therefore, if the permit is signed, Beer
Thirty would have hours of operation until Midnight 7 days a week.

The lost revenue from 10PM-Midnight is significant and represents a considerable amount of
lost wages for our employees, as well as lost sales tax revenue for the 'County. Because we
have already shown that we are responsible operators, and we are proposing a project that
addresses the primary concerns of the neighborhood, i.e. parking and restrooms, we would
appreciate the Planning Commissions reconsideration of our hours to allow us to remain open
until Midnight on Friday and Saturday night with a last call for alcohol service at 11PM.

As relates to Music, the permit allows for three days when live amplified bands are permitted
outside. Our neighbor, The Fish Lady, currently has a live band on their outdoor patio every
Friday night. This band can be heard on our existing parcel and our new parcel. The noise level
is not distracting, and we support this activity on their parcel. We would appreciate the ability
to have live outdoor bands on the same number of occasions that they have, which is 1 day per
week.

As relates to Parking, a member of Holiday Corners expressed concerns about the exterior
walkways to the different proposed uses on the parcel not being included in the parking
calculation. To my knowledge the code does not require parking for exterior paths of travel
and they have not been included in the parking calculation for other mixed-use developments,
such as their own where Beer Thirty is currently located, or in the new Aptos Village
development.

It was not clear in our application that the outdoor seating area is distinctly separated from the

taproom by a change in elevation, a retaining wall and landscaped area, which actually results
in a small reduction to the square footage of the outdoor seating area. Pathways have been
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added to the parking calculation at the 1/100 ratio, yet they are not intended for nor can the
accommodate outdoor seating or congregation.

Our landscape architect has revised the landscape plan to clearly show the separation, change
in elevation, and their intended uses. | have also provided pictures with rudimentary drawings
to show that it is not feasible to use these areas as an extension of the taproom - especially the
outdoor entrance to the building. As such we are asking the Planning Commission to reconsider
including these areas in the parking calculation.

The final matter that we would like the Planning Commission to consider is an interim approval
to complete the fencing to secure the property and to expand the parking lot. The fence will
allow the property to be fully secured from theft and vandalism and the expanded parking lot
will provide immediate relief to the current tensions related to parking in the neighborhood.

In closing, this project is emotional for all parties involved. By moving to a new location, which
is more appropriately sized for this business, we hope to eliminate the day to day conflicts
between the commercial tenants and allow this community to heal and come together for the
benefit of all of the businesses involved. We have listened to our neighbors concerns and have
taken them to heart. By moving our business, we want to resolve the conflicts between us, not
create new ones. We are concerned, caring and responsive business owners and community
members and hope you will approve these requested changes and deny the appeal for this
project.

Thank you very much for your time and consideration.
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Exhibit G
Correspondence Reaceived Since ZA Hearing
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Annette Olson
_“—

From: Kym DeWitt <kym@kymdewitt.com>
Sent: Monday, June 18, 2018 9.29 AM

To: Annette Olson

Subject: Soquel Farmhosue

Attachments: Screen Shot 2018-06-18 at 9.06.31 AM.pdf
Annette ~

| would like to ask that this discussion from NextDoor be included in the record. This post was made “anonymously” on
NextDoor for one of the businesses that has appealed our project. This initial post made several false and misleading
statements about our project. We have done our best to counter these claims, but nonetheless, friends of the
neighboring businesses are doing their best to disseminate inaccurate information to the community to turn residents
against our project.

The false claims in this post are:

e Beer Thirty has been a bad neighbor

» Their success has resulted in seriously congested traffic. Their customers now use the majority of on-street
parking on Main Street

e Other Soquel businesses like Carpo’s, Sunnyside, The Fish Lady, Michael’s on Main are negatively affected.

» Beer Thirty wants to double the size of their building and triple the size of their outdoor beer garden.

¢ County authorities are not requiring them to increase parking on their own property despite knowing that the
increased size will double their parking needs.

e The new hours will be 7am to midnight

With so many negative and false statements, this has surely impacted public perception and possibly resulted in
increased opposition to this project.

| would like to point out that the support for the project far exceeds the opposition. This can be seen in all the “thanks”
to the “pro” comments in the NextDoor discussion and the very few “thanks” to the “opposition” comments.
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Annette Olson
____

From: Kym Dewitt <kym@kymdewitt.com>
Sent: Friday, June 15, 2018 8:37 AM

To: Annette Olson

Subject: Soquel Farmhouse

Follow Up Flag: Follow up

Flag Status: Flagged

Annette ~

| would like to include this public post on NextDoor from one of the appellants, The Fish Lady of Soquel, in the record.

Thank you.
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o AT&T & 11:09 PM

“— General

choice for this location and | do not like
government employees having the
power to make these sorts of backroom
deals. And | really don't like that our
public Planning Agency facilitated
excuses and lied to make this project
appear to be a wonderful public benefit.

(-} 3 Thanks

Sharcn Hadley, Soque! - Just naw

Once it's in county planning good luck!!!
The planning dept has done exactly the
same for the new beer thirty on Main
Street in soquel!! Parking is already a
nightmare and they aren't requiring
anymore parking than presently there.
lt's a great concept but overcrowding
our once calm neighborhood is not ok!
Parking and late hours until midnight is
quite frightening. We already have issues
with drinking and driving, so what do we
exnect with Th&-gezla’re hours. li's all

0 EXHIBIT & -



Annette Olson
__—

From: Stewart Peterson <stew@coastwide.net>
Sent: Tuesday, June 5, 2018 441 PM

To: Annette Olson

Subject: Beer 30

Hi Annette, Beer 30 is a vibrant addition to the community. | strongly support their expansion. This will be good for all
the neighboring businesses and a great social hub for the county.
Kind regards, Stew Peterson
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Annette Olson
—__

From: Robin DeAlvarez <robindealvarez@yahoo.com>
Sent: Monday, June 4, 2018 7:17 PM

To: Annette Olson

Subject: Beer Thirty approval in Soque!

Hi Annette,

I'm writing in support of approving Beer Thirty in Soquel. | have watched them work diligently on this project for several
years, just to be delayed in every step by what seems to be disgruntled neighbors. The approval conditions are some of
the most strict and unfair I've ever witnessed in this County. How can an existing business right next door to Beer Thirty's
new location have unlimited outdoor ampilified music (The Fish Lady), when Beer Thirty is going to be restricted to 3 days
of live amplified music a year? How can a multiple business complex across the street have a total of 58 parking spots
and Beer Thirty is being required to have a total of 66 parking spots? A children's clothing store is vacated from a site and
a tequila bar takes it's place. No extra parking spots were required for that change. Now Beer Thirty is trying to move to a
new location with a smaller sized building footprint than they exist in today and is being required to go from 14 parking
spaces to 66 and maybe in their phase 2 portion of their application, will have to add 4 more spots for a total of 70 parking
spaces. How is this not discriminating against Beer Thirty? | know you've had your hands tied, but since this is an appeal,
it would be fair to loosen some of the restrictions that no other local businesses have been burdened with or have had to
abide by. Beer Thirty advised they will be required to count patrons every hour? Who in the County will dissect this data
Beer Thirty is required to provide and what will happen to what the data unfolds? | know several business owners in

the complex across Main Street and they are being pressured to complain to the County about Beer Thirty's application.
The pressure is from the same landlord that has the existing building that Beer Thirty is now leasing. Some are being
pressured with rent increases and non renewal of their leases if they support Beer Thirty. That should be illegal. Surely
the County has run into vindictive neighbdrs in the past and can recognize valid improvements or complaints vs stall
statics. There is even Next Door posts being posted against Beer Thirty that are misconceptions and lies. Please approve
their project and stop the discrimination against these people. Please reconsider some of the restrictions that other local
business don't have to foliow. Thank you for your time and consideration.

Robin De Alvarez

4270 Topsail Ct
Soquel, Ca 95073
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Annette Olson

m

From: Alison Paut <alisonpaul2002@yahoo.com>

Sent: Monday, June 4, 2018 12:59 PM

To: Annette Olson

Subject: Re: Beer 30 needs to add more parking spaces on new lot
Dear Ann,

Thank you for your response. Does the county allow for compact car parking spaces as well as larger vehicle parking
spaces? | notice that Cabrllio College, also in the county, has both.
Alison Paul

>0nJun 4, 2018, at 5:37 PM, Annette Olson <Annette.Olson@santacruzcounty.us> wrote:

>

> Hi Alison.

> Thanks very much for you email. | will make sure that it is a part of the record. In terms of your interest in parking: |
wish we could make the spaces skinnier to provide more parking, but the County has minimum dimensions for parking
spaces and, often, skinny spots don't work for larger vehicles, I can assure you, however, that Beer Thirty is required to
meet the County standard in terms of parking space numbers.

> Thanks again,

> Annette

>

>

>

> Annette Olson

> Development Review Planner

>(831) 454-3134

>

> Work Schedule:

> Mon & Th: 8:30—12; and

>Wed & Fri: 8-2:30

>

>

> -----Original Message----

> Frcm: Alison Paul <alisonpaul2002 @yahoo.com>

> Sent: Saturday, June 2, 2018 3:06 PM

> To: Annette Olson <Annette.Olson@santacruzcounty.us>

> Subject: Beer 30 needs to add more parking spaces on new lot

>

> Hello, I support Beer 30, with the caveat they need to ADD more parking spaces in their new location. It is not enough.
They can make spaces skinnier! They can reconfigure their lot. | live up the street & pass by daily. | can walk there, but
it's really obvious there is not enough on site and street parking.

>

> Please respond with options as to how you plan to add more parking.

>

> Thank you.

> Alison Paul

>

>

>
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Annette Olson
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From: Jeanette <wilfloyd@pacbell.net>
Sent: Monday, June 4, 2018 11:18 AM
To: Annette Olson

Subject: Beer 30

t would like to say that I'm in favor of the Soquel Farmhouse open air beer garden.
| have enjoyed going to beer 30, it’s such a nice gathering place for everyone.

| think they have run a great business and should be able to expand.

Jeanette Williams

Sent from my iPad
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Annette Olson
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From: Karen Cunningham Gonzalez <karencg@hotmail.com>
Sent: Friday, June 1, 2018 4:53 PM

To: Annette Olson

Cc Karen Cunningham Gonzalez

Subject: Beer30 @ main St, soquel

Good day Annette,

My husband and | are customers of beer30, Carpo’s, and Michael's.
All three have wonderful food and drinks.
I whole heartedly support the expansion of Beer30.

Beer30's move to the larger location would allow customers to feel more comfortable. Clearly the current location is too
small.

Carpo’s, and the fish lady directly benefit from Beer30’s presence. We buy from Carpo’s when we go to Beer30. | know
of others that buy from the fish lady after going to Beer30.

We also go to Michaels in the evening.

I do not understand why or how another business can attempt to shut down or shut out any other another business.

If these other businesses are successfui in their attempt to stop Beer30’s desire to grow, we will choose to no longer visit

these businesses. We will also encourage our friends to do the same.

Karen Cunningham Gonzalez
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L ... " .

From: sccounty@comcast.net

Sent; Sunday, June 3, 2018 10:20 AM
To: Annette Olson

Subject: Beer30 application

Dear Ms. Olson,

| live nearby the existing location of the Beer30 and am a commercial property owner in Capitola, just
down Capitola Ave. | feel moving their business to the new location would be a great use of that
property and be an improvement for businesses in the area. The current location is a bit cramped for
them and parking is a real issue. The new location would be a better fit for that business, it would not
be surrounded by other businesses and have more room for parking. It would also be more
compatible for that type of business to be away from close proximity to other businesses. And the
new location property needs to be improved.

So | hope that the commission approves their application.

Peter & Sandy Porfido
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From:; Stephen Rudzinski <ssrudzinski@gmail.com>
Sent: Sunday, June 3, 2018 11:24 AM
To: Annette Olson
Subject: Proposed move Beer 30
Dear Annette,

| would like to make a comment in favor of the proposed move of 'Beer Thirty' about 100 feet away to the new location
much better suited for the many customers that love this facility.

I'have heard an argument made by 'the Fish Lady' protesting the move to the other side of her property fence. | cannot
see how this could affect neighbors or school children or anyone else without a personal grudge against what | have
seen as owners who are friendly and provide what, obviously, the public wants and are a successful enterprise. It could
be a ‘win/win' situation for the fish monger who only needs to accept change she cannot or should not try control,

Thank you

Stephen Rudzinski
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Annette Olson
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From: Jeannine Avila <snow2star@icloud.com>
Sent: Sunday, June 3, 2018 8:05 PM

To: Annette Olson

Subject: Beer30 Relocation

I am asking for your support for our friends at Beer30. They are applying with the County to move their business 2 doors
down from where they are located today on Main St. in Soquel. Their new location will be a larger and better location
for their business and their customers. Their plan request has been approved by the County Planner’s, but some of their
neighbors have filed an appeal which means the Beer30 owners now have to appear before the County Planning
Commission for additional reviews.

Beer30 is a great business in that they support various causes through fund raisers at their current location. They are
very family friendly. You can bring your pets with you when you visit. They are & very responsible business that requires
their employees attend training on the effects of alcohol consumption and they take care of their clientele in both
service and care.

Hopefully you have had the opportunity to visit this great establishment and if not, | recommend you do to try some
great craft beers and visit with friends.

Thank you for your consideration of approval for this great family-oriented establishment, and hopefully you will
recommend approval to the Santa Cruz County Planning Commission,

Jeannine Avila Pierce
1237 Robbia Drive
Sunnyvale, CA 94087
1-408-313-1922

Sent from my iPhone
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From: 112Walnut <Sicily.1@comcast.net>
Sent: Friday, June 1, 2018 8:14 PM

To: Annette Olson

Cc: Hal DeAlvarez

Subject: Support4Beer30

| support Beer Thirty and would like to see them allowed to move to their new location as originally approved! Beer
Thirty brings much needed customers into the area which also supports other local businesses!

Thank you for your time in this matter

Mike Pouncy

Sent from my Verizon, Samsung Galaxy smartphone
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From: Nick Flores <nickflores@live.com>
Sent: Thursday, May 31, 2018 9:56 PM
To: Annette Olson

Subject: Re: BEER30

Good Evening Mrs. Olson,

My name is Nick Flores and | am writing to you tonight as a Soquel resident who would like to see the expansion of
BEER30. My family and | have been going to all the restaurants in the village more often now that beer30 is there. We
have always supported local businesses like Carpos, Michael’s on Main, little Tampico’s, Enstyle and even the Soquel
Vet.

By ailowing the expansion of beer30 it will give beer30 adequate space to allow more seating, parking, and even
housing. Our job as Soquel residents is to SUPPORT small businesses and appreciate the fact that they are bringing more
people to our town. When people see how beautiful Soquel is maybe they will move here and help support our
community and visit fine establishments like beer30.

We are grateful that Shawd and his partners are in Soquel and our bringing life, vision, and growth to Soquel. Let’s show
our appreciation to them by not making an upgrade an impossible mission.

Thank you,
Nick Flores
831-588-5599

Sent from my iPhone
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From: Kym DeWitt <kym@kymdewitt.com>
Sent: Thursday, May 31, 2018 3:01 PM

To: Annette Olson

Subject: Application 161091

Annette ~

On May 21st, Michael’s on Main hosted a fundraiser. During the fundraiser the street and our parking lot were full of
their customers before we opened. After their event, the street and our parking lot opened up. We are very happy with
our neighbors’ altruistic efforts to host events in support of local non-profits. We don’t object to these types of activities
and hope they continue.

I am sharing this info with you because it shows a clear double standard that is perpetuated by our landlord and the
neighbors. Our landlord and the neighboring businesses are trying to say that we are the cause of the parking problem
and that our customers are parking illegally, when in reality we are functioning like a thriving neighborhood hub and
sharing parking amongst neighbors as good neighbors should.

Our neighbors and landlord don’t seem to mind that everyone else is using our parking lot and are trying to demand
mora parking than is actually required for our business.

Thank you for including this in the record for the planning commission to review.

Please let me know if you need PDF’s of these images. | know that you had soma difficulty printing pictures for the ZA
hearing.
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Annette Olson
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From: Kym DeWitt <kym®@kymdewitt.com>
Sent: Thursday, May 31, 2018 3:43 PM

To: Annette Olson

Subject: Application 161091

Annette ~

We've learned that the neighboring businesses are circulating a petition that contains false information about our
project, petition attached.

They are also actively making false statements about our project to their customers, damaging our reputation and
creating a flurry of negativity about our project within the community. Please see attached Nextdoor neighborhood
discussion.

They have also contacted the two local Elementary Schools and Soquel High School to oppose our project. The
Principals of both elementary schools personally informed us that they love us and will not get in the middle of this

dispute,

Is there anything that we can do to insure the County has the information necessary to determine the validity of these
complaints?
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>®PETITION TO COUNTY OF SANTA CRUZ PLANNING COMMISSION

=]

CPPOSING SOQUEL FARMHOUSE'S PROPGSED DISCRETIONARY PERMIT

The undersigned are residents, barents, teachers, and owners,
customers and employees of businessas located in the vicinity of Soquel
Farmhouse’s proposed new beer garden. We strengly oppose the operatio
of a large, cpen zir beer garden in Soguei Village. The beer garden will:

CREATE EXTREME PARKING PROBLEMS— Soquel Farmhouse’s preposed
pians do not provide for adequate parking, and greatly exacerbate what is
already an unbearable situatior created by Beer Thirty Bottle Shop. Beer
Thirty’s customers regularly illegaily park at adjoining businesses and on
the street for several hours while consuming alcoholic beverages, thereby
causing great harm and inconvenience to the adjoining businesses, their
customers, local residents, and the general pubiic.

DIRECTLY CONFLICT WITH THE DISTINCTIVE CHARACTER OF SOQUEL
YILLAGE— The area surrounding the provcsad beer gardens is a quiet
residential/business neighborhood. Soquel Farmhousze intends to permit
hundreds of individuals to sit outside and érink alcohclic beverages,
accompanied by the playiig of amplified music, with few limitations upon
its ours of operation. The Courty cices not allow like businesses to
operate in this ma???ﬁgé‘j% special rule should not be made for Soquel
Farmhouse. All of Suque ge will be harined.

A L1

ALTOHOL CO!
consumption of alcoh

pﬂq_s§___a permit being issued for 3
osed nursery, or a traditionai

EXHIBIT



Jan Saundars, Aptos

Beer Thirty pronosal

I had an interesting conversation while shopping at The Fish Lady today. My
understanding about this development is that music will be ailowed until
midnight and will bring a great deal of noise to the neighborhood, which is so
iovely and quiet. Residents who live in the area above this property will ke
bembarded with noise, parking issues, and whatever else occurs as a result of
having an open deck restaurant and beer garden right below. At present there
are street parking issues in the neighborhood--and it seems the Beer 30 folks
encourage the street parking in their recent posting. if you are interested in
signing the petition against this proposal, go to The Fish Lady to support the
neighborhood. Beer is great, but would you want this in your neighborhood?

Th ago - Aptos in Genaral

Thank ‘_..--1 Reply 4 17 8

f '] Thomas Cardiner, Aptos + $h ago

" " Whereis the proposed development with Beer 30 alcchol locating in (I'm
assuming and correct me please) commercial zoning address. Bad
enough having residential zoning being poached for visitor
accommodations. Really changing the zoning code (because we can) to
allow 156-20 % density. And then have the Transitory Occupancy Tax
{TOT)of 10+ % going where ?? Hmmmm ??

Caren Himanan, Rolling Green Estates * 2h ago

I enjoy socializing at beer 30, they are very family and dog friendly. They
have a separate parking lot close by. Micheal's on Main already has bands
in the neighborhood, and beer 30 is up against the freeway so it is
already noisy there. Not sure what the compaint is all about

7 Thanks
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Thornas Gardiner, Aptus - 9h ago

Caren Himanen - Zoning is the issue. When one buys in a residential
zoned area with schools and community services, the specific zoning is
what protects and preserves the character of the neighborhood.
Recently, many rural areas are experiencing encroachment of 'commercial
and guest services businesses being a residential area. My 'working
years' experience has been in Real Estate Resort Development coming
from Carmel Valiey. Now Aptos is facing the same 'business commercial'
conversions with 'use permit' zoning as an exception to the prescribed
zoning laws. PLEASE NOTHING PERSONAL itzabout ZONING LAW.
Certainly any beer bar & grill has loyal patronage.

My Question still is "where is Beer 30 proposed development address ??"

Jan Saunslers, Antos - 8h ago

‘Thomas, To answer your question about location --the proposed

development is on the vacant lot area next to the Produce stand on Main
Street in Soquel. Beer 30 uses it for parking now. | don't know the exact
address.

1 Thank

Thomas Gardiner, Aptos - &h ago

Jan - THANX and | understand the Micheal's location. X-owner-Chef
Micheal Clark interviewed for a Chef's position at our Carmel Valley
Resort. Michael moved to this side of the Bay having Chef de Cuisine for
the Harbinger in the Carmel Plaza. Soquel is quite the hot spot now. My
surf bro's Tsunami Band luv playing this gig...

Rachal Saifilipno, Aptos Village - 8h ago
Poor fish lady.... If only she just liked the guys
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t&f‘ Kym DeWwiti, Soousl - 8h ago
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Jan ~ This is the type of misinformation that we are hoping to allay at our
neighborhood gathering. We hope to have an opportunity to meet you in
person and share more accurate information with you about our project.
For those reading this post, | would like to clarify that music will only be
allowed until 9pm (picture of conditions attached). Meanwhile, The Fish
Lady plays live amplified outdoor music every Friday until 9:30pm and
Michael's on Main plays until 11pm. Street parking is available for all of
the neighboring businesses to share. This is very helpful for us, as our
current parking lot is often full before we open, pushing our customers on
to the street. Please take the time to learn more about this project before
rushing to judgement or signing a petition that is based on inaccurate
information. We hope to see you at the meeting this Sunday at 10AM.

https://www.eventbrite.com/e/south-main-street-development-the-
nursery-beer-thirty-tickets-46262900581?utm-medium=discovery&utm-
campaign=social&utm-content=attendeeshare8&aff=esch&utm-
source=cp&utm-terms=listing

4 Thanks -

Kym DeWitt, Soquet - Edited 7h ago

Thomas ~ The proposed development's address is 2590 South Main
Street and used to be part of a single parcel with Sunnyside, Fish Lady
and Beer Thirty before the lot was split quite a long time ago and is not a
residential parcel. The property is zoned C-2, which stands for
Community Commercial. Based on the zoning law, the purpose of the C-
2 District is to provide centers of concentrated commercial uses
accommodating a broad range and mixture of commercial activities,
serving the general shopping and service needs of community-wide
service areas, and including visitor accommodations. This district is
intended to be applied to areas designated on the General Plan as
community commercial. The Community Commercial Districts are
intended to have definite boundaries to promote the concentration of
commerciai uses. Residential development is restricted to 50% or lass of
the commercial use.

3 Thanks
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Music. Both amplified and acoustic music are requested. Given the ambient traffic noise f
‘Highway One and the large size of the parcel, staff supports the request for acoustic music as we
amplified music as long as it complies with the General Plan noise limits. To ensure that

residential neighbors to the east are not negatively impacted, a condition is included requiring
bands set up (including speakers) and play within the taproom (i.e. within the structure to atten
the noise) and that all music stop at 9 PM. The business owner would like to be have occasions w
the band may be located outside. A condition of approval is included allowing up to three days w
the band may be located outside. Music must be ancillary to the restaurant/taproom use.
proposed business would not be authorized to finction as a nightelub or concert venue. Ampli
pre-recorded music is proposed to be allowed at a low level in the outdoor areas. The ust
amplified music would also be evaluated at the one-year review heating,
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Annette Qlson
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From: anne marie johnson <anne.mariajohnson@gmail.com>
Sent: Wednesday, May 30, 2018 8:23 PM

To: Annette Olson

Subject: Beer Thirty & Nursery

Hi Annette,

As a frequent visitor to Soquel, and a neighbor in nearby Happy Valley, I'd like to reach out to you to express my support
for the expansion project at Beer Thirty & the Nursery. 1 hope the Planning Commission approves the project on June
11, It's a great place that deserves the community's support.

Anne-Marie Johnson

855 Rider Ridge Road
Santa Cruz, CA 95065
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Exhibit H

Late Correspondence for Zoning Administrator Hearing
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Farmhouse Development Hearing May 4, 2018

I have been the LLC Manager and the Property Manager for Holiday
Corners, the Owner of Beer 30’s Current Location. I am one of the largest
providers of Affordable Housing in Santa Cruz and I have Managed
Commercial and Residential Rental Properties for the Past 38 Years.

Beer 30, since they opened for business almost 5 years ago has had a
Major Negative impact on the Surrounding Businesses, the Nearby
Homes and the Entire Area in Soquel.

1) Beer 30 has monopolized all of the street parking for blocks
away.

2) Beer 30 customers have taken over their neighboring businesses
parking lots eliminating parking for other businesses’ customers.

3) Neighboring businesses have had to employ parking lot attendants
at great additional cost for themselves to prevent Beer 30
customers from taking away all of their parking.

4) Beer 30 refuses to use a Valet Parking Service when they have
Large, Advertised Parties and Special Events. BEER 30 LEASES
ONLY 9 PARKING SPACES AND THEY HAVE ONLY ONE
BATHROOM YET BEER 30 HOSTS PARTIES AND SPECIAL
EVENTS WITH as Many as 200-300 PEOPLE IN
ATTENDANCE,

5) Neighboring businesses have had to tow Beer 30 customer cars
from their parking lots in order to provide adequate parking for
their own customers.

6) Beer 30’s lack of sufficient parking has greatly increased risk to
pedestrians crossing a busy street to get from Beer 30 to their cars
parked in other business parking lots across the street.

7) Beer 30 customers have publicly urinated and defecated on
adjacent food service business properties

8) Beer 30 customers have littered neighborhood parking lots
with broken beer bottles and Sometimes Even Used Sanitary
Hygiene Products.

9) Beer 30 customers have congregated on adjacent food service
properties to smoke since Beer 30 owners would not allow
smoking in their outdoor area.

10) Beer 30 Customers would at times display public intoxication.
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11} Many Customers who have dined at Carpos and Michaels
Restaurants for over 30 years refuse to dine there anymore
because of the lack of parking.

12) The Board of Realtors, The Veterinarian Clinic, Main
Street Realtors, EnStyle Hairdresser, Michaels on Main
Restaurant, Sunnyside Produce, FishLady Food Service, and
Carpos Restaurant have all complained to me about how Beer
30 has reduced their sales and/or reduced the quality of life at
their businesses for themselves, their employees and their
customers.

Beer 30 has violated the Santa Cruz County Conditions of Occupancy
and the Building and Sanitation Code at their current location:
1) Hours of Operation Noon to 10:00 PM — Often Violated
2) No Outside Amplified Music — Often Violated by using Live Bands
with Amplifiers
3) No Outside Storage — They Parked a Storage Trailer on site
4) No Development on Back 50% of Property — They Developed
Entire Property
5) Beer 30 Permanently Installed Portable Toilets Without the
Required Permit which would have been denied.
6) Their Permit Application was for a Retail Bottle Shop with a
Tasting Bar. There was never a Public Hearing or a Permit to have
a Beer Garden.
7) One Bathroom Limits Customer and Employees to 50 People —
Beer 30 Hosts Parties and Special Events with as many as 200-300
people.
8) 200 to 300 people with only 9 leased parking spaces is not allowed.

94



Beer 30 has violated the Santa Cruz County Building Code and has filed
a Misleading Development Application at the Proposed Farmhouse
location:

1) Beer 30 Rented or Leased Tractor to Eliminate 15% Grade and
Removed Large Trees Without a Permit

2) Beer 30 Constructed New 8 ft Fence, Without a Permit and
Without obtaining a Variance from the Height Restriction.

3) Beer 30’s Development Application is for a “Nursery, Restaurant
and Taproom.” Beer 30 Does Not Mention “Beer Garden.”

4) Beer Garden states that their Highest Average Occupancy is only
132 and for only one hour per week when they know their Current
Location, 1/3 the size of their proposed development, at times has
200-300 people.

5) Keith Higgins, Traffic Engineer, has Refuted Beer 30 Traffic
Analysis and has concluded “The Proposed Parking Supply at
2590 Main Street Will Be Severely Inadequate to Accommodate
Parking Demands on Average Days and Especially on Days that
Exceed the Average,”

6) Their “Community Meeting” was for Friends only and Not Open
to Public.

7) “Take Over Tap Events” was Not Properly Described as
Advertised Event.

8) Beer 30 Has Sent a lawyer Prepared Threat to Holiday
Corners and to me personally, to Cease and Desist attempts to
“Influence the County to Deny the Farmhouse Development
Application.”

Recommendations

1) Obtain Independent Traffic Study

2) Limit Inside and Outside Occupancy to 175 People or Require
150 to 200 Parking Spaces on Site

3) Quarterly Log by the Owners of Beer 30 recording the number of
Patrons Friday and Saturdays between 6 PM to 9 PM should not
be done by the Owners and Not Restricted only to those hours.
Log should be kept by independent person, Friday Night through
Sunday Night and whenever there is a scheduled party or
advertised or invited event.

4) Eliminate All Music Outdoors

5) Eliminate All Qutdoor Consumption of Alcoholic Beverages
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FARWELL RASHKIS, LLP _ JamES D. (JASON) FARWELL
ATTORNEYS AT LAW CRAIG B. RASHKIS
18 Park Avenue STEPHEN A. HORNER
Los Gatos, California 95030
Tel: (408) 3990505 Fax: . (408) 3994321

woww. farwellrashkis.com

February 2, 2018

Via Certified Mail and Electronic Mail to jehristers(@aol.com

Law Offices of John A. Christerson
311 Bonita Drive
Aptos, CA 95003

Re: Holiday Corners, LLC, and Jeffrey A. Newhouse
DEMAND TO CEASE AND DESIST
Dear Mr. Christerson:

As you know, my office represents Beer Thirty Bottle Shop and Poutr House, LLC (“Beet Thirty™)
and we also represent Soquel Farmhouse, LLC (“Farmhouse™) who owns the real property located at 2590
S. Main Street. While the landlord/tenant relationship between Beer Thirty and your client Holiday Cotners
has been strained for an extended period, Farmhouse and Beer Thirty are focused on working with the
County of Santa Cruz to obtain approval for the relocation of the Beer Thitty business to the adjacent
parcel owned by Farmhouse. These efforts by my clients have been met with significant resistance from
Holiday Corners and more specifically Mr. Newhouse.

We hereby demand that Holiday Corners, LLC (“Holiday Comers™) and its managing member, Mt.
Newhouse, immediately cease and desist all tortious conduct in connection with Beer Thirty’s business
operations ot Fatmhouse’s developmen lication fe e adiacent parcel. This demand is based on
the following:

Since the purchase of the adjacent parcel by Farmhouse, there has been a concerted effort by
Farmhouse to obtain the requited approvals from the County to move the Beer Thirty business from its
cutrent location to the new parcel. Despite encouragement from the County, there have been forces
working behind the scene to impede, discourage and ultimately sabotage the Farmhouse developh;lcnt
application. It has come to my clients’ attention through vatious tenants that interact with Mr. Newhouse
and others who know him personally that Mr. Newhouse has a personal vendetta against Beer Thirty,
Farmhouse and the respective individuals who make up the membership of these entities. According to
these third-parties, Mt. Newhouse will not stop and intends to inflict as much financial damage as he can on
my clients.

This became even mote apparent on Wednesday, January 31% whea Mr. Newhouse came on the
Beer Thirty property and engaged in and sparked an embarrassing public disagreement with membets of my
clients, This exchange was in open-view and earshot of Beer Thirty customers and was highly
unprofessional as well as disruptive to Beer Thirty’s business operations. Mr. Newhouse made a number of
derogatory and defamatory statements about Beer Thitty, its members, employees and agents, This is
unacceptable and is clearly a violation of the lease’s implied covenant of quiet enjoyment. My client does
not dispute the landlord’s ability to come onto the ptopetty to view the premises but the landlord ot its
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FARWELL RASHKIS, LLP
ATTORNEYS AT LAW

Holiday Corners/Newhouse — Demand to Cease and Desist
Februaty 2, 2018 Page 2

agent does not have the right to disparage and defame my clients and/or interfere with its busmess
operation. Furthermore, Mr. Newhouse made it clear that he has been trying to get the County to “redtag”
Beer Thirty for two years so that he could evict Beet Thirty.

My clients are also aware that Mr. Newhouse is using whatever means available to him to interfere
with and delay Farmhouse’s development application for the adjacent property. T understand that Mr.
Newhouse has 2 meeting with the County sometime next week. On behalf of my clients, I take this
opportunity to caution Holiday Corners and Mr. Newhouse in what appears to be a continuing effort to
interfere with Beer Thirty’s ongoing business operations, the Fatmhouse development application, aad Beer
Thitty’s desite to move its business to the Farmhouse property, - ' :

Mr. Newhouse has also sought contribution frotn Farmhouse for a sewer lateral that serves both the
Farmhouse propetty and the Holiday Corners propetty. Recently, Mr. Newhouse performed repaits to the
lateral and seeks an equal split of the repair costs. Thete is disagreement between Mr. Newhouse and
Shawd DeWitt as it relates to the repair. Thete was no agreement between the parties for contribution,
there was no oppottunity for a second opinion ot bid, there was no sharing of information, just 4 bill from
Mz. Newhouse. Additionally, Farmhouse is investigating the cost of a new sewer lateral for its ptopetty as it
was under the imptession that it had its own lateral but has since learned otherwise. This will be a
substantial cost to Farmhouse. Apparently, Mr. Newhouse has threatened to cut off Farmhouse’s access to
the sewer lateral. I again caution Mr. Newhouse on taking such an extreme action without the informed
consent of my client Fatmhouse. ;

Holiday Cornets and Mr. Newhouse™s: continued effort ta disrupt, interfere with, and restrice Beor
Thitty’s business operations and Farmhouse’s development apphcation is a serious matter. he damage Beer
Thirty has suffered due to these activities is immense and continues to monnt. Specifically, the landlord’s
unwillingness to allow for an extension of hours has been financially devastating despite Mr. Newhouse’s
assurance that he would. Farmhouse has significant carrving costs and any attempts to unreasonahle
interfere or wrongfully influence the County to deny the development application wil not he ignored.

Beer Thirty and Farmhouse reserves all of their respective rights pursuant to California law and
waive nothing pursuatit to the statements made in this letter.

Cc: Clients u
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FARWELL RASI‘IKIS, LLP JAMES D. (JASON) FARWELL
ATTORNEYS AT 1 AW CRAIG B, RASHKIS
18 Park Avenue STEPHEN A, HORNER
Los Gatos, California 95030
Tel: {(408) 399.0505 Fax: {408) 3994321
www.farwellrashkis.com

May 2, 2018

Kathleen Molloy, Planning Director (Kathy Molloy@saotacruzcounty.com)

Annette Olson, Planner (Annette.
Planning Department

County of Santa Cruz

701 Ocean Street, Room 400
Santa Cruz, CA 95060

Re:  Soquel Farmhouse, LLC - Discretionaty Permit Application No. 161091
Assessot Parcel Number: 030-221-46

Dear Mss. Molloy and Olson,

Our office represents Soquel Farmhouse, LLC (“Soquel Farmhouse”) and Beer Thirty Bottle Shop
& Pour House, LLC (“Beer Thirty”) and on behalf of out clients we take this opportunity to formally
respond to Mr. Johason’s letter dated April 18, 2018 as well as address a few issues relating to the Staff
Repott to the Zoning Administrator for Application Number 161091 (“Report™).

As to Mr. Johnson’s letter, we take issue with the general tone of his letter as well as his attempt to
cite vatious Santa Criz County Code Sections that he claims Soquel Farmhouse will violate as 2 gesult of
Beet Thirty’s relocation. There is absolutely no suppotting evidence offered, only generalizations and
speculation that the “issuance of the proposed permit i/ violate numerous Santa Cruz County Code
section....” The relationship between Holiday Cotners and Beer Thirty has been a strained and contentious
one. For the last several years, Beer Thirty has expended significant resources defending itself against a
hostile property manager who has threatened cviction numerous times.

To Beer Thirty’s credit, it has continued to operate a successful small business in an otherwise
difficult business environment. Beet Thirty is 2 tesponsible business operator and has demonstrated during
its vears of business that it is committed to maintaining the highest standatds. We generally deny the
allegations set forth in Mr. Johnson’s letter and would urge the Planning Department to consider the
context in which this letter was prepared (i.e. a further attempt to harm Beer Thirty and its attempt to
continue with its successful business).

As for the Staff Report to the Zoning Administrator, we would like to address a couple of items
raised by the Report. The first issue relates to the purpotted “Parking Indenture Agreement” that Holiday
Corners claims is still valid and therefore entitles it to patking spaces on the Soquel Farmhouse propetty,
Soquel Farmhouse disputes the validity of the parking indenture and intends to assert its rights to the
parking spaces at issue under the parking indenture. Soquel Farmhouse understands that the Couaty still
tecognizes the parking indenture agreement despite the disagreement between Soquel Fartnhouse and
Holiday Corners. Itis not our intention to provide herein the legal position and support for Soquel
Farmhouse’s position as it relates to the patking indentute agreement, we only offer this to keep the County
apprised of the possibility that Soquel Farmhouse may acquirc the legal right to additional parking on the
site in the future.
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We would also like to address the number of required parking spaces {69 spaces) for the approval of
the project. The current design contains 66 parking spaces as delineated in the submirted site plan.
Pursuant to the Repott, there is approximately 720 square feet of walkway space (castern and western
walkways) that have been included in the parking requirement calculations. 1t is stated in the repot that this
inclusion was to address the concerns of 2 membet of the public who expressed concerns about the use of
this space by customers. The inclusion of this “walkway space” in the parking calculation results in
requiring an additional seven (7) patking spaces for the project. Soquel Farmhouse respectfully requests
your reconsideration of the inclusion of this walkway space in the parking requirements as this space should
not be treated similarly to the outdoor seating area (1/100 parking calculation). As part of this mixed-use
development, these walkways are intended as a path of travel and will pot be used for seating,

In addition, the first phase of Soquel Farmhouse’s project does not include a residential use and that
area will initially be used for storage. Soquel Fatmhouse hereby tequests that the three (3) parking spaces
required for the residential use, be postponed until the residential unit is constructed and put into use. To
the extent additional parking spaces are needed to accommodate the residential use, Soquel Fanmhouse
would address that need as a condition to the residential use at that time.

Finally, the addition of three (3) parking spaces from sixty-six (66) to sixty-nine (69) parking spaces
creates a significant hardship for Soquel Farmhouse. The three additional spaces would require the removal
of the storage shed (which will house the tractor for the nursery) and the water tank which will help meet
Soquel Cteek Water District WDO offsct requitements for the project. Both structures are impottant to the
project and Soquel Farmhouse is requesting, based on the issues raised in the letter, relicf from the three-
parking space increase for approval of the project. Soquel Fatmhouse believes that the inidally required
sixty-six parking spaces satisfies County Code requirements, adequately serves the property, and addresses
the patking concezns raised by the surtounding businesses.

On behalf of Soquel Farmhouse and Beer Thirty, we thank you for your attention and consideration.

Respectfully submitted,

Cc County Counsel
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Annette Olson

From:

Sent:

To:

Cc:

Subject:
Attachments:

Follow Up Flag:
Flag Status:

Hi Annette ~

Here is an updated landscape plan, which more clearly depicts the entrance into the taproom, the separation from the
seating area with a short retaining wall and a landscaped area. The picture clearly show that the entrance to the
building cannot be used for seating. As such, including the entrance to the building in the 1/100 parking calculation does

not seem reasonable.

Similarly, the walkway in front of the storage/second phase kitchen building in a mixed use development such as this is
inconsistent with other mixed use developments. it is my understanding that the paths of travel in the A

Kym DeWitt <kym@kymdewitt.com>
Thursday, May 03, 2018 8:19 AM
Annette Olson

Bill Kempf

Pictures for Presentation

L1.pdf; L2.pdf

Follow up
Flagged

development are not included in the parking calculations.

If you could please put together a presentation of these pictures for the ZA to review before the hearing, | would really

appreciate it.

Thank you!
Kym
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Annette Olson

From: Kym DeWitt <kym@kymdewitt.com>
Sent: Thursday, May 03, 2018 11:44 AM
Te: Annette Olson

Subject: Beer Thirty Project

Annette ~

| posted this on Nextdoor and would like to insure this is included in the record. If Speaks fo everything we have
donie to resolve the conflicts with. our neighbors.

Thank you:
Kyin: DeWitt

it e e

ontributed to this: sp ted online dlscussuan about our project:
G access to accurat formation and'we also wantedto have
ind hiorastly beéfore the p brlrc hearmg, much like the
e:hope: th we will be aliowed to
t just view ourselves as hborhood. business, but
the views you: express affect us deeply. In this case, the
: Jde:information. tha_t-i, simply not-accurate. ©wriful and just doesn't
feel nght to leave this mJSmformatlon ot the wnthout a response. To those people who have seen past these
inaceuracies; thank you for digging & bit deeper. You've recognized us as thoughtful people-that fun'a respensible
business and;wesacezso_ gratef.u for. that, To those of you that are using this forum to veice one side of a stary, we
ope rfing another side. Most concerning 16 s are claims that we haven’t been good
' r from the fruth. | ave explored or implemented every reasonablg
' made. 've shiared in the-cost of parking lof attendants {$500/month), paid
rent for use of our elghbors pa kmg lots after hours (51 5@Bimanth) paid to resurface our neighbors parking: lots
($3,800), paid for restrictive parking signage, reqiire r employees to sweep netghbormg tenants lots, rented 50
new parking spaces ($5, ODOImenth), rented portable toilets ($1,000/month), offered to build a $40,000 storage-and
restroom bulldmg, supported the expanston ef ‘th I businesses by encouragmg them to sell-food to our customers,
made efforts tc P iaborate: ents, adjusted out hotrs. of 'aperation fid restricted the numiber
f res _ oteupancy. of ions have resolved th conflict ¢
only’ salutlnns our nerghbors wiill accept 8 ohes that wilf put us out of busines That [S imply fiot acceptable to us
The initial post asked Have You Noticed the Parking Problems On Main Street?.S mehow Beer Thlrty is bemg
smgled out as the sole cause. However, the four of . us have been frequentlng the busirie
years and as far back as we can remember, parklng,
back to 2013; before Beer Thirty At that time Carpt
of that burldmg alang wnth few ¢ 1

en. }ssues fﬂr thls area Let’s roll
0's" irfy property and the 9 spaces in front
Prod eIFlsh Lady side: S we rarely found parking for Carpo's
ce after hours and then run ioross the street ho;amg not 1o
_'reason when Qarpe s gave 'l ST 1 ]

traff 6 and esngestran ha'v : be

nershlp at Mtchae=|=s on Main and we've.got a true neighborhood hub with all the

st oricerns that go with that. To my knewledge, Beer Thirty is the only business that is
prawdlng addltrmnalxparklng for the intensified uses. Many people may not know that Su‘n‘nysmle Fish Lady and Beer
Thirty are o a single parcef and by County Code share parking. Beer Thirty’s “share™ is- 13 spaces. There was a _
parking reduction applied becausé of the varying peak hours. |.e. 'a baris open later than a produce and fish market
and will be able use that parking “share” when the other businesses. are closed. Unfortunately the “sharing” aspect

1
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has been lost on our ne;ghbers, yet Beer -Tmrly epeniy shiares their limitec parkmg with nio "“oliemg er restﬂctlens.
Weoﬂenfnd a - y f 's customers ‘ Noon: This

i there wer ;restnctwe parkmg mgns
he— owners ofl" the property (Newhause

thtenhouse Pnndle and Bllss) requnred these S|gns be rema.,
colld park across the street at the Realtors. office’
they couldf-park in the nelghborlng' lots. We st ngly f’” ‘
forclalm‘ 1at we we ir AN

i ar_y ¢ Se of the nrkmg dlsagfeements As
hout increasing parking, these are
_ ing area is a Hitle bit smaller. The new gaming
more bles‘tha Y our Gurrent space. Meanwhie our parkmg
varking th 1 any other restatrant in the County and more

> are purstimg this: praject is to provide additional parkmgl We
on-a plan that is co patlble with-the heighborhood. We hope you. will
, ' lans, ask g iestions and Jjoin us in the belief that this new location is mote

iness and support us in this move! Our goal is to create a safe.and happy place fof

you all t5 gather and enjoy!
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Annette Olson
W

From: michael termini <michael@triadelectric.com>
Sent: Friday, May 04, 2018 8:33 AM

To: Annette Olson

Subject: beer 30

Ms. QOlson,

Having observed this operation for several years and having a similar operation within the city limits of Capitola | urge
you to recommend approval of this project. Seldom do we see a successful business taking steps to mitigate their impact
on the neighborhood. This operation could easily carry on as they are with inadequate parking and facilities but instead
they are prepared to go to considerable expense to become better neighbors and try to mitigate their impact.

As always, thank you for your service in protecting the public trust through rational planning.
Sincerely

Mike Termini

Mavyor

City of Capitola

Michael Termini, CEO

Main 831-462-1085
Cell 831-476-6206

A\ TRIAD

ELECTRIC INC.
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From: D GUNTER =dgunter1939@sbcglobal.net>

Sent: Thursday, December 07, 2017 2:48 PM
To: Randall Adams
Subject: Beer Thirty Project

I see Beer Thirty has proposed development for their business on a currently unused lot just past their establishment, I have been to
this business many times since they opened and have a very favorable opinion of the establishment they have created. Families and
their pets are encouraged to enjoy the positively social environment they are in. Fun, community games are provided their own space
for the enjoyment of all, As a long time Soquel community member I welcome the proposed
changes.

Thank you. Diane Gunter 3555 Sevilla
Drive  Soquel, California
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Annette Olson

_ m
From: MAUREEN <david.lee100@comcast.net>
Sent: Thursday, May 03, 2018 10:21 PM
To: Annette Olson
Subject; Beer Thirty Application

I apologize for the lateness of this email, but | only learned this afternoon that the Beer Thirty application was set for a
hearing tomorrow, May 4th, 2018.

So | will be brief. | have lived in Soquel for nearly 40 years, and Beer Thirty is a wonderful asset to our community. Itis a
gathering place for friends and family. It is an extremely well run business. It is a fun and happy place, and it attracts
pecple of all ages.

As a long time resident of Soquel, | frequent all of the businesses on Main Street. | love Carpos; | shop at Sunnyside; |
have been to the Fish Ladys Friday night wine and music events; | have been to Michaels dozens of times and have
played in bands there many, many times; and have eaten at Tampico restaurant countless times over the years. And
from time to time, their parking lots are full and their patrons must park on Main Street. My point is this- the amount of
parking that is required for Beer Thirty's new site seems more than adequate and reasonable for the propased uses on
the property.

This property has been begging for the right use for years. It has mostly been a rundown, overgrown, underutilized
property. In my opinion, this is a perfect place for Beer Thirty's business, and the owners will make this a very special
place.

Thank you for preparing a thorough staff report. | wholeheartedly support this project, and can assure you that it is very
popular with the community.

David Lee
Soquel resident since 1980

Sent from XFINITY Connect Mobile App
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Annette Olson
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From: Christine Allen <christine.lin1@gmail.com>
Sent: Wednesday, May 02, 2018 11:06 AM

To: Annette Olson

Subject: Beer 30 expansion project

Hi Ms. Olson,

I am writing to express my support for the expansion of Beer 30. 1 live just outside the Soquel boundary in Aptos, but
have enjoyed my experiences at Beer 30. The staff is always friendly and polite. Itisa great gathering place where
families and dogs are welcome, which is a rarity in this county. Their proposal of increasing parking spaces on their
property is also a thoughtful idea. | believe that Beer 30 has brought more patrons (including myself) to the neighboring
business, which only serves to increase revenue for everyone, The first time I'd ever eaten at Tampico's, Michael's, or
Carpo's was when | was already in the area at Beer 30. At any rate, I'm sure you've heard this all before, so I'll just
reiterate that while | can't make it to the public hearing on the 4th, | did want to voice my opinion.

Thanks for your consideration,
Christine
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Annette Olson

M

From: Jensen Maass <vjm@pacbell.net>
Sent: Wednesday, May 02, 2018 10:56 AM
To: Annette Olson

Subject: Beer 30

Hi Annette,

| can't make the meeting on Friday. However, | wanted to give you my input. | would like to see the
parking and traffic congestion addressed. Since they will be open at 7 a.m. when they are in their
new place, | think that will have an impact on traffic, especially for commuters and schools.

Thank You,

Vealerie
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Annette QOlson
_m

From: Leslie Strich <leslie.n.strich@gmail.com>
Sent: Wednesday, May 02, 2018 10:31 AM
To: Annette Olson

Subject: Beer3Q Expansion Input from a Neighbor

Geod morning,

I'am writing in reference to the proposed Beer30 expansion on Main 5t. in Soquel.
As a resident of Soquel and of that very street (I live at 2820 S Main) | think it is a great idea!

I understand the project is receiving some push back from locals concerned about the impact on surrounding
businesses. I can personally say that the only reason | have spent money at Michaels on Main, Little Tampico, Sunnyside
Produce, and Fish Lady is because | was initially drawn to the area by Beer30. | frequently walk or drive to these
businesses and have never had an issue with parking or congestion, other than what would be expected for a collection
of businesses near a freeway entrance. Additionally, | don't feel this expansion would negatively impact resident parking,
as all residents in the area have their own driveways with private parking, myself included.

| am proud to live in a community that supports thriving local businesses and | hope this plan is not squashed due to a
few prudes whining about alcohol in-our community. My husband has run/operated bars all over the country for the
past 15 years and a bar only leads to heathens if you allow that kind of nonsense at your bar. Beer30 is a responsible,
respectful neighborhood beer garden that promotes socialization within a community in an era where we are becoming
increasingly isolated. As an introvert myself, | love the opportunity to walk over and scratch some dog ears on their patio
and be friendly with neighbors.

With their expanded hours | have heard so many great opportunities... coffee and donuts, yoga, ice cream pop ups, a
garden and gift shop. | wonder if some of the people opposed would change their tune if they knew it wasn't just beer
7am-midnight? | know people like my sister, a city firefighter, would love an alternative to Starbucks when she's heading
home from shift.

I'think it's so incredibie they allow and encourage bringing in food from surrounding businesses. It is clear to me through
this, and other exampies, that Beer30 cares deeply about supporting the community it is in and | think they are the
perfect choice for expansion.

Please feel free to reach out to me with any questions or for additional comment.

Best,

Leslie Strich

Leslie N. Strich
6th Grade STEM Teacher
Martin Murphy Middle School
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From: Michael Barrett <taylorcruz1@gmail.com>
Sent: Monday, April 30, 2018 1:26 PM

To: Annette Olson

Subject: Beer Thirty Project

Ms. Olson,

t'am writing in support of the new Beer Thirty beer garden. | and my friends have been going to Beer Thirty weekly since
they opened. From the start it's been a first class place to hang out with friends. Santa Cruz has needed a place like
Beer Thirty for a long time.

The owners have been very good at supporting good causes by holding fundraisers. The staff is very positive and makes
the experience very nice and easy. | have never seen a bad or dangerous situation in all the times that I've been there.

They are very supportive of the local breweries. They-hold a yearly locals only tap takeover event. The craft beer
community is very tight.

| think it's great that they want to turn a vacant property and turn it into a permanent beer garden. | believe it will be a
great addition to the neighborhood. 1am looking forward to visiting the new venue.

Please do what you can to ensure that this project goes through and becomes a reality. It's going to be a really good
place to hang out.

Thank you, Michael Barrett.
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From: Carla Kollar <carlarpearce@gmail.com>
Sent: Monday, April 30, 2018 6:39 PM
To: Annette Olson
Subject: Beer 30 Expansion

Dear Annette,

Being a Capitola resident, I'm writing to tell you how impressed | am with Beer 30’s proposed expansion plan. | think it
will be a great addition and clean up the dilapidated property where they plan to build. They support local breweries,
other businesses when doing fun pop ups as well as employing locals. Because of Beer 30, | have shopped at businesses
next to it. I'm all for the expansion and if you need to contact me, please feel free to email or give me a call. Thanks!

Carla Kollar
530.318.4957
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From: Vicki Miller <b40vicki@yahoo.com>
Sent: Tuesday, May 01, 2018 6:34 AM
To: Annette Olson

Subject: Beer 30 expansion

Ms. Olson,

| would like to express my desire to see the Beer 30 expansion approved. The enterprising group
that owns the current establishment have done a great job offering a fun location for single customers
to groups, with and without children and their pets. | attended a community meeting where Kim
explained their plans for the new location. They asked the attendees for comments and suggestions
and | believe they truly listened to neighbors that had issues. They appear to be trying hard to
address concerns. The location has been under utilized for a long time and their plan takes into
consideration additional parking, environment, highway noise, and neighborhood noise. Please
approve this plan.

Thank you.

Vicki Miller
831.212.9074
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From: Sherida Robertson <sherida03@gmail.com>
Sent: Tuesday, May 01, 2018 10:54 AM

To: Annette Olson; tapped@bthirty.com
Subject: Beer Thirty Expansion

Dear Ms. Olson,

I 'am writing today to contribute my thoughts about the proposed expansion to Beer Thirty in Soquel, as | am unable to
attend the public hearing this coming Friday.

I am in full support of this expansion, and encourage the city to celebrate the success of this small business! 1 do not
know the owners personally, but | am always extraordinarily impressed with the professional manner in which they
conduct their business. Our family and friends have chosen Beer Thirty as the venue to celebrate countless events
because its family-friendly atmosphere. It is the place we bring out of town guests, because we feel it perfectly
embodies the spirit of our special community. Itis not a place where people go to get fall-down-drunk; it's a place
where people go to enjoy a couple of craft beers, many of which are made at local Santa Cruz County breweries! They
give back to their community by supporting other small business owners. This is a business that is well-run, and that has
taken their neighbors into consideration since its inception.

| understand that people are concerned about increased parking issues, as well as street safety. In regard to parking, I'll
say that | am a frequent patron of Sunnyside Produce, Soquel Vet, Carpos, Michael's and Tampico. The only time | have
ever had trouble parking at one of those establishments is when | go to Carpos- a problem since LONG before Beer
Thirty existed. | also understand they will be adding a considerable number or parking spaces with the expansion.

In regard to street safety, it's true that people Jay walk on that street; but how an expansion of this particular business is
to blame escapes me. I've had to run across that street dozens of times to get to my car after dining at Michael's and
Tampico, and | will agree that it's unsafe. Perhaps it's time for a new crosswalk with lighted indicators, similar to the one
in the Soquel Village by The Bagelry. Expansion of Beer Thirty or not, this is certainly something that needs to be
considered.

In closing, Beer Thirty has been such a gift to our little community. Itis a bright, clean, fun place for people to gather, It
is run honestly, responsibly, and with care. Any addition they make to their business will absolutely be supported by my
family and my friends.

Thank you for your time,

Sherida Robertson
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From: Chris Amsden <chris@gslhomeloans.com>
Sent: Tuesday, May 01, 2018 11:42 AM

To: Annette Olson

Subject: Beer 30 Proposed Development

Hello Ms. Olson,

I'm writing to you in support of the proposed development of the Beer 30 project in Soquel. Since it's inception, Beer 30
has been a tremendously positive contribution to the Soquel business community, hosting fundra|5|ng and charity
events, and providing a vibrant place for families (and pets) to gather.

Our community has far too few businesses that offer a comfortable environment where parents can stop for a cold
beverage, and kids can eat and play outside. When Capitola Village becomes overrun with tourists and limited parking,
Beer 30 has provided a wonderful alternative for locals to go to escape some of the Capitola crowds.

I'am encouraging you to please support Beer 30's proposed expansion so that this unique and generous business can
continue to provide a safe, warm and fun environment for Soquel families to enjoy themselves.

Thank you in advance for your consideration.

Sincerely,

Chris Amsden

office: (408) 386-7484

fax: (408) 384-5204
chris@gslhomeloans.com
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May 1, 2018
To Whom it May Concern,
Re: Beer Thirty

We would like to lend our support to what we consider to be the type of business our
family would like to see more of in our town of Soquel.

As a long time Soquel residence, frequently visiting most of the businesses in town and
around town including Carpos, Michael’s on Main, Sunnyside, Fish Lady, along with Sun
Rise Café, Bagelery, Union 76, Ugly Mug, Aldo’s, Soquel Market, Home, etc...we have
a wealth of informed local information about the area!

Bottom line is this county needs more businesses like Beer Thirty, not necessarily from

only an alcohol serving perspective but from a completely well run and managed
business, giving locals what they want.

Beer Thirty is a family oriented business establishment. They took the risk of opening a
business in a fashion that we have not had in this community before. With the focus on
outdoor activities, food permitted from outside businesses (which helps those businesses
prosper and thrive), pets allowed, fun and games at no charge. Want to bring in your own
Birthday cake for a friend, you tell me what businesses in this town would allow that?
What more could a community ask for?

As far as parking, it’s a challenge all over this county. We are season ticket holders for
the Santa Cruz Warriors and it’s a challenge to park downtown. Personally I’ve not had a
problem when parking on Main, which we do nearly daily! Sometimes you have to walk
a bit but it’s way better than downtown parking., Further more, it’s easier to find parking
in that Main St. corridor than it is when we stop on Soquel Dr, for those business
establishments. Just try and find parking now for the Bagelery, Ugly Mug, or the Post
Office sincet the Tara Redwood School went in!

The Beer Thirty site is also isolated next to a noisy busy freeway, where there is 24/7
noise coming from the traffic! Anyone living close by knows that noise is terrible and
just wait until they expand the freeway to more lanes!

In summary, we support Beer Thirty as do 100% of our friends and neighbors we know.

This seems like a slam dunk to us. Recruit more sensibly owned businesses and as a
community, we should roll out the “welcome matt” for them.

Rich and Laura Everett

831-566-0472
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Annette Olson
—m

From: Courtney Barrett <courtneyb131@gmail.com>
Sent: Tuesday, May 01, 2018 5:27 PM

To: Annette Olson

Subject: Beer 30 new location

Dear Annette,

I'm writing you to say that | wholeheartedly support Beerthirty and their new location in Soquel. | cannot attend the
meeting due to a previous appointment or | would be there to show my support for these wonderful business owners
and their new plan.

My husband and | go to the current location and bring friends at least twice a month. It is a wonderful place to relax with
friends and family. They support the community and provide a wonderful space for groups to meet such as study groups
and fundraisers.

Please approve their plans for the new space for all to enjoy.

Thank you

Courtney Barrett

Santa Cruz resident.

£¥©Sent from my iPhone
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Annette Olson

From: MOLLY/JASON <turner1035@comcast.net>
Sent: Saturday, April 28, 2018 8:25 AM

To: Annette Olson

Subject: Beer 30

Hi there

| am headed out the door, but had this email on my to-do list.

My family, and actually entire social group family, fully embrace the planned expansion of Beer 30. This is about most
faverite neighborhood hang out place for quick catching up, birthday gatherings, Schoo! auctions, and lucky for me,|
have been one of the local artist one that used the grounds for a pop-up show!

I (we as | can truly speak for my circle), are so looking forward to the expansion and ongoing celebrations ahead. Soquel
is fortunate .

Thank you
Molly Turner

Sent from XFINITY Connect Mobile App
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Annette Olson

From: Bates Marshall <bates.marshall@gmail.com>
Sent: Saturday, April 28, 2018 8:38 AM

To: Annette Olson

Subject: Beer Thirty

Hi there,

I just wanted to send a quick word of support for Beer Thirty’s expansion plans. | as well as my family are big fans of
their business. They have brought a family friendly pro-community vibe to an underserved part of the county. The
owners and staff are warm and inviting — model business owners who have created something wonderful, | hope that
the county can support this project.

Cheers,
Bates Marshalil

411 S. Branciforte Ave
Santa Cruz, CA 95062
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Annette Olson

From: Dylan Bothman <dylanbothman@gmail.com>
Sent: Saturday, April 28, 2018 9:19 AM

To: Annette Olson

Subject: Support Beer Thirty

Annette Qlson,

I grew up in Scotts Valley, CA and spent 22 years living there, | currently live in Davis, CA as | am attending UC Davis.

I am writing to you to show my support for the expansion of the Beer Thirty bottle shop and pour house. | am currently
working as a brewer and have worked in the beer industry since | turned 21.

Beer Thirty is a world class purveyor of fermented beverages. | was recently in Chicago touring a brewery and saw a
"Beer Thirty Santa Cruz, CA" sticker on the wall behind the bar. Clearly Beer Thirty is doing something right if a small
taproom can have recognition that expands across the country. Beer Thirty's dedication to high quality service and their
dedication to offering some of the most unique and sought after beers makes them the most unique taproom in
Northern California, in my opinion.

Every time | am in the area | make it a point to stop there and invite friends and family to experience the atmosphere. |
believe that the owners and operators of the business will bring positive economic and social benefits to the community
in any business venture.

Thank you for your time and please feel free to respond and foilow up with me if you wish!
Dylan Bothman

831.234.4621
dylanbothman@gmail.com
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Annette Olson

From: Micah Hammond <micah.siobhan@gmail.com>
Sent: Saturday, April 28, 2018 10:11 AM

To: Annette Olson

Subject: Beer Thirty/public hearing

Hello Annette,

Unfortunately | am not able to attend the public hearing on May 2nd in regards to Beer Thirty’s proposed project.

i am in favor of the proposed project for many reasons, primarily because they are a local business that focuses on
supporting other local/small businesses. | was deeply moved by their recent event to raise money for businesses
impacted by the California wildfires. At a time when many businesses are focused solely on their own profits, Beer Thirty
continues to demonstrate that supporting the larger community is a valued priority and ultimately supports us all.

They also bring the community together with thought and intention. Providing space for children, dogs, and personal
food makes this business accessible to a wider variety of families. It was the place my husband and | chose to host our
wedding rehearsal because of the relaxed and welcoming atmosphere. Our families from out of town were completely
impressed and we were so grateful to the communicative and engaged staff.

I would love to see a larger site that will be able to bring more community members together. Adding a space for local
musical talent and a gift shop to sell locally made goods are two valuable additions that will further benefit the
community. The larger parking space will certainly reduce the street parking and cut down on pedestrians crossing the
road. As | said, | am in favor of this proposed project and believe it is designed with the same thoughtful intention as the
first site.

Thank you for your time and consideration.

Sincerely,

Micah Hammond

Felton, Ca

Sent from my iPhone
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Annette Olson

From: Morgan <mmatias@yahoo.com>
Sent: Saturday, April 28, 2018 10:30 AM
To: Annette Olson

Subject: Beer Thirty New Project

Annette,

Beer thirty has become such a great place to meet family and friends. | love the set up of having a family section and a
21+ section. | think it brings the community together. | think this new project will be so great for Santa Cruz, and the fact
they are planning to hire bands and food trucks. This will be awesome. The old lot needs a new purpose and this will be
the perfect one.

Best,
Morgan

124



Annette Olson

From: Jan Kampa <happykampas@cruzio.com>
Sent: Saturday, February 17, 2018 7:20 AM

To: Annette Olson

Subject: Beer-Thirty Project

Hi Annette,

My wife April and | had a great time at the Soquel Neighborhood Meet & Greet last Sunday. The owner’s new
development is wonderful news, and Kym, Shawd, Olive, and Craig couldn’t be better and nicer folks.

Cen you add me to your mailing list for updates and any support you’d appreciate getting from the community
on this project? Thanks so much!

Best,

Jan & April Kampa
3120 Hardin Way
Soquel, CA 95073
831-535-2739
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Staff Report to the
Zoning Administrator  Application Number: 161091

Applicant: Soquel Farmhouse LLC Agenda Date: May 4, 2018
Owner: Soquel Farmhouse LLC Agenda Item #: 1
APN: 030-221-46 Time: After 9:00 am.

Project Description: Proposzl to operate a retail nursery and restaurant with beer and wine service
in two phases. Phase 1 to include the demolition and reconstruction of the existing building with a
kitchen facility, retail nursery, and taproom (approximately 1,840 square feet on the ground floor and
1,650 square foot storage on upper floor), the construction of a storage/restroom building’
(approximatcly 530 square feet), & 2,500 square foot outdoor seating aren, and a 3,400 square foot
outdoor gaming area, to modify an existing shed for use as a nursery storage building, to allow an
airstream trailer to be located on site and used for storage, and to recognize a fence in excess of six
feet in height within the required front yard setback. Phase 2 to include the remodel of the two-story
retail/nursery/restaurant building (with taproom and restrooms on the lower floor) and to convert the
second-floor storage area to a two-bedroom residential unit, and to convert the storage portion of the
proposed storage/restroom building to a kitchen facility,

Location: Property located on the south side of Main Street, Soquel (2590 Main St.)
Supervisorial District: First District (District Supervisor: John Leopold)
Permits Required: Commercial Development Permit

Staff Recommendation:

o Determine that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act per categorical exemption 15303 - Class 3.

* Approval of Applicetion 161091, based on the attached findings and conditions.

County of Santa Cruz Planning Department
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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Application #: 161091
APN: 030-221-46
Owmer: Soquel Farmhouse LLC

Page 2

Exhibits

A Categorical Exemption Occupancy Information, and
(CEQA determination) Supplemental Parking Information

B. Findings G. Parking and Traffic Analysis

C. Conditions H. Existing vs. Proposed Relative Size

D. Project plans Comparison, Nursery Area

E. Assessor’s, Location, Zoning and L Indentured Parking Information
General Plan Maps L Comments & Correspondence

F. Program Statement, Supplemental

Parcel Information

Parcel Size: 2.8 acres

Existing Land Use - Parcel: Commercial

Existing Land Use - Surrounding:  Commercial to north and west, residential to east

Project Access: - Main St.

Planning Area; Soquel :

Land Use Designation: C-C (Community Commercial)

Zone District: C-2-GH (Community Commetc¢ial, Geologic Hazard

Combining District)
Coastal Zone: . Inside X_ Outside
Appealable to Calif. Coastal Comm. __ Yes X No

Environmental Information

Geologic Hazards: Soquel Creek Floodplain
Soils: Sandy loam in area of development
Fire Hazard; Not a mapped constraint
Slopes: Level in area of development, about 20-30 percent slope on eastern
portion of parcel
Env. Sen. Habitat: Not mapped/no physical evidence on site
Grading: Less than 100 cubic yards
Tree Removal: No trees proposed to be removed
Scenic: Within view of Highway 1
Drainage: Preliminary drainage plan accepted’
Archeology: Mapped as having the potential to have cultural resources
Services Information
Urban/Rural Services Line: X Inmside __ Outside
Water Supply: Soquel Creck Water District
Sewage Disposal: County of Santa Cruz
Fire District: Central Fire Protection District
Drainage District: Zone 5
2
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Application #: 161091 Page 3
APN; 030-221-46
Owner: Soquel Farmhouse LLC

Project Setting

The subject parcel is located in Soquel on the south side of Main Street, a roadway connecting the
Highway One corridor with Soquel Village and neighborhoods to the north. Main Street is
commercially-zoned in the vicinity of the proposed development, On the south side, businesses
include Carpos Restaurant located at the corner of Porter and Main, Beer Thirty (which is owned by
the applicant), Sunnyside Produce and The Fish Lady. Highway One is located directly to the south
of these businesses. On the north side of Main Street, businesses include a gas station, veterinarian,
offices, and restaurants, including Michael’s on Main and Little Tampico. Northeast of the
commercial area, a small County park provides a transition to the residential neighborhoods located
further north along Main St.

The subject parcel is aimost three acres in size. In the roughly onc-acre area where this application
proposes the new structures and parking, the parcel is relatively flat, The Soquel Creek floodplain
occupies approximately the northern third of this flat area. From the flat area, the parcel slopes up to
the east. This sloped area provides an approximately 250-foot wide buffer between the development
area and the residential neighborhood located above. Because Highway One is directly adjacent, the
ambient traffic noise is significant.

Parking in the area can be constrained at peak usage times. On-street parking is available along both
sides of Main Street. Several of the businesses in the vicinity are successful and have ovetlapping
peak hours, For example, on Fridays, Michael’s on Main—a restaurant that hosts live music cvents,
weddings, and paint nights—is open from 11 AM to 11 PM; Carpos and Little Tampico are open
from 11 AM to 9 PM; the Fish Lady hosts live music and barbequs on Fridays from 6:30 PM to 9:30
PM. Beer Thirty is currently open from noon to 10 PM and has proposed to relocate to the subject
parcel and be open until 12 midnight, Given the peak demand of these businesses, parking is an
important consideration of this application.

History

The subject parcel was purchased in 2016 by the current property owners who also opcrate Beer
Thirty Bottle Shop and Pour House, a business located on the adjacent parcel to the west. Beer
Thirty’s business model, which combines a large menu of beers with outdoor games like ping pong
and corn hole, has been very successful. According to neighboring businesses, Beer Thirty’s success
has resulted in several negative impacts to surrounding businesses, In particular, neighbors are
concerned that the parking demand of the business far exceeds the nine parking spaces located in
front of the existing business location, which results in Beer Thirty patrons parking in other
businesses” parking lots. The other significant impact is inadequate bathroom facilities at the current
location of Beer Thirty.

In part to address these impacts, the applicant purchased the subject parcel with the intent of moving

the business to a parcel sufficiently large enough to accommodate the use, The property was the site
of a skate park and retail use in the 1970s and, later, was a nursery site.
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Application #: 161091 Page 4
APN: 030-221-46
Owmer; Soquel Farmhouse LLC

Zoning & General Plan Consistency

Commercial developments which are between 5,000 and 20,000 square feet in size Tequire a
commercial development permit considered at a public hearing before the Zoning Administrator. The
subject property is a parcel of approximately three acres, located in the C-2-GH {Community
Commercial, Geologic Hazard Combining District) zone district, a designation which. allows
commercial uses. The nursery use is a pre-existing use and the proposed taproom and restaurant are
an allowed use in the C-2 zone district. Residential uses are allowed in the C-2 zone district as long
as they do not occupy more than 50% of the floor area of the development. In this case, the
residential use is proposed on the second floor of the tap room structure under phase two and will
occupy less than 50% of the development’s floor area,

The Geologic Hazard Combining District reflects the flood hazard posed by Soquel Creek. The
applicant provided a Letter of Map Amendment (LOMA) from the Federal Emergency Management
Agency (FEMA) that amends the flood mapping reflected in the County’s geographic information
system (GIS) (Exhibit J). Based upon the LOMA, the proposed structures would all be located
outside of the flood plain.

Proposed Improvements

Improvements are proposed to be constructed in two phases. In the first phase, the existing building
would be demolished, and two buildings would be constructed: a two-story taproom/restaurant
building and a small storage building with two bathrooms, An outdoor seating area would be located
between the two buildings. A fenced game ares, containing large outdoor games such as ping pong
and corn hole, would be located next to the outdoor seating. An Airstream trailer, to be used only for
storage, would be located along the castern edge of the gaming area, Adjacent to the game area to the
north and west would be an outdoor nursery use separated from the other uses by a fence with a
locking gate. In phase two, the second floor of the taproom would be converted from storage to an
apartment, and the small starage building would be converted into a kitchen.

A pedestrian path from Main Street will lead through the front gate and outdoor nursery, ending at
the taproom. Six bathrooms are proposed to be constructed. This is five more than are currently
available at Beer Thirty and is the number required by the building code. A 66-car parking lot is
proposed to be constructed as well as improvements such as a sign and landscaping.

Except for the addition of the nursery business and kitchen, the proposed use areas are roughly
equivalent to the areas currently in usc at Beer Thirty. The project architect provided an exhibit
demonstrating the relative sizes of the existing Beer Thirty site and the proposed project for
comparison (see Exhibit H),

Program Statement

The applicant has provided & program statement that details the proposed business, including the
uses, days and hours of operation, and anticipated number of patrons (Exhibit F). Below is a
description of the proposed program followed by staff’s analysis. A condition of approval is included
requiring a one-year review of the business’s compliance with the conditions of approval, The
intention of this review is to ensure that the business is operating in substantial conformance with the
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Application #: 161091 Page 5
APN: 030-221-46
Owner: Soquel Farmhouse LLC

conditions and also that the conditions are effective in insuring the project’s compatibility with the
surrounding neighborhood.

Days/hours of Operation. The applicant requests to operate the business seven days a week. Forthe
nursery, the applicant requests hours of operations of 7 AM to 7 PM, with the restanrant/taprodm.
proposed to operate from 7 AM to 12 midnight, except on New Year’s Eve when the
restaurant/taproom proposes to stay open until 1 AM. Last call for alcohol is proposed to occur an
hour before closing, Beer Thirty currently operates until 10 PM.

Later hours appear to be reasonable given the context where the business is located in a
commercially-zoned area adjacent to Highway One which generates traffic noise. However, because
of concerns about the business’s compatibility with the neighborhood, staff proposes to allow & close
time of 11 PM, not the requested 12 midnight, This closc time is consistent with Michael’s on Main
which is a similar late-night type of business. A midnight close time could potentially be considered
at the one-year review hearing if the project is found to be in substantial conformance with the
conditions of approval and proposes to amend the operating hours.

Music. Both amplified and acoustic music are requested. Given the ambient traffic noise from
‘Highway One and the large size of the parcel, staff supports the request for acoustic music as well as
amplified music as long as it complies with the General Plan noise limits. To ensure that the
residential neighbors to the east are not negatively impacted, a condition is included requiring that
bands set up (including speakers) and play within the taproom (i.e. within the structure to attenuate
the nojse) and that all music stcp at 9 PM. The business owner would like to be have occasions when
the band may be located outside. A condition of approval is included allowing up to three days when
the band may be located outside. Music must be ancillary to the restaurant/taproom use. The
proposed business would not be authorized to function as a nightelub or concert venue. Amplified
pre-recorded music is proposed to be allowed at a low level in the outdoor areas. The use of
amplified music would also be evaluated at the one-year review hearing.

Tap Takeovers. Beer Thirty hosts “Tap Takeovers” and this aspect of the business is proposed to
continue. They occur about once a month and are an evening where a new themed beer menu is
introduced. Examples of the themes of these events are: “30 Beers from Northem California” or 30
Beers from Local Breweries.” According to the applicant, tap takeovers are standard taproom/pour
house events. The submitted patron data for Beer Thirty shows that the peak patron counts do not
occur on Wednesdays, the day designated for Tap Takeovers (see discussion below). Given this,
these events are not anticipated to routinely generate a parking demand in excess of the available

parking.

Parking and Traffic

As noted above, Beer Thirty’s success has created a parking demand that exceeds the business’s
currently available on-site parking and has generated conflicts with neighboring businesses. Because

of this impact, an important component of processing the current application is the parking analyss,
the intent being to avoid parking conflicts resulting from the current proposal.

The applicent submitted a parking Study prepared by a registered parking engineer. That study relies
upon the square footages of the proposed uses, i.e. taproom, restaurant, gaming area, nursery, and—
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Application #: 161091 Page 6
APN: 030-22146
Owner: Soquel Farmhouse LLC

in phase two—the proposed residential use. After accounting for areas that do not generate & parking
demand such as storage, the traffic engineer then applied the County’s patking requirements to each
proposed commercial use, and added the resulting numbers for a total number of required parking
spaces (in addition fo the residential spaces, required employee parking, and the five indentured
spaces that benefit a nearby business—see “Indentured Parking” section below). The parking
demand totals 66 spaces. The traffic engineer then calculated the parking reduction resulting from the
shared uses (taproom/restaurant and nursery), which is four spaces. Based upon the traffic engineer’s
methodology, the total required parking is 62 spaces' (including the five indentured parking spaces—
see below),

After reviewing the project plans, 2 member of the public expressed concern about areas that were
not included in the taproom area and were not, therefore, counted towards the parking requirement,
These areas are the walkways around the outdoor beer garden area. The northern walkway area
would be occupied by bicycle parking. The southern walkway is designated as the food truck area
and is sufficiently narrow that it is unlikely to invite congregation. The eastern and westemn
walkways, however, do appear likely to be used by patrons. Together, these areas total about 720
square feet which would require seven additional parking spaces. This brings the total parking
requirement to 69 spaces. Since the patking lot currently shows 66 spaces, three additional spaces
would be required. A condition of approval is included requiring that a total of 69 parking spaces be
provided.

The traffic engineer’s methodology relies on the uses remaining physically distinct. For this
methodology to work, the taproom/restaurant use cannot be allowed expand to the Nursery area since
the nursery use is calculated at a lower rate (1:6002) than the taproom/restaurant use (1:100). The
options for addressing this potential issue is to either require gated access restricting the use of the
nursery area by taproom/restaurant patrons or to calculate the nursery area at the restaurant rate and
require the additional increment of parking be provided (i.e., 48 parking spaces).

Staff proposes to initially allow the applicant to address this issue by closing the nursery during peak
taproom hours. The peak hours, based upon the data collected by the business owner, are Fridays
between 6 PM and 10 PM and Saturdays between 6 PM and 10 PM. If, at the one-year review, the
business is found to be using the nursery area as an extension of the taproom, then the property
owner would be required to construct additional parking, No tables or seating would be allowed in
the nursery arca.

A second area of consideration is the game area. Outdoor games are an important part of the Beer
Thirty business model and are proposed for the subject development. This area is calculated at 1
parking space for cvery 600 square feet of game area. The use of the 1:600 parking ratio (Open Uses,
commercial uses conducted outside of buildings) is primarily based upon the fact that the use is
outside and over half of the area would be occupied by game equipment, e.g., ping pong tables and
corn hole. Many more people could occupy the space if the game equipment were removed or

! The traffic engineer’s square footage numbers were not consistent with the final plan set (Exhibit D). To clarify the
square footagos, 8 summary table using the same methodology as the traffic engineer along with the corrected square
footages, hes been provided in Exhibit G. The traffic engineer reviewed the table and verified that the correct
methodology was used.

? This is a ratio that requires one space be provided for every 600 square feet of nursery use. In the case of the
taproom/restaurant use, one space must be provided for every 100 square feet of restaurant use.
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Application #: 161091 Page 7
APN: 030-221-46
Owner: Soquel Farmhouse LLC

reduced in area. Given this, staff proposes a condition of approval that requires 2 minimum of 50%
of the area, i.e., 1,700 square feet, be occupied by game equipment, A condition of approval is also
included prohibiting tables used for eating/drinking in the game area.

Concerns about parking prompted the applicant to investigate the fessibility of constructing
additional parking uphill of the taproom and game area. The project engineer’s preliminary analysis
is that it would be feasible to construct additional parking. If, at the cne-year review, patron data
collected for peak times indicates that the available parking is inadequate for the use and/or if
substantiated complaints about the proposed business’s parking are received, the applicant may
propose to amend the permit and/or the Zoning Administrator may elect to require the construction
of additional parking through a permit amendment process.

Number of Patrons. The County zoning ordinance does not place limits on patrons or otherwise
control attendance. However, because of concems about parking, the applicant provided patron count
data for Beer Thirty, Except for the proposed addition of the nursery use and kitchen at the new site,
the current Beer Thirty operations and the proposed project operations are roughly equivalent in uses
and area. Given this, it is possible to use data collected from Beer Thirty to evaluate whether or not
the County parking ratios appear likely to result in adequate parking for the business.

The applicant surveyed 900 hours of Beer Thirty’s operation. That information was then averaged to
establish patron counts for every hour between 1 PM and 10 PM, seven days a week. The summary
data show that the peak hour is Friday at 9 PM when, on average, there are 132 patrons, Of the 900
hours reviewed, 44 exceeded 150 patrons (see table, Exhibit F), i.c., less than five percent. The
highest number of patrons was experienced at 9 PM on a Saturday when 234 patrons were present.

In order 1o align patron counts with anticipated parking demand, traffic engineers use a vehicle
occupancy ratio. For this use, the project traffic engineer recommends a vehicle occupancy ratio of
2.21 people per vehicle. Using the average peak of 132 patrons on Friday nights, this would require
60 parking spaces.

This data indicates that the County-required parking ratio is anticipated to result in adequate parking
for the project the majority of the time, including the average Friday night peak. Based on the data
provided, it is anticipated that roughly five percent of the time, parking demand could exceed the
available parking. Although the County Code does not address ride-hailing services such as Uber
and Lyft, some of the excess demand would be accommodated by these services and bus services
such as “Beer Cruz.” A condition of approval is included which requires the applicant to document
hourly patron counts for peak periods during the first year of operation and submit those counts to
the County at the one year review, i.e., Fridays and Saturdays between 6 PM and 9 PM and any time
the parking lot is full,

Indentured Parking

The indenture parking requirement has been an aspect of the parking requirement which has been a
point of confusion and warrants clarification here. In 1983 a parking indenture (Exhibit I) was
recorded benefitting the parcel across the street from the subject parcel which is developed with
Michael’s on Main and an office building (APN 030-223-08). The parking indenture was for seven
parking spaces to be provided on a large parcel located across Main Street. In 1987, the large parcel
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Application #: 161091 Page 8
APN: 030-221-46
Owner: Soquel Farmhouse LLC

was divided into two parcels (85-1145-MLD): the subject parcel and the parcel where the existing
Beer Thirty, The Fish Lady and Sunnyside Produce are now located. To ensure the continued
provision of the indentured parking spaces, the parking spaces were allocated to each of the new
parcels based upon their parcel size. The subject parcel became responsible for five parking spaces
with the remaining two spaces provided on the adjacent parcel. These five indentured spaces are
included in the overall parking requirement of 69 spaces for the current project.

Design Review

County Code 13.11 (Site, Architectural and Landscape Design Review) requires design review for afl
commercial projects. Beer Thirty is known for its modern rustic aesthetic which is achieved by using
elemental materials such as wood and metal on structures with clean lines. The subject development
will have a similar aesthetic.

The two-story tap room building is a simple, pitched roof design. It is proposed to be finished in
unpainted, reclaimed wood siding with rural architectural elements such as a large water tank and
barn doors. The structure is proposed to be about 30 feet tall, i.e. five feet below the zone district
maximum height limit, The narrow ends of the taproom building will face Main St. and Highway 1.
The storage building that will be converted into a kitchen and bathrooms in phase two is similarly
designed, but is only one story. The rest of the improvements are primarily fencing, a business sign,
flatwork, and non-structural elements such as tables, large umbrellas, game equipment and
landscaping,. In addition, an Airstream trailer is proposed to be located within the game area. The
Alrstream trailer is consistent with the design of the buildings and other improvements. Together,
these various elements will create a harmonious overall design aesthetic consistent with the
requirements of the County’s design review ordinance (see Findings, Exhibit B),

A landscape plan prepared by & landscape architect was submitted. The intent of landscaping is to
soften the impact of the development. Since the proposed structures are relatively modest in size
relative to the parcel’s three-acre size, the primary intent of the landscaping is to screen the project
from Highway 1—a designated scenic road—and to soften the impact of the parking lot, A
substantial amount of landscaping is already present on-site. In addition to the wooded hillside, the
project area has existing landscaping, including a row of pittosporum along the shared western
property line and mature osk and olive trees, which have been incorporated into the site plan, In
addition, the project includes the addition of fruit trees, pittosporum to screen the project from the
highway, a succulent garden, ornamental perennials and grass, and vines, Together, this landscaping
will soften the overall impact of the project.

Over-height Fence

This application proposes to recognize and extend the over-height fence located along the property’s
frontage. That fence is approximately seven feet tall. For fences over six feet in height within the
front yard setback, County Code 13.10.525 requires that the fence be evaluated as a part of a
discretionary permit. The fence is constructed of redwood posts and rails framing four-inch square
welded wire. The purpose of the fence is to secure the nursery area. The design of the fence is
consistent with the design of the rest of the proposed development and does not conflict with the
required 10-foot site clearance triangle that is intended to preserve drivers’ line of sight. Given this,
staff supports the fence as shown in the project plans.
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APN: 030-221-45
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Sign

Signs in the C-2 zone district must be set back five feet from the right-of-way, are limited to 12
feet in height when parked cars are present (as in this case), and may have a maximum of 50
square feet of sign area. The proposed sign is set back the required five feet from the right-of-
way, is eight feet in height, and proposes 50 square feet of sign area divided between the two
sides of the sign. The sign’s design is consistent with the architectural character of the building
and has been designed as an integral part of the landscape area.

CEQA

This project is categorically exempt (15303 - Class 3 New Construction or Conversion of Small
Structures) from additional review under the California Environmental Quality Act (CEQA) because
the proposed structures are less than 10,000 square feet in area and are located in an area where
urban services are available. Additionally, the project is essentially a relocation project where an
existing use (Beer Thirty) is proposed to be shifted to the adjacent parcel.

Conclusion -

As proposed and conditioned, the project is consistent with ail applicable codes and policies of the
Zoning Ordinance and General Plan/I.CP. Please see Exhibit "B" ("Findings") for a complete listing
of findings and evidence related to the above discussion.

Staff Recommendation

» Determine that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act.

. APPROVAL of Application Number 161091, based on the attached findings and 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.5anta-cruz.ca us

Report Prepared By:  Annette Olson
Santa Cruz County Planning Department

701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-3134

E-mail: anpette.olson@santacruzcounty,ys
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

The Santa Cruz County Planning Department has reviewed the project described below and has
determined that it is exempt from the provisions of CEQA as specificd in Sections 15061 - 15332
of CEQA for the reason(s) which have been specified in this document.

Application Number: 161091
Assessor Parcel Number: 030-221-46
Project Location: 2590 S, Main St., Soquel

Project Description: Proposal to establish a restaurant / beer garden and nursery business
Person or Agency Proposing Project: Soquel Farmhouse LLC
Contact Phone Number: 831-419-5712

A, The proposed activity is not a project under CEQA Guidelines Section 15378.

. The proposed activity is not subject to CEQA as specified under CEQA
Guidelines Section 15060 (c).

Ministerial Project involving only the use of fixed standards or objective
measurements without personal judgment.

Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section
15260 to 15285).

E _X Categorical Exemption
Specify type: 15303 (Class 3) New Construction or Conversion of Small Structures

C

B
D.

F. Reasons why the project is exempt:

The project proposes less than 10,000 square feet of commercial structures in an area zoned for
such uses; the use does not involve a significant amount of hazardous substances; and all
necessary public services and facilities are avialable and the surround area is a commercial area.

In addition, none of the conditions described in Section 15300.2 apply to this project.

Date:

Annette Olson, Project Planner

EXHIBIT A
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Application #: 161091
APN: 030-221-46
Owner; Soquel Farmhouse LLC

Development Permit Findings

1, That the proposed location of the project and the conditions under which it would be
operated or meintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

This finding can be made, in that the project is located in an area designated for commercial uses,
Construction will comply with prevailing building technology, the California Building Code, and the
County Building ordinance tc ensure the optimum in safety and the conservation of energy and
resources, The applicant submitted a Letter of Map Amendment (LOMA) from FEMA establishing
that the proposed structures will be located outside of the Soquel Creek flood plain, Neighbors have
complained about public urinetion by patrons of Beer Thirty due to the inadequacy of the existing
number of bathrooms at its existing location. The current proposal for new location includes six
bathrooms which meets the building code requirement and is anticipated to be adequate to serve the
business’s patrons. Parking in conformance with the County Code would be provided on-site. Given
these considerations, the project will not be detrimental to health, safety or welfare of persons in the
vicinity.

2, That the proposed Iocation of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

This finding can be made, in that the proposed location of the business and the conditions under
which it would be operated or maintained will be consistent with all pertinent County ordinances and
the purpose of the C-2-GH (Community Commercial, Geologic Hazard Combining District) zone
district. The purpose of the C-2 zone district is to provide concentrated commercial uses
accommodating a broad range and mixture of commercial activities, serving the general shopping
and service of community-wide service areas. The proposed project is within an established
commercial area that serves the broader community. Further, the proposed -uses—a
restaurant/taproom and retail nursery—meets the purpose of serving general shopping and service
needs.

The primary use of the property will be a restaurant/taproom use that meets all current site standards
for the zone district. The retail nursery use would continue but is enticipated to be ancillary in terms
of impacts (e.g. parking) to the restaurant/taproom use. A two-bedroom residential unit is proposed:
for the second floor of the taproom buildings. The project is compatible with the surrounding uses in
that the commercial district along Main Street supports several restaurants and two other
cstablishments that provide evening entertainment (Michael’s on Main and The Fish Lady). The
residential neighborhoods located to the east and north of the comnmercial district are adequately
buffered from the commercial uses by both distance and topography. The nearest residential
neighborhood to the subject parcel is located upslops of the development area and about 250 feet to
the cast. The traffic noise from Highway One provides a relatively high ambient noise environment
that provides an auditory buffer for the commercial businesses. Given these considerations, the
project is anticipated to be compatible with the surrounding uses.
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Application #: 161091
APN: 030-221-46
Ovwmer: Soquel Farmhouse LLC

Parking is a significant consideration for this project because the applicant currently operates the
nearby and very successful Beer Thirty. Beer Thirty’s success has resulted ina parking demand that
exceeds the business’s currently available parking and, as a result, has generated conflict among
nearby business owners who object to Beer Thirty patrons parking in their parking lots.

The project, as conditioned, meets the requirements of the County’s parking ordinance. The applicant
provided a parking study by a licensed traffic engineer (Exhibit G). That study’s methodology first
‘deducts 15% of the structures’ floor area to account for areas that do not generate a parking demand
(e.g. storage). Then, the traffic engineer uses the County’s parking ordinance (13.10.510 et seq) to
determine the required number of parking spaces for each use (in addition to accounting for
employee parking and five indentured parking spaces), and then calculates the parking reduction
resulting from the shared uses (i.c. restaurant/taproom and nursery uses). The parking savings from
the shared uses is four parking spaces. Given this, and the need to preserve five indentured parking
spaces that benefit another business and are not available for the proposed use, the overall parking
requirement for the business is 69 spaces. This number includes the parking requirement for the
castern and western walkways adjacent to the outdoor beer garden use that were not previously
included in the beer garden arca shown on the project plans, The parking lot is currently shown as
having 66 cars. A condition of approval is included requiring the provision of three additional
parking spaces to meet the parking requirement of 69 spaces. .

Because this methodology relies on the different uses as being physically separated, there is a
concern that the nursery area could be used for the restaurant/taproom use. If so, this would result in
a significant parking deficit since the nursery use requires one parking space for every 600 square
feet of nursery use while the restaurant use requires- one space for every 100 square feet of
restaurant/taproom use. To address this concern, staff has included a condition of approval requiring
the nursery area to be closed and inaccessible to taproom patrons during peak use times whick are
Fridays and Saturdays from 6 PM to 9 PM. As a condition of approval, no tables or seating are
allowed in the nursery area. Together, these conditions are anticipated to address the concern that the
nursery area would effectively become an extension of the taproom, This issue would be reviewed at
the one-year review.

The second area to consider is the outdoor game area which was caloulated at one parking space for
each 600 square feet of game area. This assumes that the area will be used for games and not for the
restaurant/taproom use. Given this, staff included a condition of approval requiring that a minimum
of 50% of the game area be occupied by game equipment, e.g. ping pong tables, bocce ball courts,
com hole, etc. This is approximately the area shown occupied by large games in the project plans. In
addition, no tabies are allowed in this area.

Finally, the C-2 zone district allows a mix of commercial and residential uses as long as the
residential use does not occupy more than 50 percent of the project’s floor area. One residential unit
is proposed on the second floor of the taproom. It is proposed 1o be 1,650 square feet which is 41%
of the total floor area.
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Application #: 161091

APN: 030-221-46

Owner: Soquel Farmhouse LLC

3. That the proposed use is consistent with all elements of the County General Plan and with
any specific plan which has been adopted for the area.

This finding can be made, in that the proposed commercial use is consistent with the use and density
requirements specified for the C-C (Community Commercial) land use designation in the County
General Plan. Community Commercial uses are intended to provide well-designed centers of
concentrated commercial use accommodating & mix of activities serving the general shopping,
service and office needs of community-wide market areas. The subject development would support
this goal in that it proposes a mix of commercial uses (taproom, restaurant, and nursery) within a
well-designed project that will complement the existing development in the zone district, In addition,
the project complies with Policy 2.14.2 (Allowed Uses in the Community Commercial Designation)
in that the project proposes retail and restaurant uses while continuing the existing nursery use.
Finally, it complies with Policy 2.14.6 (Quality of Commercial Design) which calls for quality
commercial development to ensure compliance with requirements for signage, landscaping,
circulation, parking, drainage, and site and building design. This project will continue the well-
executed design of Beer Thirty which combines rustic materials with modern design. The project, as
conditioned, will comply with the sign, parking and drainage requirements that sre required as a part
of the Commercial Development Permit process.

Acoustic and amplified live and recorded music are requested. To ensure that the music is
compatible with the commercial and residentisl neighborhood, if is required to comply with the
County’s noise limits as established in the General Plan’s Objective 6.9b (Noise Element). For sn
outdoor use such as this one, the maximum noise allowed before 10 PM is 70 db with an average
maximum of 50 db allowed. Conditions of approval are included requiring that amplified live music
will be located indoors (except for three times per year) in order to attenuate the noise and cease at
PM. In cases where the ambient noise exceeds this limit—as may be the case here, given the
adjacency of Highway 1—the maximum is raised to the ambient noise level, If complaints are
received about music, the applicant will be required to provide an acoustical study for the one-year
review hearing,

The project, as conditioned, will be compatible with adjacent uses as required by General Plan Policy
8.5.2 (Commercial Compatibility With Other Uses) in that there are a number of similar businesses
in the vicinity (Carpos, The Fish Lady, Little Tampico, and Michael’s on Main). Several of these
businesses have overlapping peak operating times, creating a parking demand that can, at times,
exceed the area’s parking supply. As described in finding two above, the project will provide all of
its required parking on-site. Conditions are included that are intended to ensure that the use will be
operated in a manner consistent with the parking calculations, i.e. that lower parking requirement
areas (nursery) are not used for higher parking requirement uses (restaurant/taproom). Conditions are
also included to limit noise from music. Together, the conditions of approval are intended to ensure
that the project is compatible with the neighborhood.

A specific plan has been adopted for this portion of the County. The subject parcel is within the
Soquel Village Plan area, but the plan contains no policies that are relevant to the proposed
development.
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Application #: 161091

APN: 030-221-46

Owner: Soquel Farmhouse LL¢C

4, That the proposed use will not overload utilities and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

This finding can be made, in that the proposed business is to be constructed on an existing developed
lot that has supported.a skate park/shop and nursery, The applicant provided a trip generation study
by a registered traffic engineer. This study found that no adverse impacts would occur as a result of
the project (Exhibit G). The nursery use offsets the trips generated by the proposed business. The
proposal essentially consists of relocating an existing business to an adjacent parcel. Many of the
trips assigned to the new business are already occurring to/from Beer Thirty, a business cwned by the
applicant which is located on the adjacent parcel. Since the applicant intends to move Beer Thirty to
the subject parcel where it will be operated along with the pre-existing nursery business, the Beer
Thirty trips will now be made to/from the subject parcel. In other words, the trips to the subject
parcel are already occurring. Due to the proximity of the two locations; the samie road network and
intersections are affected. '

In terms of utilities, the energy demand of the development is anticipated to be relatively modest for
a three-acre commercially-zoned parcel in that the proposed buildings are modestly sized. Most of
the use is proposed to occur cutdoors. The building code does not require outdoor areas to be heated
or cooled so the overall utility demand relative to the size of the use will be low. Soquel Creek Water
District provides water to the property and a will-serve letter is required for the project to proceed to
the building permit stage. ' ' '

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

This finding can be made, in that the proposed structure is located in a commercial area containing a
variety of architectural styles, and the design of the proposed business fits within this range (see
finding six below for additional analysis on the architectural design).

The project is consistent with the land use intensity and the allowed density of the C-2 zone district.
In this case, the most important measure of commercial intensity of use is the parking demand
generated by the project. As described above, a traffic engineer calculated the parking demand.
Taking his calculations and then adding in areas that were not previously included, the overall
project parking requirement is 69 spaces. The project plans currently show 66 parking spaces and,
with the addition of the three parking spaces required by condition of approval, the project will
provide all of its required parking on-site.

The traffic engineer’s analysis is supported by patron counts done at Beer Thirty (Exhibit F), The
applicant intends to move Beer Thirty to the subject parcel. As a result, patron counts are useful in
analyzing the adequacy of the proposed parking lot size. According to the applicant’s data, the peak
patron attendance at Beer Thirty occurs on Fridays at 9 PM when, on average, 132 patrons are
present. Using a vehicle occupsancy of 2.21 people per car (as recommended by the project traffic
engineer), this would result in a parking space demand of 60 spaces. Adding the five indentured
parking spaces, employee perking, and the residential parking spaces and deducting the four spaces
for shared trips (60+5+2+3-4-=66), results in a total demand of 66 spaces which would be
accommodated within the required 69 parking spaces. Neither of these methods—the traffic
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APN: 030-221-46

Cwmer: Soquel Farmhouse LLC

engineer’s or the patron count approach—account for ride sharing services or the use of chartcred
buses which would reduce the parking demand.

The project is also consistent with the densities allowed in the zone district. In the C-2 zone district,
residential units may occupy up to 50% of the floor area of the entire development. One residential
unit is proposed to be located above the taproom and would be approximately 41% of the floor area
of the proposed structures (taproom and kitchen buildings) which complies with the 50% limit.

The subject parcel is located in a commercial neighborhood along Main St., which is designated in
the General Plan as a collector roadway. Staff supports an initial operation schedule of 7 AM to 11
PM, seven days 2 week based on establishing similar hours of operation to Michael’s on Main
located across the street which is a restaurant that hosts live music events, weddings, and paint nights
and, on Fridays, is open from 11 AM to 11 PM. Nearby Carpos and Little Tampico are open from 11
AM to 9 PM on Fridays and The Fish Lady hosts live music and barbeque on Fridays from 6:30 PM
t0 9:30 PM. In addition, residential neighbors are buffered by both distance and topography from the
commercial district. Given this context, the proposed hours of operation are expected to be
compatible with the neighborhood.

To assess whether or not the proposed project is in substantial conformance with the conditions of
approval which are written to ensure that the business is compatible with the neighborhood, the use
will be reviewed by the Zoning Administrator one year after opening for business, The applicant had
proposed to close the business at 12 AM, i.e., one hour later than the staff recommendation and
condition of approval. If the business is operated in substantial conformance with the use permit’s
conditions of approval, the applicant could propose and the County may in the future extend the
hours of operation to 12 AM through the permit amendment process. At the one-year review, the use
of amplificd music will be reviewed as well. To ensure compatibility with the residential
neighborhoods to the east and north, all outdoor music mmiust stop 4t 9 PM and amplified live music
must be conducted within the taproom structure with the exception of three times per year when the
music may be held outside.

6. The proposed development project is consistent with the Design Standards and Guidelines
(sections 13.11.070 through 13.11.076), and any other applicable requirements of this

chapter.

This finding can be made, in that the proposed development will be of an appropriate seale and type
of design that will enhance the eesthetic of the surrounding properties and will not reduce or visually
impact available open space in the surrounding area, The site plan for the subject parcel is
constrained by the presence of a slopes and mapped flooding from Soquel Creek, Development is
therefore concentrated on the flat area outside of the flood plain. The site plan mainiains the existing
access from Main Street and the new taproom building will be essentially in the same location as the
existing structure,

Highway 1 is designated as a scenic road in the County’s General Plan (Policy 5.10.10) and the
project complies with General Flan Policy 5.10.12 (Development Visible from Urban Scenic Roads)
which requires that new discretionary development improve the visual quality through siting,
architectural design, landscaping and appropriate signage. The narrow ends of the two new buildings
will face Main Street and Highway 1, reducing the apparent mass and bulk of the structures. The
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APN: 030-221-46

Owner: Soquel Fermhouse LLC

proposed taproom structure is similar in size, shape and location of the existing structure which is

proposed to be demolished. The new taproom will have the most significant impact on the view from

Highway 1 since it is a two-story structure. Because the new taproom is similar to the existing

building, no significant new visual impact to Highway 1 is anticipated to result from this project.
Landscaping is proposed that, once mature, would adequately screen the development. This stretch

of Highway 1, from Morrissey to 41* Avenue is an urbanized stretch of the highway where many of
the business that line the highway are partially or entirely visible. Given this context, no significant

visual impact will result from the proposed project.

In terms of architectural design, the buildings will be a modérn rustic design, finished in reclaimed
wood and accented with agricultural architectural features such as barn doors and a large water tank.
The other site improvements include a gaming area, outdoor seating and nursery area. The fencing
and landscaping for these areas creates an overall harmonious development, The streetscape will be
enhanced with an attractive redwood and wire fence and landscaping. Although the seven-foot tall
fence exceeds the County Code’s height limit for fences, its style is consistent with the site’s
acsthetic and will not pose a line of sight issue for drivers exiting the property. As a result, staff
supports recognizing the existing fence and its proposed extension.
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APN: 030-221-46
Owner: Soquel Fanmhouse LLC

Conditions of Approval
ExhibitD:  Architectural plans, 14 sheets, prepared by William C. Kempf, architect, revised

to 10/19/17.

Civil engineering plans, 3 sheets, prepared by Ifland Engineers, dated 6/22/17.
Landscape plans, 3 sheets, prepared by Megan Bishop Landscape Architecture,
revised to 10/19/17

L This permit authorizes the construction of a taproom/restaurant with outdoor seating and
game area and related improvements including a seven-foot high fence within the front yard
setback; a nursery; and a residence in two phases as indicated on the approved Exhibit "D"
for-this permit. 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,

Obtain a Demolition Permit from the Santa Cruz County Building Official.

Obtain a Building 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,

Obtain a Grading Permit from the Santa Cruz County Building Official, if required.

Obtain an Encrcachment Permit from the Department of Public Works for all off-site
work performed in the County road right-of-way,

Submit proof that these conditions have been recorded in the official records of the
County of Santa Cruz (Office of the County Recorder) within 30 days from the
effective date of this permit.

1. 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 D"
on file with the Planning Department. Modest changes to the site plan are anticipated
to accommodate the three additional required parking spaces. Any changes from the
approved Exhibit “D" 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
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Owner; Soquel Farmhounse LLC
development. The final plans shall include the following additional information:

1.

10.

A copy of the text of these conditions of approval incorporated into the full-

size sheets of the architectural plan set.

‘Submit an Operational Managerment Plan that details how the site will be

operated. The plan should, at a minimum, address: the provision of an on-site
disturbance coordinator, on-site and off-site litter; compliance with other

local, state and federal laws; including ABC laws; loitering; security; outdoor

storage; and outdoor lighting,
Submit a final sign plan.

One elevation shall indicate materials and colors as they were approved by
this Discretionary Application. If specific materials and colors have not been
approved with this Discretionary Application, in addition to showing the
materials and colors on the elevation, the applicant shall supply a color and
material sheet in 8 1/2” x 11 format for Planning Department review and

approval,

All portions of the parking lot must be paved in a material that meets the
intent of County Code 13.10.554(D). Gravel is not an acceptable material.

The nursery area shall not occupy more than 4,800 square feet of area. The
submitted plans must clearly demarcate the 4,800 square foot area within the
larger area west and north of the game area. The ares in excess of 4,800
square must either be permanently landscaped or fenced off.

The gate between the taproom/restaurant and nursery must be shown on the
plans as having a lock.

Provide complete screening from public view all rooftop mechanical and
electrical equipment.

To the extent feasible, all new electrical power, telephone, and cable
television service connections shall be installed underground. Pad-mounted
transformers shall not be located in the front setback or in any area visible
from public view unless they are completely screened by walls and/or
landscaping (underground vaults may be located in the front setback), Utility
equipment such as gas meters and electrical panels shall not be visible from
public streets or building entries.

All exterior lighting shall comply with the requirements of County Code
13.11. No pole-mounted light fixture shall exceed 15 feet in height. Area
lighting shall be high-pressure sodium vapor, metal halide, fluorescent, or
equivalent energy-efficient fixtures. All lighting shall be directed onto the
site and away from adjacent properties. Decorative string lighting is allowed.
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11, Submita final landscape plan detailing the plant material, size and number of
plants. The landscape plan must comply with the requirements of the water
district.

12.  Submit grading, drainage, and erosion control plans.

13.  Details showing compliance with accessibility requirements.

a. The Building Permit Application will be subject to the 2016 CA
Codes.

b. Exterior route details shall be provided to include slopes, widths,
surface materials, and detectable warnings.

c. Accessible parking details to include slopes, siriping and signage
shall be provided. [CBC 11B-501]

d.  Anyrequired ramps shall be detailed to include slopes, landings,
curbs or guiderail, handrail and handrail extensions. [CBC 11B-
405]

e. Doors, doorways and gates shall be detailed. Include maneuvering
clearances, threshold detail and hardware. [CBC 11B-404]

f. Complete and dimensioned details for restrooms shall be
provided. Include fixture mounting heights, grab bars,
maneuvering clearances, and door signage. [CBC 11B-603]

g The kitchen shall be detailed to comply with clearances. [CBC
11B-206.2.8]

h. Sales counters and service counters shall be detailed and
dimensioned to be 34" maximum above finished floor for a
minimum 36" width, [CBC 11B-227.1, 11B-904.4.1)

i, Where food or drink is consumed at counters, there shall have a
maximum 34" high by minimum 60" long area with knee and toe
clearance. [11B-226,3]

j. A minimum 5% of seating spaces and food and drink tables shall
be accessible. [CBC 226.1]

k. Cne of the required four electrical vehicle charging station spaces
shall be provided and shall be van accessible. [CALGreen
5.106.5.3. CBC 11B-228.3]

L A minimum 6 parking spaces shall be designated clean
air/vanpool/ev. [CALGreen 5.106.5.2)
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B.

14,

m, Flood resistive construction requirements in ASCE 24-14 shall be
applied, where applicable.

Details showing compliance with fire department requirements. If the
proposed structure(s) are located within the State Responsibility Area (SRA)
the requirements of the Wildland-Urban Interface code (WUT), California
Building Code Chapter 7A, shall apply.

Meet all requirements of the Environmental Planning section of the Planning
Department, including:

L.

3.

The submitted Letter of Map Amendment (LOMA) appears to remove a
portion of Parcel B from the special flood hazard area. Sheet C1.0 shows 1
cubic yard of fill being placed inside the flood zone, but does not delineate
the flood zone on the plans. This is sufficient to determine feasibility for the
discretionary phase; please submit an exhibit with the building permit that
clearly delineates the revised FEMA Flood Zone AE in this area.

Please provide two copies of the geotechnical report for review at the time of
the building permit application. ,

Prior to building permit issuance, please submit an original wet-signed and
stamped Soils (Geotechnical) Engineer Plan Review Form to Environmental
Planning. Please note that the plan review form must reference the final
plan set by last revision date. Any updates to teport recommendations
necessary to address conflicts between the report and plans must be provided
via a separate addendum to the soils report. The author of the report shall sign
and stamp the completed form. An electronic copy of this form may be found
on our website: www.sccoplanning.com, under "Environmental”, "Geology &
Soils", "Assistance & Forms", "Soils Engineer Plan Review Form",

Plans submitted for the building application shall include a stormwater
pollution control plan that meets the requirements set forth in the County’s
Construction Site Stormwater Pollution Control BMP Manual. The Manual
may be found on our website: www.sccoplanning.com under the
"Environmental" tab, "Erosion and Stormwater Pollution Control”, then
"Construction Sitc Stormwater BMP Manual®, Part 2 of the manua] lists
Stormwater Pollution Control Plan requirements; please use this as a guide
for preparing the plan.

Submit an Archaeology Report for review, if required.

Meet all requirements of the Santa Cruz County Sanitation District, including
discretionary comments dated May 2016. Proof of sanitary sewer service availability
is required prior to application for a Building Permit,

Pay Zone 5 drainage fees (which will be assessed on the net increase in impervious
area) and meet all requirements of DPW, Stormwater Management, including the
following:
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No change in surfacing or grading for the outside gaming and seating areas
has been approved as part of this project. Any future changes in surfacing or
grading will require review and approval and permits as necessary by the
County. ‘

Provide a final stormwater management analysis/report that demonstrates
compliance with the County Design Criteria including mitigation
requirements, minimization of pollutants of concern, safe overflow
provisions, methods for minimizing clogging and maintenance, etc.. The
analysis for project threshold for stormwater management mitigation shall
include all phases of work (phase 1 and 2). This will result in a “large”
project in regards to stormwater management and mitigation design and
analysis shall be provided accordingly.

Provide final stormwater management improvement plans consistent with the
analysis/reports, other project plans, and which are detailed adequately for
construction. The final plans should include details on how all proposed
impervious and pervious areas will be routed. If the final design includes
mitigations that rely of infiltration of stormwater please include additional
notes on the grading plan to avoid/minimize disturbance of infiltration areas
and/or provide for decompaction/cleaning/testing of infiltration areas after
grading is complete, The construction scheduling should be designed so that
infiltration areas are not compacted nor clogged during construction. Provide
specifications on subgrade compaction/non compaction and
fabrics/mats/mesh requirements under infiltration and semi-pervious areas
that are consistent with the analysis. Geotextiles shall be non-with with high
minimum flow rates (125 gpm/sq ft or higher).

The site receives upstream runoff from adjacent properties and the project
includes driveway and parking areas that are expected to have more thaz 6
inches of water depth during a 100 year storm — accordingly, the applicant is
required to provide an easement(s) or other recorded document(s)
acknowledging that the site does and will continue to receive upstream
runoff, that the property owner is responsible for maintenance of the pathway,
that flooding is expected to occur in the parking and driveway areas; and that
the County and Flood Control District are not responsible for the upstream
runoff, for maintenance of the drainage pathway, or for flooding on the
project site. See Section G.3 of Part 3 of the CDC. Describe the extent of the
upstream drainage area for this site (provide a watershed map showing the
extents) and how the project will accommodate upstream runoff,

Provide final approval letter from the geotechnical engineer approving of the
final drainage plans, the locations of any/all infiltrative BMPs, and supporting
the use of the design infiltration rate used in the final sizing, Provide a copy
of the August 2016 (or other updated) Geotechnical Investigation.
Recorded maintenance agreement (SWM-25B) for stormwater management
and mitigation facilities will be required consistent with section C.3.¢ in the
CDC. Include one exhibit detailing management activities, limitations on
impervious surfacing, maintenance requirements, schedule for maintenance
and reporting, 'signs of system failure, and responsible party, exhibit with
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10.

mitigation watershed maps, and other required items in the recorded
maintenance agreement.

Previously approved plans for the site suggest that the inlet in the parking lot
was designed as a grease trap to treat runoff from the parking area, Please
assess the -existing condition of this treatment unit and the piping to be
retained, include repairs, maintenance/upgrades as needed so that runoff from
the parking area is continued to be treated prior to discharge from the site,
The maintenance agreement (see comment No. 4 above) should include
maintenance and reporting on this facility.

All inlets shail me marked “No Dumping — Drains to Bay” or equivalent and
shall be maintained by the property owner.

Public Works staff will inspect for the installation of the drainage related
items. Once all other reviewing agencies have approved of the building
permit plans please submit a copy of signed reproducible civil plans with the
DPW signature block on the first sheet along with the engineer’s estimate for
the construction of the drainage items (there is a 2% inspection fee). These
plens will be routed through DPW for signature (expect 1- 2 weeks for
routing time).

Zone 5 fees will be:assessed on the net increase in permitted impervious area
due to the project. This project may be eligible for fee credits for existing
impervious areas if documentation is presented demonstrating existing
impervious areas are permitted or were built prior to 1969, County staff will
utilize gerial photos from the 1970s and previous permit/fee assessment to
establish credit if no additional information is furnished by the applicant.

Meet all requirements of DPW, Encroachment, including:

1.

The existing driveway approach rmist be removed and replaced with an ADA
compliant driveway approach as shown in Figure DW-1 of the County of
Santa Cruz Design Criteria (Sec Part 6 Driveways and Encroachments),
Please include Figure DW-1, ST-4a, ST-4b and ST-4c on the plans to
facilitate proper construction by the contractor.

Meet all requirements of DPW, Road Engineering,

Obtain an Environmentsl Health Clearance for this project from the County
Department of Environmental Health Services and submit a food facility plan review
application for review.

Meet all requirements of the Soquel Creek Water District. Proof of water service

availability is required prior to application for a Building Permit,

Meet all requirements and pay any applicable plan check fee of the Central Fire
Protection District,

Submit 3 copies of a soils report prepared and stamped by a licensed Geotechnical
Engineer.
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K.

Pay the current fees for Parks and Child Care mitigation for two bedroom(s)
{currcntly $600 per bedroom) and Child Care mitigation for the commercial uses
(8.23 5.£).

Pay the current Affordable Housing Impact Fee, The fees are based on the pmjcct
square footage.

Provide required off-street parking for 69 cars. Standard Parking spaces must be 8.5
feet wide by 18 feet long. Up to 30% of the required parking may be compact size.
Compact parking spaces must be 7.5 feet wide by 16 feet long. All project parking
must be [ocated entirely outside vehicular rights-of way. Parking must be clearly
designated on the plot plan.

A minimum of 18 bicycle parking spaces must be provided.
Submit a written statement signed by an authorized representative of the school

district in which the project is located confirming payment in full of all applicable
developer fees and other requirements lawfully imposed by the school district.

I 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.

C.

All site improvements shown on the final approved Building Permit plans shall be
installed.

All inspections required by the building permit shall be completed to the satisfaction
of the County Building Official.

The project must comply with all recommendations of the approved soils reports.

Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with this
development, any artifact or other evidence of an historic archaeological resource or a
Native American cultural site is discovered, the responsible persons shall
immediately cease and desist from all further site excavation and notify the Sheriff-
Coroner if the discovery contains human remains, or the Planning Director if the
discovery contzins no human remains, The procedures established in Sections
16.40.040 and 16.42.080, shall be observed.

IV.  Operational Conditions

A,

In the event that future County inspections of the subject property disclose
noncompliance 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,

including any follow-up inspections and/or necessary enforcement actions, up to and
including permit revocation.
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B.

One-year Reviéw: One year following the commencement of the
taproom/restaurant business on the subject parcel, staff shall prepare a follow-up
report to the Zoning Administrator to assess the business’s compliance with the
conditions of approval, to evaluate the effectiveness of the conditions of approval
to ensure the project’s compatibility with the neighborhood, and to determine if
any valid, verifiable nuisance impacts to adjacent commercial and residential uses
have been addressed satisfactorily or not. If the project is found to be
substantially out of conformance with the conditions of approval or County Code
Chapter 8.03 (Alcoholic Beverage Retail Outlet Nuisance Abaternent Programy;
or if the conditions of approval are determined to have been ineffective; or if
valid, verifiable nuisance impacts have not been addressed satisfactorily; the
Zoning Administrator address the relevant issues and direct staff1o initiate a
Level 5 (public hearing) amendment, at the applicant’s cxpense, to the conditions
of appraval as necessary to address relevant issues including, but not limited to,
modification of hours of operation, provision of additional parking if the
taproom/restaurant use has expanded, modification of the times and locations of
the use of music, and/or modification of project lighting. Altemnatively, the
Zoning Administrator may refer the permit to the Planning Commission for
consideration of permit revocation, consistent with County Code 18.10.136
(Permit Revocation).

Other Reguiations: The project must be in compliance with all Federal, State and
local regulations, including, but not limited to, the Department of Alcoholic Beverage
Control (ABC), Chapter 8.03 of the County Code (Alcoholic Beverage Retail Outlet
Nuisance Abatement Program), and any requirements of the County Sheriff,

Log: During the first year of operation, the taproom/restaurant business owner shall
record the number of patrons on Fridays and Saturdays hourly between 6 PM to 9 PM
and any time the parking lot is full. The business owner shall submit these counts on
a quarterly basis to the County, i.e., every three months,

Hours of Operation. Hours of operation are as follows:

i. Nursery 7 AM to 7 PM Sunday through Thursdzy, 7 AM to 6 PM Friday,
Saturday

it Restaurant 7 AM to 11 PM Sunday through Saturday

iti., = Taproom,7 AMto 11 PM o B "

iv.  Outdoor Game/Seating Areas 9 AM to 11 PM

The sale of alcchol shall cease at 10:00 P.M in the taproom, restaurant and
outdoor use areas.

Operations and Management Plan: The business shall comiply with the Operations
and Management Plan, An on-site disturbance coordinator shall be provided on-site
during all hours of operation. The contact information for the disturbance coordinator
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shall be posted in & prominent location. The disturbance coordinator shall maintain a
complaint log detailing the content, date and time of all complaints and how the
business responded to each complaint. The log shall be kept current and be available
at the business for inspection by County staff.

Areas of Use: The areas of use shall be as reflected in Exhibit D

Outdoor Nursery Use: In order to ensure that the nursery use is limited to the 4,800

square feet shown in the project plans, permanent landscaping and/or fencing must be

shown on the building plans and planted/constructed in order to create a clear

perimeter. .

1. The nursery must be closed entirély during peak taproom hours which are
Fridays and Saturdays from 6 PM to ¢lose~

2. At any hour, the restaurant/taproom use shall not be allowed to occupy the
outdoor nursery area unless the additional parking is constructed and this
permit is amended. If the upper parking lot (or other) is not constructed, then
a locking gate must be installed that restricts access to the nursery area.

3. No patron tables or patron seating are allowed in the nursery area.

4, 50% of the nursery area. (1,200 square feet) shall be occupied with nursery
plants and related products.

Game Area: 50% of the game area must be occupied by game equipment, e.g. ping
pong tables, corn hole, bocce ball courts, etc. No tables and chairs for eating/drinking
are allowed in the game area.

Uphill Area: The use of the area located cast and uphill of the area of development is
allowed without a permit amendment, i.e. no games or other activities may occur in
this erca unless this permit is modified to allow the use.

Restaurant Meal Service: Any time that alcohol is available, full meals shall be
made available.

Live Musie: Both acoustic and amplified music are allowed as long as the noise
generated from both comply with the noise limits of the General Plan, The music
shall be ancillary to the restaurant / beer garden use, i.e. the business shall not operate
as a night club or concert venue. Except for three days per year, bands (including
speakers) must be set up (including speakers) and play within the tap room. In all
cases, music must end by 9 PM. If a substentiel number of complaints afe received,
particularly from residential neighbors, the applicant may be required to provide an
acoustical study for the one-year review hearing. The applicant will also be required
to document the days, if any, that live music is set up and played outside of the
taproom.

Pre-Recorded Music. Pre-recorded amplified music is permitted on the
premises, and such music shall not be audible outside the boundaries of the
subject property. No nightclub or dance hall entertainment facilities as described
by the Santa Cruz County Code shall be permitted unless approved by separate

permit.
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K.

Food Truck: If a food truck or trucks provides food service to the business, it shall
park in the location designated on the project plans, i.e. it shall not occupy required
parking. In no case shall the food truck park overnight on-site.

Air Stream Trailer: The air stream trailer is allowed to be parked on-site. The only
allowed use for the trailer is storage. No other use is authorized. Members of the
public are not allowed inside the trailer. The airstream must be maintained in a
condition that it can be readily moved, i.e. it must be mobile. If complaints are
received and verified by County staff that document that the trailer is connected to
utilities and/or is being used for a use other than siorage, the trailer shall be removed
from the property.

Entry Sign: The proposed sign shall be: a maximum of 12 feet high, located a
minimum of five feet from the right-of-way, and a maximum of 50 square feet in
area. The sign may not be indirectly illuminated. The location of the sign must be
such that drivers® line of sight is not affected.

Residential Use: The second-floor residential use may not be used as a part of the
business. A gate (or other barrier), sign or both shall be instalied at the base of the
stairs prohibiting entrance,

Employees Transportation: Employees shall be encouraged to ride bikes, take
public transportation, or carpool to and from work.

Restrooms: A sufficient number of restroom facilities must be provided to meet the
demand of the business’s patrons. Should the six restrooms shown in the project
plans prove to be inadequate, additional capacity may become required.

Deliveries: Deliveries shall be made during off-peak times.

Trash/Recycling: All trash and recycling areas shall be effectively screened from
view and covered and maintained in an orderly state to prevent water from entering
into the garbage container. Trash areas shall be maintained in a manner to disconrage
illegal dumping and to prevent noxious odors, bugs or other pests and regularly
picked-up.

Outdoor Storage. No outdoor storage is allowed or permitted unless designated
on the approved plan set.

Anti-Graffiti, The applicant shall remove all graffiti from buildings and wall
surfaces within 48 hours of defacement, including job sites for projects under
construction,

Anti-Litter, The site and surrounding area shall be maintained free of litter,
refuse, and debris. Cleaning shall include keeping all publicly used arcas free of
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litter, trash, cigarette butts and garbage.

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 harmiess. 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 thereafier 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.

Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

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

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 settlement 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.

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

e —

Minor variations to this permit whick 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 unless a
building permit is obtained for the first phase of the project consisting of one of the primary
structures 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, resuiting in the expiration of the building
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permit, will void the development permit, unless there are special circumstances as determined
by the Planning Director.

Approval Date;

Effective Date;

Expiration Date:

Deputy Zoning Administrator

Appeals; Any property owner, orofherpemonaggri'eved, or eny other person whose interests are adversely affected by
any act or determination of the Zoning Administrator, may appeal the act or determination to the Planning Commission in
accordance with chapter 18.10 of the Senta Cruz County Code.
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Parcel Zoning Map o

Santa Cruz County Planning Department Apr. 27,2018
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Parcel General Plan Map Parce Nurber |

Santa Cruz County Planning Department Apr. 27, 2018
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Project Statement
Commercial Development Permit Application

Applicant: Soquel Farmhouse LLC
Application: 161091

APN: 030-221-46

Address: 2590 S Maln Street, Soquel
Acreage: 2.9 acres

Background

In 2013 Holiday Corners LLC, which owns many of the properties that surround this parcel, leased
property to Beer Thirty Bottle Shop & Pour House LLC, which opened In March 2014 to immediate
and resounding success. Parking conflicts arose between the neighboring businesses, and as a
result, Holiday Corners has subjected Beer Thirty to a hostile landlord/tenant relationship and has
continually threatened Beer Thirty with eviction.

In 2016, Hollday Corners suggested that Beer Thirty rent the Soquel Farmhouse property to
resolve the parking conflict. Beer Thirty complied, however this did not satisfy the landlord or the
nelghboring businesses and Beer Thirty continues to be subjected to a hostile tenancy.

Holiday Corners has made it clear that it Intends to continue attempts to evict Beer Thirty and does
not have plans to renew Its lease at the end of its term. As a result, Soquel Farmhouse is
attempting to develop this parcel so that Beer Thirty can move from its existing location to this
‘new lacation.

This parcel has been in use as a retall nursery, home, garden and glft shop with a residentia! unit
on the second floor of the existing structure for more than 20 years. This appilcation seeks to
continue those uses and add the taproom, restaurant, outdeor cooking, seating and entertainment
uses to allow for Beer Thirty’s relocatlon in a two phased approach.

Project Description

Phase 1: Proposal to demolish an existing two-story commercial building and construct a new two-
story mixed use building with a taproom, walk-up counter service restaurant with low risk alcohol
service, ABC license type 417, retail bottle shop and retail merchandise, with storage on the second
floor, outdoor seating and entertalnment areas?, and a separate single story nursery storage and
restrcom building, establish a master b'ccupancv permit for a mixed use development consisting of

1 ON SALE BEER & WINE — EATING PLACE - {Restaurant) Authorizes the sale of beer and wine for consumption on or off the
premises where sold. Distilled spirits may not be on the premises (except brandy, rum, or llqueurs for use salely for cooking
purposes). Must operate and maintain the licensed premises as a bona fide eating place. Must maintain sultable kitchen
facitities, and must make actual and substantiai sales of meals for consumption on the premises. Minors are allowed on the
premises,

2This business model can be closely compared to Beer Thirty Bottle Shop & Pour House, adding a restaurant use, per the
request of Supervisor Leopold.
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continued from page 1...

the existing retall nursery, home, garden and gift shop? and the new restaurant, outdoor seating
and entertainment use.

Phase 2: Proposal to remove the kitchen from the taproom, convert the separate storage building
to a kitchen and convert the second-floor storage to a two-bedroom apartment,

Proposed Uses

Phase 1:
* Retall Sales Neighborhood / Retali Sales Community: Nursery, Home, Garden & Glft Shop
* Restaurants; Bars, food service: Walk-up counter service restaurant with low risk alcohol
service (Beer & Wine ABC License type 41)

Phase 2:
» Continued uses from Phase 1
+ Residentlal

Hours of Operation (both phases)

The types of uses proposed on this parcel are community, service related businesses and will
typically operate seven days per week, including most holidays.

Retall Nursery 7am - 7pm  Daily
Restaurant 7am - 12am* Daily
7am - 1am* New Year's Eve
* last call for alcohol service shal! be 1 hour before closing

Muslc (both phases)

We would like to provide acoustic and amplified background music both indoors and cut in
accordance with all sound restrictions of the county code. We would like planning staff to include
these requirements as conditions of approval.

Number of Employees (both phases)

Retail Nursery 2
Taproom 4
Restaurant 2

Anticlpated Number of Patrons (both phases)
We have been asked by planning staff to estimate the number of patrons for the proposed uses.

As we have never owned or operated a retall nursery, home, garden and gift shop, and we are only
able to provide a “best guess” based on our observation of other local businesses with simllar
models. Aptos Hidden Gardens and Wisteria Antiques are the closest and most similar businesses,
We frequent these stores regularly and we have never seen more than 8 patrons on the premises
during our visits. Therefore, we estimate the normal retail nursery and gift uses on the property
will service 1-8 patrons at & time,

The restaurant use is being established for an existing business, Beer Thirty. Therefore, we
anticlpate the number of patrons for this use will mirror Beer Thirty. In order to provide an
accurate estimate for planning staff, we complled three months of patron count data and have

3 This business model can be closely compared to DIG Gardens, Aptos Hidden Gardens and Wisteria Antlgues.
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continued from page 2...

prepared a detailed analysis in a separate report. Based on that analysis, we have identified peak
days and hours of occupancy as well as average patron counts. Based on the data collected, we
anticipate peak occupancy will range between 44-132 patrons with average peak occupancy
expected to be 132 patrons on Friday at 9pm.

B_eer Thirty Peak Occupancy Hours

Day Count Hour
Sunday 102 4pm
Monday 44 5pm
Tuesday 60 8pm
Wednesday 79 8pm
Thursday 81 8pm
Friday 132 9pm
Saturday 120 5pm
Beer Thirty Average Patron Count

- . hwerage Pytron Coumt
Day 1PV ZPM 3PM_APM SPM GPM TPM EPM DPM 10PM
Sudsy == 82 57 3 W2 _% 78 6 M4 23
Mondty 8 24 27 822 44 39 4 37 » 2
Tuesday - 12 13 18 240 29 43 % e S0 1S
Waednesday 9 1 16 28 4 H M MW s 18
Thursday .8 11 a2 M 5T 6 s 4 a7
Fricuy ¢ 26 35 49 74 102 131 e 12 117
Saturday 4 75 $3 108 120 115 18 118 U8 71
Traffic & Parking

The primary geal of this project is to relocate an existing business (Beer Thirty) from the adjacent
parcel to this parcel. As this business is already in operation, we do not expect this development
will increase traffic or parking demand.

It Is understood that all new developments must provide adequate on-site parking for the proposed
uses. The proposed parking plan is for 66 vehicle spaces and 36 bicycle parking spaces. This
exceeds the number of spaces required by county code for both phases of the project.

We have prepared a supplemental report detailing current parking conditions in the immediate
vicinity of the proposed development. Beer Thirty currently has access to 54 shared parking
spaces. These parking spaces are shared with a/f of the surrounding businesses. These 54 shared
spaces adequately service the exIsting business. The proposed development Increases the number
of parking spaces from 5S4 shared to 61 dedicated. Therefore, this development can reasonably be
expected to reduce the parking Impact on the neighborhcod.

We have also included a parking analysis, prepared by a licensed traffic engineer, outfining that the
number of parking spaces exceeds the maximum houry parking demand for the proposed uses on
the site.

As a final step, our civil engineer has identifled another area on the property that is suitable for a
future parking lot expansion, should the need arise, for a total of 117 spaces. Layout attached.

56
182



contihued from page 3...

. . e
FEL S P
I i "
H L !
Lane 190 H
A Y, f? ! !
P A L
- i {
1 ‘
P B L W
Possible Parking ~ \,
lot expansion area 1:)...\}(‘- ! ',\
i - \
g . : \
H 7‘ ‘\“
i ; (” Y
; I v | \-/,r\
it >
: , . e\
. 1 :
| .__| Outdoor space assoclated E ) N
e o with proposed Pz ——
H L . commercizl uses 5=

57
183



Supplemental Cccupancy Analysis

We are seeking approval for a mixed use development and planning staff has requested that we
include occupancy estimates for the different proposed uses on the parcel.

The initial estimate that we provided was a “best guess”. For the retal nursery, home, garden
and gift shop, our estimate was based on our observation of similar local small businesses. We
have never owned or operated this type of business, therefore our estimate remains a “best
guess”. For the restaurant/taproom use, the estimate that we provided was based on historical
sales information from Beer Thirty’s point of sale system, rather than actual customer counts
taken at their existing site.

In order to provide a more accurate estimate for planning staff, we have compiled three months
of patron count data at Beer Thirty’s existing location. The data collected included the month of
September, which contained the Labor Day holiday, two midweek fundraisers, and exceptionally
beautiful weather. This skewed results out of their favor. Counts were recorded hourly and
broken down by inside seating, outside seating and gaming area uses,

The analysis revealed that Beer Thirty's peak occupancy hours fall later in the evening than
originally estimated and after many of the neighboring businesses have closed. We found that
the average customer count never exceeded 150 patrons and the peak average occupancy is 132
patrons occurring on Fridays at 9pm.

Beer Thirty Peak Hours (based on peak average patron counts)

Day Count Hour
Sunday 102 4pm
Monday 44 5pm
Tuesday 60 8pm
Wednesday 79 8pm
Thursday 81 8pm
Friday 132 9pm
Saturday 120 S5pm

Beer Thirty Average Patron Count
Averige Patran Counts
1P ZPM SPM 4APM SPM GPM T7PM EPM 9BM 1arm

Sunday . .32 57 € M3 8 1 & a1 m
Mondiy __ B 2 2 %2 M ¥ « 37 35 2
Tuesday 12 13 18 24 29 43 _ 8 s S0 15
Wednesday 9 11 16 28 45 43 M4 73 59 18
Thursdsy 8 I 2 27 a5 e e 74 &7
Fidey = 1M 26 35 49 74 U8 1:1 s 182 117
Saturday 4 76 93 108 13 115 ME 114 18 N

There are instances where patron counts exceed 150, however this is uncommon. Out of 900
hours surveyed, there were only 44 hours, which Is less than 5%, where customer counts
exceeded 150 patrons. These higher counts typlcally occurred on Friday and Saturday when
other neighboring businesses are closed. There were only 16 hours where customer counts
exceeded 150 patrons during the neighboring businesses peak hours (6pm & 7pm).
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Beer Thirty Customer Counts > 150 patrons

Day Count Hour Comment
Sunday 184/175 -3pm/4pm Labor Day Weekend
Monday Never
Tuesday 205/188 8pm/9pm American Rivers Fundraiser
Wednesday 218/230 7pm/8pm Alzheimer’s Fundraiser
Thursday 154 9pm Unknown cause
Friday >150 6pm/7pm 9 occurrences (152-184 patrons)

>150 Bpm/9pm 8 occurrences (151-209 patrons)
Saturday >150 3pm-7pm 11 occurrences (155-220 patrons)

>150 8pm-9pm 9 occurrences {152-234 patrons)
Beer Thirty Max Patron Count*

Max Patron Counts
1PM 2PM 3PM 4APM S5PM 6PM 7PM SPM 9PM 10PM

Sunday = 82 101 184 171 _ 146 _ 147] 184 111 48 _—
Monday ' 18 146 150 137 125 98 95 76 4 2
Tuesday | 18 19 35 42 43 54’ 115 205 188 31
Wednesday : 20 21 27 65 _115° 93 218 230 108 31
Thursday 137 27 © a3 43 _ 73’ 89 96 u7 154 o
Fridey .. 35 8 19 80 129 167 208 189 200 117
Saturday | 8 113 150 164 208 205 220 191 234 134

* Red cells denote >150 patrons

Overall, we feel we have been able to provide an extensive amount of data and analysis that gives
a more accurate picture of peak occupancy for the proposed development. These peak hours
are in contrast to the peak hours of several of the neighboring businesses and therefors will not

have a detrimental impact on those businesses operations.

We hope this information enables planning staff to support Beer Thirty’s relocation to the new

site and recommend approval of this project.
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Supplemental Parking Demand Information

While occupancy correlates to parking demand, the type of business, customer demographics
and the rapidly growing utilization of ride sharing technology such as Uber and Lyft have been
shown to have a dramatic impact on parking demand. The following is a link to a ride-hailing
Impact analysis performed by respected and reputable parking consultants, Walker Consultants:

http_:[[walkerconsuItants.com{wg-content[ugIoads[2017£12[ INC-Impacts.pdf,

Recent studies show that restaurant customers, where alcohol is consumed, prefer to utilize
these types of services and are decreasing parking demand. In fact, counties that rely on parking
revenue are seeing revenue reductions and budget shortfalls as a result in the increased use of
these services. Millennials are also shown to be utilizing these services at an exponentially higher
rate.

For reference, Beer Thirty's demographic Is as follows:

197%
Women
o 2%
Your Fans 0.0305 % 2'}& .
1817 ' 1:-24 2584
[ e e
Men 00153% 15
& 4i%
Your Fans
18

Other factors that reduce parking demand for Beer Thirty’s business model:

* The proposed business is located in a concentrated area of commercial services where it
can be expected that a single stop will be made for muitiple land uses.

¢ The outdoor nature of the proposed development and our community encourages
walking and bike riding.

* Aconsiderable number of spaces are included In the parking requirements for the interior
of the building, however due to the outdoor nature of the proposed development, the
Interlor seating is often empty and is intended to serve the business on rainy days.

* Businesses like Brew Cruz, Shuttle, Limo and Santa Cruz excursion tour services bring 15
patrons in a single vehicle

* Beer Thirty encourages Its customers to bring food from neighboring businesses, Carpa’s,
Tampico, Michael’s on Main, Sunnyside Produce and the Fish Lady, resulting in a single
stop for several uses.

* Many of our employees blke to work because traffic on highway 1

* Many of our customers carpool 3+ per vehicle and have a designated driver

60 ‘i';.'-[?;‘,'- .‘."::'
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Current Parking Conditions

We have been customers of the businesses on South Main Street for 30 years. For as long as we
can remember, it has been difficuit to find parking in this area. Even early pictures posted in
Carpo’s Restaurant from the 70’s show that parking has always been a challenge,

CAESOS

Beer Thirty currently has access to 54 shared parking spaces; 9 parking spaces in front of their
building and 45 (50 minus 5 indentured) parking spaces on the adjacent parcel. These parking
spaces are currently shared by a/f of the surrounding businesses and are adequately meeting the
needs of Beer Thirty’s existing business. The proposed development includes a parking lot
expansion which will increase the number of parking spaces for Beer Thirty from 45 shared to 61
(66 minus 5 indentured) dedicated spaces. Therefore, this development can reasonably be
expected to meet the parking needs of Beer Thirty’s existing business.

We regularly observe the parking patterns In the 5 neighboring parking lots during our neighbor’s
peak business hours. We have found that Fish Lady, Sunnyside Produce, the Veterinarian’s office,
and the Realtor’s offices always have parking spaces available for their patrons during their
regular business hours. Several businesses have installed restrictive parking signage, which has
deterred non-customers from using their parking lots and it is common to see these parking lots
completely vacant after hours.

EXHIBIT T «

PoRFT sy
AL B

P B
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We have conducted two parking lot counts of the 5 neighboring parking lots, on Saturday
between Noon and 6pm when the veterinarian’s office and the two real estate offices are closed.
These studies occurred on Beer Thirty’s 2™ and 3" busiest days In their history of being open.
The resuits showed that customers of all of all the neighboring businesses are utllizing each
others’ parking lots. Sunnyside Produce, Fish Lady and Michael’s on Main had parking available
for their patrons at all times.

Thank you,

Kym DeWitt
Soquel Farmhouse, LLC
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Oorl  Tap TakeoverX

A Tap Takeover Is merely putting a specific beer menu on for a day and telling people which beers you
have on your menu. For example: 30 Beers from Northern California Breweries or 30 Beers from Sierra
Nevada Brewery, or our favorite... 30 Beers from all the local breweries! These are standard and
necessary business practices of every craft beer bar and restaurant. Al of the local bars and restaurants
have these on a regular basis, some weekly, and It is Imperative that we be able to continue to do so just
to compete. If we do not, we will not be relevant or be taken seriously in the craft beer community. If
we are not able to promote and feature specific craft breweries and cultivate those relationships our
business will fail.

If you go to any of the local craft beer centric businesses and look at their facebook, you will see that
they are all doing these. Some cf those businesses are:

Pour Taproom

99 Bottles of Beer on the Wall
Lupulo Craft Beer House

Sante Adairius Santa Cruz Portal
Burger Santa Cruz

Burger Aptos

Mission Street BBQ

Aptos Street BBQ

We typically have one 30 Tap Takeover a month, sometimes we skip It, if we can’t get something
worthwhile together. Out of respect for our neighbors, we've limited these to only one per month and
we do them on Wednesday’s, which are typically a bit slower day In the neighberhood. It would be
better for our business if we could host as many as we want, but we've really done everything we can to
be good neighbors. Most people stop by on their way home from work and get out of the traffic on
highway 1. They typically generate a $1500 - $3000 bump In sales for the day. Typical attendance
probably ranges from 80-150 people, coming and going through out the day.

We also have Tap Invasions, where we feature 3-10 beers vs. a whole tap takeover., We have these
whenever we are approached by a new brewery or to promote an existing brewery that we work with,
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Annette Olson

R —
From: Kym DeWitt <kym@kymdewitt.com>
Sent: Friday, March 30, 2018 3:20 PM
To: Annette Olson
Ce: Bill Kempf
Subject: Re: Beer Thirty Project Update
Follow Up Flag: Foliow up
Flag Status: Flagged
Hi Annette ~

I am just now gefting to yesterday’s emails. I’m so sorry I missed this one.

2 Labor Day (3pm/4pm)

2 Fundraiser (8pm/9pm)

2 Fundraiser (7pm/8pm)

1 Unknown (Thursday @ 9pm 154 people — just barely over the 150)
9 Fridays 6pm/7pm

8 Fridays 8pm/9pm

11 Saturdays 3pm-7pm’

9 Saturdays 8pm-9pm

44 occurrences
Hope this makes it to you in time,

Best,
Kym

On Mar 29, 2018, at 11:40 AM, Annette Olson <Annette.Olson@santacruzcounty.us™> wrote:

Hi Kym.
¥'m hustling to get my report done with your additional information. Could you clarify one thing, you cite that there were
44 hours where the patron count exceeded 150. When | look at the table that you provided, | count 41. Here’s my
abbreviated summary of your table in case I'm not understanding it correctly.

1 Labor day '

1 Fundraiser

1 Fundraiser

1 Unknown

9

8

11

9

Thanks,
Annette

From: Kym DeWitt [mailto:kym@kymdewitt.com)

Sent: Friday, March 16, 2018 12:24 PM
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Staff's Parking Analysis.

Square .85
Use Notes footage multiplier County Req'd | Required
Taproom 1836 s.f. -339 s.f, (retail) 1497 1272.45 | 1 per100s.f. 12.73
Retail Nursery (in taprcom}) 150 127.5 | 1 per 300s.f. 0.425
Retail Beer (in taproom) 179 152.12 | 1 per 300 5.1, 0.507
Kitchen Phase 2 453 384.2.1 1 per 100 s.f. 3.842
Beer
Garden 2500 { n/a 1 per 100 5.1, 25
Game Area 3400 [ n/a - 1 per 600 5.1, 5.66
Residence | thres bedroom | nfa nfa 3
See landscape plan for
Nursery area 4800 | n/a 1 per 600 s.f. 8
Employee _ X6 1.8
Indenture n/a n/a nfa 5
Subtotal 65.964
Shared uses -4
Total 61.964
Previously Uncounted Areas
West & east of beer
Walkways  garden 720 n/fa 1 per 100 7.2
Grand
Total Total ahove + walkway area 69.164
70
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Annette Olson

From: RON MARQUEZ <rn.mrgz@yahoo.com>
Sent: Monday, April 18, 2018 11:37 AM

To: Annette Olson

Cec:. Kym DeWitt; Bill Kempf

Subject: Re: Beer 30

Hi Annette, | have reviewed the e-mail you sent me with the latest square footages for the Beer 30 Application. The table
you provided does reflect the same methodology that | used in calculating the shared parking reduction for the project.

Let me know if you other questions,

On Friday, April 13, 2018, 1:29:26 PM PDT, Annette Oison <Annette.Olson@santacruzcounty.us> wrote:

Hi Ron,

I tried your telephane number, but it doesn't seem to work anymore.(unless | wrate down the wrong number....). | hope
you don't mind that I'm contacling you by email. In finalizing my staff report, I took a closer lock at your numbers. | have &
feeling that your numbers were done for an earlier iteration of the project as they don't reflect the current numbers.

| was wondering If you would take a look at my work-up with the current areas, and let me know if you agree with the
analysis? | used your methodology {with the architect's most recent areas) which, besides the shared parking analysis,
seems to differ from the method in the Code by using the .85 multiplier fo account for areas that don't generate a parking
demand (e.g. storage) rather than just deducting storage as allowed by code. If you are available to review this, here are
my numbers;

Square 85 County :
Use Notes footage maultiplier | Req'd Required
1836 s.f. - 339 s.f.
Taproom (retail) 1497 1272.45 | 1 per 100 s.f. 12.73
Retail | Nursery (in taproom) 150 127.5| 1 per300s.f,| = 0.425
Retail Beer (in taproom) 179 152,12 | 1 per 300 s.f. 0.507
Kitchen . | Phase 2 453 .384.2 | 1 per 100 s.f, 3.842
Beer Garden 2500 | nfa 1 per 100 s.f. 25
Game Area 3400 | nfa 1 per 600 s.f. 5.66
Residence three bedroom n/a n/a : 3
See landscape plan '
Nursery for area 4800 | n/a 1 per 600 s.f. 8
Indenture : n/a n/a n/a 5
Subtotal 64.164
Shared uses -4
Grand Total | 60.164
Thanks very much,
Annette
1
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I;\lla norandum

To:

Dato:

Kym DeWwitt, Bill Kempf
Ron Marquez, Traffic Engineer %%

March 2, 2018
The Nursery Parking Analysis Update

. The purpose of this memorandum is to provide further information on my earlier
memorandum to you of October 1017. The following points serve as clarification and
respond to comments received regarding the earlier document.

It should be noted that the figures providad in the October document estimating the
parking demand-always used 85th percentile values as opposed fo averpge valves
which are lower. Te 856th percentile value is exceeded only 15% of the time.

1 was asked about typical vehicle occupancies for uses such as the Beer garden. A
National highway Transportation Study in 2008 identified social and recreational
trips to exhiblt some of the highest vehicle occupancy ratios at 2.21 persons per
vehicle,

There is evidence that parking demand rates are reducing as ride hailing services
such as Uber continue to increase in usage. A University of Califomnia at Davis
Study indicated that one of the major reasons that people use these sarvices is to

‘avoid driving after drinking. Fully 33% of those users expressed that opinion.

My understanding is that a number of companies are now providing tour services to
uses such as is proposed, This also will increase the overall vehicle occupancy to
the site and reduce the parking demand,

The shared parking analysis prepared for you last year was limited to the proposed
site. Were the study expanded to a broader ares it is evident that the peak parking
demand eatimate reduces in a macro scale analysis. Simply sald a number of the
businesses in the area close during the peak parking demnand of the proposed
project. .

Title 13.10.553 Section B paregraph 5 of the County Code addresses altemate
parking requirements and suggests they may be considered when: "Vaiid
statistical parking data from the site, neighborhood or applicable larger area
indicate an- appropriate ievel for sharsd parking.” Although the project does not
require an altemnate parking requirement this section of the code provides a
threshold for shared parking beyond the boundaries of the subject property.

Each of the above notes suggest the peak parking demand estimates provided to you in
October 2017 are conservatively high.

e A+ st et PR st 72 A
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To:  Kym DeWitt, Bi¥ Kempf ' o
From: Ron Marjuez, Traffic Engineer RIM
Dats:
Re:

Oclober 18, 2017
The Nursery Parking Analysis

uses. mmmmmmmmmm The

Py opoaed like does not fallinto typical use calegories bt can best desaer Car
mmtuuasitmlahshpmﬁudﬂnmd. Eorﬂllamdy_alconwmtcrqht_edt:n.me

uetuueformmubamqmmm on the baais of 1
lﬂlm
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Inuhmy.‘hunpmmbbemad'emmrmmw
mnnwdmhmmmawjmbthn The phase 1 maximum

%'% o38Z288

Parking Spaces
% o3Nuae’3
%

Thaafulhﬁngahmﬂﬂnwbﬂmhm present the hourly parking demand calculations
furhﬂmphaasmadtbrmﬂmﬂ".m the . ¢ '
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October 18, 2017
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aguer Transporzion Ergincer

To: Kymi DeWitt, Bl Kempf

From: Ron Marquez; Traffic Enginser RJM
Date:  October 16, 2017

Re: The Nursery Trip Generation Analysis

in the unincorporated ares of the County of Senta Criz. The objective of this analysis ié to
provide an estimate of the new trip generation associated with the mix of uses.

Methodology

n%#lp genaration analysia uses the Instituts of Transportation Enginsers (ITE) "Trip
Ssriraion 9nt Edition” as its major reference.

memmeMdmmm«m include the beer
gardien, the nursery and the gaming area, Phase two includes a remodeled main bulkding
&8 well-a5 8 two bedroom apariment. The trip generation for the existing nursery is based
bivthe figires you provided me. The exdsting nursery square footage is based on one fourth
ol thé bpen area (35,400 sq ft) and the retall sales building ( 1,253 sq ft). This | estimate

ide aommaﬂvouﬁmahofﬁpgmmﬁonforﬂnnmy. The trip generation for
{hwheer garden elemant most closaly fits the pattem for a high tumover sit down restaurant
{Land Use 832). Fhmhquarafnotagalncludasallfhtﬂoonquarbmandﬂn
outdourbeergatdenaraamlmsﬂmreﬂmmsquarew. Phase 2 adds the apartment
on the second fioor. Pasa-byﬁpaamexpadedhbadmntombeargardm. Pass-by
rahsforhhtypeofuietangefrnmﬁ%to&%. A pass-by rate of 20% is assumad to be a
consarvaiive value.

The foﬂ:wingztablen present the trip generation ilentified for the existing operation, phase
1, and phase 2.

Although the tables present new trips &t the proposed sits, it should be noted that the
proposed usealraaclylslnopemtionaeoupleofpamelsm;r. The proposal may be
slightly larger than the neighboring she use however the majority of the trips estimated for
the Nursery are aiready in the traffic stream. '
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October 16, 2017

Lol on nd ‘outaids sma.
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Annette Qlson
“—— m—

From: Bill Kempf <bill@wckempf.com>
Sent: Friday, March 23, 2018 4:26 PM
To: Annette Olson

Subject: RE: Beer 30 Old tap room size
Attachments: 2 - Givil revised.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Hi Annette.

I do have everything drawn to scale and am using actual surveys for accuracy. The proposed taproom is quite a bit bigger
while the existing building is actually only 1,025 s.f. | don’t know if that helps or not.

I’'m also Including the revised Civil plans with the trees changed as you requested for Dettle. See you on Wednesday.

Bill Kempf, Principal

WILLIAM C. KEMPF, ARCHITECT

911 Center Street, Suite F, Santa Cruz, CA 95060
T: 831 459-05951 C: 831 239-5804

WWW.WCBQI“E!.COH’I

From: Annette Olson <Annette.0lson@santacruzcounty.us>
Sent: Friday, March 23, 2018 2:08 PM

To: Bill Kempf <bill@wckempf.com>

Subject: Beer 30 Old tap room size

Hi Bill. _
You made a nice exhibit shawing the old Beer 30 buildings/areas superimposed over the proposed.

A neighboring property owner came in yesterday. He wondered if the old tap room’s relative size was correct. f Ido a
polygon of the old taproom’s roof on the county’s GIS, | get ~1345 (which doesn’t account for eaves}. Is that about your
estimate? Do you think your exhibit accurately reflects the size? The new tap room Is about 1800 sf,

Could you double check that the exhibit reflects the old tap room’s size accurately. | assume you traced it from an aerial,
so the only place an error could occur would be if there's an issue with the new site plan’s scale, Right?

Let me know your thoughts.
-Annette

Annette Olson

Development Review Planner

County of Santa Cruz

{831) 454-3134

Work Schedule: 8:30 - 12:00 M & Th; 8-2:30 W & F

EI iEj Virus-free. www.avast.com
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PARKING INDENTURE AGREEIIENT M
As an inducement to the tounty of Snata Cruz to nive o

buildina psrmit for a 4,000 84, ft, commeroial builging o be

loceted on APN 30-222-03, ihe ovners of ARN 30-273-08 and

1. As APN 30~223-0B &lrsady oontains the bullding known

30-221-33 do hereby sarus to the followina parking conditiona: g

28 the "Courtyxrd Restaurant® with forty two {49) County
requirsd parking spaces and}

2, thereaz the new #,000 80. . builvinn on APN 30~223-08

is reculred to haye ninteen (19) papking spacpa;

2. thersas ondy fifty four (B4) preking spaces ars
aveilable on APN 30n223-08 znd sixty ene {81) are rogquipsd
for thess two buiidinps;:

The owners apgres that they will remapve and hold for the
Sole wes oFf thess two bulldings, seven (7) pParking spaces on

that pRrcol of land across the street {ovned by the |2ne ouners)

Dascxiption: Santa Crux,Ca Docgment - Book.Page 3531.19g Page: 1 of 1
Ordez: 0 Comsent:
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Annette Olson

From: Jan Kampa <happykampas@cruzio.com>
Sent: Saturday, February 17, 2018 7:20 AM

To: Annette Olson

Subject: Baer-Thirly Project

Hi Annette,

‘My wife Aprii and | had a great time at the Soquel Neighborhood Meet & Greet last Sunday. The owner’s new
development is wonderful news, and Kym, Shawd, Olive, and Craig couldn’t be better and nicer folks.

Can you add me to your mailing list for updates and any support you'd appreciate getting from the community
on this project? Thanks so muchl!

Best,

Jan & April Kampa
3120 Hardin Way
Soquel, CA 95073
831-535-2739

83
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Annette Olson

—T ___ ]
From: MrToddtodd <mrcarpo@gmait.com>
Sent: Friday, April 13, 2018 3:47 PM
To: Annette Olson
Subject: Re: Beer Thirty

Hi Annette, Yes, my concern is all the mixed use areas outside, nursery
and gaming will be used for the tap room customers. They are trying to do
the same thing they did in their present location by calling it a retail bottle
shop, when in fact it has always been a beer garden.If all the area outside
was classified as restaurant/beer garden, they would have to provide
upwards of 125-150 spaces, which is exactly what they need for a project
of that size. Right now, on any given night they are filling both lots plus
encroaching on adjacent lots. This has caused many parking issues for the
entire business community on the street, and can only get much worse if
they are allowed to proceed with only 66 parking spaces on their new
project. All you have to do is look at all the no parking signs that have
surfaced in the last couple of years,a direct result in Beer 30's total lack of
parking. Thanks Todd

On Fri, Apr 13, 2018 at 12:45 PM, Annette Olson <Annette.Olson(@santacruzcounty.us> wrote:
Hi Todd Todd.

I understand from Wanda Williams that you have some concerns about the Beer Thirty application. When we
met, I recall that your main concern i3 parking and, in particular, your concern that the nursery area will be
used as an extension of the taproom., If you have any other concerns, please let me know and I will do what [
can to address them.

Thanks,
Annette

A Olson

LT O (Ol SO, FENGRT W

covnty ¢ Fane T

(83:)2%anils

egrk Bakalelor 300 - 000wl & Uy 2 Tiau B 2
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Annette Olson

— e ——————————— — —
From: Wanda Williams
Sent: Tuesday, March 27, 2018 9:58 AM
To: Annstte Qlson
Subject: FW: beer 30
Foltow Up Flag: Follow up
Flag Status: Flagged

FYl

From: Wanda Williams

Sent: Tuesday, March 27, 2018 9:58 AM
To: 'todd todd' <mrcacpo@gmail.com>
Subject: RE: beer 30

Tedd, in my capacity as a Deputy Zoning Administrator | am unable to advise you regarding this application. However, |
am going to pass your concerns along to the project planner in hopes that her staff report on this matter addresses the
mix of uses, Thanks.

From: todd todd [mailto:mrcarpo@gmail.com

Sent: Tuesday, March 27, 2018 8:01 AM

To: Wanda Williams <Wanda.Willizms@santacruzcounty.us>
Subject: beer 30

Hi Wanda, What would be the most cffective way tho voice my opposition to the Beer 30 plan proposal? By
classifying 75% of the project as retail/gaming instead of a Beer Garden/Restaurant, they have circumvented
parking requirements they need. This is exactly what they did in the present location, They really need 150
spaces and anything less will negatively impact the street even more than the present situation.All you have to
do is look at every business on the street with their no parking signs on every spot to realize the problems we
constantly face. Please let me know Thanks Todd Todd 831-818-6515
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Annette Olson

e — |
From: Todd and Jill Prindle <prindietroon@yahoo.com>
Sent: Thursday, March 28, 2018 8:02 AM
To: Annette Olson .
Subject: please talk with Randall Adams & Lezanne Jeffs

Annette, | met with Randall Adams once. He seemed to have a real handle on the situation. Would you talk to him about
figuring the parking/bathrooms within the County guidelines & Lezanne. : )

You had mentioned using common sense on this project. The Taproom, Patio & future Kitcheh Shed should all be looked
at as usable area. At one time, the County Planning considered outside area being used as Retail to meet the code. It
was for Homescapes outdoor fountains. Supervisor Jan Beautz was nice enough to look at this in a different light, as there
use was low impact. Is this rule sfiil in effect?

The 9 outside parking spaces were way more than Homescapes needed. Beer 30 needed the 9 plus the 50 at 2590 Main
St,, plus the street & neighboring tenants properties.

Beer 30 didn't like Lezanne's Preliminary Parking Analysis. They have come back Iater with a new version, with all
customer walkways/storage being literally on the "outside” of their parking requirements.

It Is impossible for the Taproom to be at 12 package spaces @ 1,840 sq. ft, Any Beer sales are consumed on property,
this is not a retail store, again it is a vety large Bar.
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From: Todd and Jill Prindle [mailto:prindietroon@yahoo.com]
Sent: Tuesday, March 27, 2018 9:36 AM

To: Annette Olson <Annette.Olson@santacruzcounty.us>
Subject: Fw: 2500 Main St., Beer 30

Annette, | have been locking at the "Incomplete Application” letter from your Dept. on May 13, 2016, It really looks like
they have just shrunk the old plan down to save money or reintroduced the same plan with out the same square footage
shown. Gaming Area went from 9,900 sq. ft to, | think, 3,600. The miseing 6,000 is now the Nursery area ? It would be
good to see it. They had 62 parking spaces then and 66 now. The County was at 85 then.

Can you dig up the site plan from thie ? Lezanne Jeffs wrote it.Tp

On Menday, March 26, 2018 12:46 PM, Todd and Jill Prindle <prindletroon@yahoo.com> wrote;

Great ! C U then...sent by my i todd

On Monday, March 26, 2018 12:10 PM, Amnette Olson <Annette. Olson@santacruzcounty.us> wrote:

How about Wednesday at 1:307

From: Todd and Jill Prindle [mailto;prindletroon@vyahoo.com
Sent: Monday, March 26, 2018 10:14 AM

To: Annette Olson <Annette. Olson@santacruzcounty.us>

Subject: Re: 2590 Main St., Beer 30 '

Sorry just saw this. I have, Tuesday before 10 am, Wednesday before 9 am qr after 1 pm. Friday all day ok...let me
know & thanks Tp

On Monday, March 26, 2018 9:59 AM, Annette Olsort <Anpette Olson@santacruzcounty.us> wrote:

Hi Todd.

I have to cover for someone on the counter at 10 AM. If you still want to come, I can make the plans available to you in
the records room, but may not be available to discuss them with you. I'm very interested in whatever ideas you may have,
Thanks,

Annette

From: Todd and Jill Prindle [mailto:prindletroon@yahoo.com)

Sent: Sunday, March 25, 2018 1:47 PM

To: Annette Olson <Annette.Olson@santacruzcounty.us>

Subject: 2590 Main St., Beer 30

Annette, really great talking to you the other day. I had a fun time ! The only problem was, I reglly didn't look at the plans, I looked at
the plot of the site plan & that might have been enough, but I like to look at afl the sheets. I do need to {ook gt the site plan,
again. Sorry about that, )
I did find & map showing the Beer 30 existing site at 928+/- square feet and Jeff Newhouse found a newer one at 1,030+/-. Soiwas
way off on 600 to 700 square feet, so let's call it approx. 1,000 sq, ft. It still looks a lot smaller. Now the dizgram you showed me of
this, seemed to cover the 1,836+/- sq. ft. of the new site, so it is still only 54%.
Almost twice as much, so that diagram isn't right. The recreation area and the picnic area may be much, much closer, I believe we are
2,000 on the current picnic and 3,600 on the recreation, but with just looking at my map it is tough to be accurate. The current area
includes all walkways, dog area, etc. Currently, but I haven't seen it, they have a port potties out front in the parking, besides the one
on site. It would be good to know if this is enough during events.

2
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1 have some times this woek & you could just leave the plans in the mep area. I could look at them in front of the guy that was there
when we met. Unless you have time again,

I just want there to be enough parking & restrooms to take care of their needs. I would hope with proper planning we can get to the
correct numbers. It may take a review of site in the future, as you mention. As mentioned on a cold Saturday at 3:30 all 9 spaces and
the 50+/- were all taken. What happens on promotion nights, The events they run have only been limited by Mr Newhouse, He pointed
out that Monterey and San Jose use linear feet to measure sitting areas and standing. It is all our belief, that under the new plan they
will max out the entire area. this would include the Nursery area and Code Compliance is really tricky. The site also includes 1.5 agres
on the hill, that I can ot sec them leaving alone.

I have some ideas for you to work by the book and am happy to tell you them, after looking at the plans.

thank you...Tp
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Annette Olson

From: Todd and Jill Prindle <prindietroon@yahoo.com>
Sent: Wednesday, March 28, 2018 6:46 PM

To: Annette Qlson

Subject: Re: 2590 Main St,, Beer 30

Annette, thank you for today & the "conditions” for 800 Soquel Ave., just great.

Before | forget please she me the "iraffic Report and the "Patron Study". Thank You !

As it was diving into those sheets close to 3:30, | finally discovered that the Arch. William Kempf put dimensions on one
of the last pages. It would have saved me time, as | believe they may be quite accurate, There are 68,000 square feet in
the lower section(not on the slope), so It is quite farge. | know this from having made quite a few plans of the area. With
my rough dimensions, i came up with 10,500+/- 8q. ft. for the Nursery Area, This includes intarior walkwzays and trees,
everything inside the fences. This would make it 17.5 parking spaces, not 8. The Taproom Restaurant is 1,840+/- 8q. ft
at 1/100 it shouid be 18.4, plus 2 for upstairs = 20.4, not 12.4. It dees show as 15.4 during phase 2, but the new
Kitchen/Restroom(former storage) comes up at 4.6 and should be 513 sq, ft, for 5.3 parking spaces. The gaming
area need to be under "service enterprise” for 1/300 sq. ft. It is quite silly to think there will only be 14.25 people playing
games here(2.5 x 5.7) This area need to be at 12 not 5.7. | did come up with 4,200, but this is without using that one page
and without the Air Stream(which is a strange one for storage use). _

The truth is this is a huge bar, just like you gee in any coilege town. While 2.5/car seems real, If you fook on any
highway, you see 1 person in 70% of the cars. This Is why the 2 person lanes aren't used much. There will be great deal
of cars hers.

It is also apparent that the walkways are not being calculated in the square footage. They are being calculated for their
current space to describe the similarities between the two sites, but not on this plan. .

There are two ways to look at it. One is to look at the picnic tables and how many they hold(25 tables max and 21 with
food truck @ 8 to 6 people per). #2, take the entire area and apply 1/100 to it. | am just saying the storage area will be
change to a Kitchen, the walkways are part of the restaurant area(just like any one in town) and the picnic area can
be added to this. the area is 7,160+/-(wfo page) sq. ft. = 71.5 parking spaces. If you had someone come to the county and
wanted fo put in a large Bar the #'s you would use 1/100 percode.

#2 _

17.5 Nursery Area per Code 1/600 Open Uses

12 Gaming Area per Code 1/300 Service Enterprise
71.5 Restaurant/Bar Area per Code 1/100

2 Upstairs apt. -

_7_. existing parking Indenture

110 required spaces

| remember the 7 spaces are deeded on the Beer 30 property, not on the other. This was something we did, because the
other properties as you know didn't have enough parking(Carpo's Sunnyside, Jessie's & Fish lady). Three time this
property with the indenture have been sold with the new buyer accepting this indenture.

| am not sure, but | think this would hold up in court

Please consider the use and reality this 71.5 parking spaces makes sense & is "code”.

Thank you again for listening to me and helping me to help alt parties concerned with this matter.

Tp

On Wednesday, March 28, 2018 8:59 AM, Annette Olson <Annette.Olson@santacruzcounty.us> wrote:

Hi Todd.

| don’t think the original plan set was in the file | received, but I'm happy to ask Lezanne and Randall about it.
Let's talk about it when you get here at 1:30.

-Annette
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Annette Olson

— e
From: Todd and Jill Prindle <prindletroon@yahco.com>
Sent: Sunday, March 25, 2018 1:47 PM
To: Annette Olson
Subject: 2580 Main St., Beer 30

Annette, really great talking to you the other day. | had a fun time | The only problem was, | really didn't look at the pians. |
looked at the plot of the site plan & that might have been enough, but | like to look at all the sheets. | do need to look at
the site plan, again. Somy about that.

[ did find a map showing the Beer 30 existing site at 928+/- square feet and Jeff Newhouse found a newer one at 1,030+/-
. Soiwas way off on 800 to 700 square feet, so let's call it approx. 1,000 sq. fi. It st looks a lot smaller. Now the
diagram you showed me of this, seemed to cover the 1,836+/- sq. fi. of the new site, 5o it is still chly 54%.

Almost twice as much, so that diagram isn't right. The recreation area and the picnic area may be much, much closer. i
believe we are 2,000 on the cumrent picnic and 3,600 on the recreation, but with just looking at my map It is tough to be
accurate. The current area Includes all walkways, dog area, etc. Currently, but | haven't seen it, they have a port potties
out front in the parking, besides the ane on site. It would be good to know if this is enough during events.

I have some times this week & you could just leave the plans in the map area. | could look at them in front of the guy that
was there when we met. Uniess you have time again.

| just want there to be enough parking & restrooms to take care of their needs. | would hope with proper planning we can
get to the correct numbers. It may take a review of site in the future, as you mention. As mentioned on a cold Saturday at
3:30 all 9 spaces and the 50+/- were all taken. What happens on prornotion nights. The events they run have only been
limited by Mr Newhouse. He pointed out that Monterey and San Jose use linear feet to measure sitting areas and
‘standing. Itis all our befief, that under the new pian they will max out the entire area. this would include the Nursery arez
and Cede Compliance Is really tricky. The site also includes 1.5 acres on the hill, that ] can not see them leaving alone.
llthha\lf(e someT ideas for you to work by the book and am happy to tell you them, after looking at the plans.

ank you...Tp
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The only real problem with Beer 30 is parking.

Their operation, design elements and management style make for a wonderful experience. The
rew plan for 2590 is wonderful and will be great success. They are also really great at
marketing their business. The problem is in their efforts to increase sales, they have continually
increased auto traffic.

Over the last 4 to 5 years, since they moved in, Main Sireet has gotten increasing hostile. We
now have the Board of Realtors building putting up tow away signs on each parking place.
Tenants have been putting up fences, chains and security to protect their own parking lots.

The County Planing Dept. aliowed Beer 30 to go into a 1,000+ square foot building with 9
spaces, as a beer tasting room and retail store. The cutside siowly added more picnic tables &
Beer 30 bacame a Beer Garden. It reminde me of a College Baer Bar that geis packed outside
ever big game or any party night. There is nothing wrong with this, except the impact this has on
the surrounding Main street tenants.

They now use up all 9 spaces in front plus the 50 on 2580 Main(with a large sign saying “Beer
30 parking”), plus the street and at times any lot around with open spaces. | was out there once
on a 50 degree Saturday in Feb. at 3:30 and every one of the 59 was being used. Beer 30 was
busy and there was parking in other’s lots. it is a war by every tenant on Main to protect their
parking. This idea that this are ali shared now seems farce.

The site plan for the new Beer 30 at 2590 Main has 66 spaces. 7 of these are indentured, so
really 59. The same that they have now, except they had to put portable toilets on some.

The hours of operation is adding 7 more hours(7 am to midnight). The new building’s square
footage & the land size are 3 times bigger. Ron Marquez's takes an 85% reduction of parking for
the “non usable square footage”. There are no offica(g), break room, nursery retaif store shown
on the site plan. While a Air Stream & care taker's unit are used for storage({ 0 parking).

In a normal restaurant use walkways to restroom, tables, bar, game area are included in the
usable square footage. For some reason as a Beer Garden, they are not.

The game area of 3,400 square at 1/600 x 2 S/car = 14 people playing darts, ping pong com
hole efc. Common sense would say 1/300 x 2.5/car = 28 people. People can come to play and
not eat or drink or go to the nursery. Everybody is welcome. Which is really wonderful, but the
game area will not all be “pass-by trips” in Marquez’s memorandum.

Beer 30 gets people fo Uber, bike, etc and the parking still over flows. There will be robot cars
whom can be sent down the strest to park, but we are years away and we must stili work with
these parking problems.

In the Project Statement on page 4 there is a plan showing plenty of much needed extra
parking. As an example of cornmon sense, if the 25 picnic tables have an average of 6 per
table, that's 150 people or 80 autos. This is just the dining area, people will be drinking even in
the Nursery. The Taproom/dining/frestroomsiwalkways are all the restaurant area. Which would
make sanss at 1/100, not just the picnic tables . The Nursery Area and it's retail sales much like
DIG Gardens, Aptos Hidden Gardens is retail at 1/300. The gaming area at 1/300 “service
enmerprise” or retall.

Annette Olson's(Staff Planner)came up with a great idea on a Conditional Review after one
year. This would heip, but having close to the right amount of parking & restrooms from the
start is most important. There has been 100 to 175 spaces proposed by neighboring tenants
and they do know what goes on, | do not. However, using the County parking codes as
mentioned above would make common sense, provide the parking really needed by Beer 30
and possibly bring harmony to Main Strest, once again.

Thank you for your attention in this matter.

G ailil SV
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Annette Qlson

m “
From: Wandz Wilkams
Sent: Waednesday, April 18, 2018 9:36 AM
To: Annette Olson’
Subject: FW: 2590 Main St. Soquel & Beer 30

FYl

From: Todd and Jlll Prindle [mailto:prindletroon@yahoo.com]
Sent: Wednesday, April 18, 2018 9:18 AM

To: Wanda Williams <Wanda.Williams@santacruzcounty.us>
Subject: 2590 Main St. Soquel & Beer 30

Wanda, | got your name from a friend Todd Todd owner of Carpo's. He fefls me you live in the area and sometimes buy
food there. | have been reviewing Beer 30's plans for the move from their current location. | am one of the owners of the
current location and as | seem to have a different opinion from my partners, | was hoping you might read my solution to
the problem.

It has always been a parking problem. Beer 30 is like an Amusement area. They have great games, entertainment & offer
pecple a good time. [ think they are like really like a coliege bar. While not always over crowded on game days and party
hights they pack the outside grounds drinking, screaming and enjoying themseives. This is great on campus, where they
can stumble home and find a piace to urinate, but not so goed in Soquel,

This is stili the age of the driving yourself in a car and their current parking area of 58 spaces gets used up pretty quick.

| am dropping off a one page letter today of how the County could use the current code to improve the situation our other
tenants. They have plenty of excess land on site, as it is 2.5 acres +/-,

I you would drop a copy to the Zoning Administrator who will be hearing this important matter on May 4th, we would be
most appreciative,

Thank you

Todd Prindle
(831)334-3309

prindletroon@yahoo.com
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JOHNSON & JAMES, LLP

Robert K. Johnson Attorneys at Law Telephone (831) 688-8989
Omar F, James 311 Bonita Drive Facsimile (831) 688-6232
P.O. Box 245
Aptos, CA 95001-0245

April 18,2018

Kathleen Molloy, Planning Director Kathy. Molloy@santacruzcounty.us
Annette Olson, Planner Annette.Olson@santacruzcounty.us
Planning Department

County of Santa Cruz

701 Ocean Street, Room 400

Santa Cruz, CA 95060

RE: Soquel Farmhouse, LLC’s Discretionary Permit Application No. 161091
APN: 030-221-46

Dear Ms. Molloy:

This letter is written regarding the above referenced application for a discretionary permit. I am the
attorney for Holiday Comners, which owns property adjacent to the property upon which Soquel Farmhouse
proposes to construct its new beer garden.

Soquel Farmhouse intends to develap a beer garden similar to the beer garden operated by Beer Thirty
Bottle Shop at a neighboring location. It is my understanding that Soquel Farmhouse and Beer Thirty Bottle
Shop have commen ownership. The new beer garden will expand Beer Thirty’s operation, including the
aumber of customers, hours of operation, and the amount of open-air seating.

The neighborhood surrounding the proposed beer garden is both residential and small business. The
site is also located near churches, schools and playgrounds. Soquel Farmhouse’s new facility, if permitted,
will install outside seating on benches. Hundreds of individuals will be permitted and encouraged to sit
outside, and drink alcoholic beverages. The beer garden will be open both during the day, and into the night,
using bright flood lights at night. Day and night, the customers will be drinking in an open-air facility,
without noise restraint. The noise levels created by hundreds of inebriate customers will be amplified by the
playing of lond music. The mass consumption of alcohol and accompanying noise levels, will be continuous
and ongoing seven days a week, including Sundays, from 7:00 a.m. until midnight,

As ] am sure the County is already aware, the noise generated by hundreds of inebriated, outdoor
customers, accompanied by loud music will be deafening, and greatly disturb all of the residents, schools,
churches, and small businesses located within the vicinity of the proposed beer garden. In addition to
excessive noise, a myriad of other problems will occur from the mass consumption of alcohol, including the
operation of vehicles by persons under the influence of alcohol in the vicinity of schools and churches.
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Kathleen Molloy, Planning Director
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Page 2

As the County is already aware, inebriated customers from Beer Thirty have urinated in public on
adjoining properties. Public urination and other aleohol related problems will only increase if the
discretionary permit is issued.

Additionally, there is grossly inadequate parking to support an operation of this size.. Beer Thirty
attracts hundreds of customers for its special events and parties. Beer Thirty’s customers illegally park at
surrounding businesscs and in residential neighbothoods. Soquel Farmhouse’s substantially increased
number of customers will only exacerbate the illegal parking, and escalate what is already an unbearable
situation.

The issuance of the proposed permit will violate numerous Santa Cruz County Code sections,
including the following provisions of the Code:

“13.10.321 Purposes of residential districts,

(A) General Purposes. In addition to the general objectives of this chapter (SCCC
13.10.120) the residential districts are included in the zoning ordinance in order to achieve the
following purposes:....(7) To provide adequate space for off-street parking of gutomobiles. (8)
To provide areas of residential use consistent with the capacity of public services, the urban
services line and rural services line and the reserve capacity policy of the Local Coastal
Program Land Use Plan for tourist services, To minimize traffic congestion and avoid the
overloading of utilities by preventing the construction of buildings of excessive size in relation
to the land around them. (9) To protect residential properties from nuisances, such as
noise, vibration, illumination, glare, heat, unsightliness, odors, dust, dirt, smoke, traffic
congestion, and hazards such as fire, explosion, or noxious fumes.”

8.03.010 Purposes. _

(A) This chapter shall be known as the alcoholic beverage retail outlet nuisance abatement
program. This chapter (1) creates the alcoholic beverage retail outlet nuisance abatement
program; (2) requires local certification for all alcoholic beverage retail outlets based on
adherence to performance standards set forth in this chapter; (3) establishes performance
standards and an enforcement process to review violations of those standards in order to
protect the general health, safety, and welfare of the residents of the County and to prevent
public nuisances associated with alcoholic beverage retail outlets...

(B) The County has adopted the regulations described in this chapter for the following
purposes: (1) To protect residential, commercial, industrial, civic and institutional areas
and minimize the adverse impacts of public nuisances associated with alcoholic beverage
retail outlets; (2) To provide mechanisms to address problems often associated with the
public consumption of alcoholic beverages such as litter, loitering, graffiti, unruly
behavior, violence and escalated noise levels, and ensure that alcoholic beverage retail
outlets are not the source of public nuisances in the community; (3) To provide for
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properly maintained alcoholic beverage retail outlets so that the negative impacts generated
by them are not harmful to the surrounding environment in any way...

8.03.050 Prohibited activities.

It is unlawful, and shall constitute a public nuisance, for an alcoholic beverage retail outlet to
operate without the local certification of responsibility required by this chapter. It is also
unlawfal, and shall constitute a public nuisance, for an alcoholic beverage retail outlet to
violate any of the performance standards set forth in this chapter....

The provisions of this chapter are intended to regulate public nuisances associated with
alcohol sales. This chapter is not intended to replace or usurp any powers vested in the
California Department of Alcoholic Beverage Control or the State of California, or regulate in
any area where the County is preempted from doing so. [Ord. 5261 § 1,2017). ..

8.03.070 Creation of program—Qperation and inspection,

(E) Performance Standards. The purpose of these performance standards is to control
dangerous or objectionable environmental effects of aleoholic beverage retail outlet
activities. The following performance standards shall apply to all outlets that hold a local
certification of responsibility, and an outlet will only maintain its certification as long as it
conforms to these performance standards. :

(1} An outlet must not engage in activity that jeopardizes, endangers, or results in
adverse effects to the health, peace, or safety of persons residing or working in the
surrounding area,

(2) An outlet must not engage in activity that results in public nuisances within the
outlet or in close proximity to the outlet, including but not limited to disturbance of the
peace, illegal drug activity, public drunkenness, sale of alcohol to minors, drinking in public,

‘open containers of alcohol on or close to the outlet premises stemming from off-sale activity,

harassment of passersby, gambling, prostitution, sale of stolen goods, public urination, theft,
assaults, batteries, acts of vandalism, excessive littering, loitering, graffiti, illegal parking,
excessive loud noises (especially in the late night or early morning hours), traffic
violations, curfew violations, lewd conduct, or police detentions and arrests.

8.03.070 Creation of program—Operation and inspection.

(E) Performance Standards. The purpose of these performance standards is to control
dangerous or objectionable environmental effects of alcoholic beverage retail outlet activities.
The following performance standards shall apply to all outlets that hoid a local certification of
responsibility, and an outlet will only maintain its certification as long as it conforms to these
performance standards,

ek

95
221



Kathleen Molloy, Planning Director
April 18, 2018

Page 4

(1) An outlet must not engage in activity that jeopardizes, endangers, or results in adverse
effects to the health, peace, or safety of persons residing or working in the surrounding srea.

(2) An outlet must not engage in activity that results in public nuisances within the

-outlet or in close proximity to the outlet, including but not limited to disturbance of the

peace, illegal drug activity, public drunkenness, sale of alcohol to minors, drinking in public,
open containers of alcohol on or close to the outlet premises stemming from off-sale activity,
harassment of passersby, gambling, prostitution, sale of stolen goods, public urination, theft,
assaults, batteries, acts of vandalism, excessive littering, loitering, graffiti, illegal parking,
excessive loud noises (especially in the late night or early morning hours), traffic
violations, curfew violations, lewd conduct, or police detentions and arrests.

8.03.110 Local certification of responsibility for new outlets,
(C) Action on Certification Application.

(1) The ACO shall approve issuance of a certification of responsibility to allow a new
outlet to open for business upon making the following findings: (a) A finding that the
new outlet’s activity will not aggravate existing problems in the neighborhood created by
the sale of alcohol such as loitering, public dronkenness, aleoholic beverage sales to
minors, noise and littering;

(b) A finding that the proposed new outlet will not detrimentally affect nearby
neighborhoods considering the distance of the new outlet to residential buildings,
schools, parks, playgrounds or recreational areas, nonprofit youth facilities, places of
worship, hospitals, alcohol or other drug abuse recovery or treatment facilities, county social
service offices, or other outlets;

8.30.010 Offensive noise.
(A) No person shall make, cause, suffer, or permit to be made any offensive noise,

(B) “Offensive noise” means any noise which is loud, boisterous, irritating,
penetrating, or unusual, or that is unreasonably distracting in any other manner such
that it is likely to disturb people of ordinary sensitivities in the vicinity of such noise, and
includes, but is not limited to, noise made by an individual alone or by a group of people
engaged in any business, activity, meeting, gathering, game, dance, or amusement, or by
eny appliance, contrivance, device, tool, structure, construction, vehicle, ride, machine,
implement, or instrument.

(C) The following factors shall be considered when determining whether a violation of the
provisions of this section exists: (1) Loudness (Intensity) of the Sound. (a) Day and
Evening Hours. For purposes of this factor, a noise shall be automatically considered
offensive if it occurs between the hours of 8:00 a.m. and 10;00 p.m. and it is: (I)
Clearly discernible at a distance of 150 feet from the property line of the property from

96
222



Kathleen Molloy, Planning Director
April 18, 2018
Page 5

which it is broadeast; or (ii) In excess of 75 decibels at the edge of the property line of the
property from which the sound is broadcast, as registered on a sound measuring instrument
meeting the American National Standard Institute’s Standard S1.4-1971 (or more recent
revision thereof) for Type 1 or Type 2 sound level meters, or an instrument which provides
equivalent data.

A noise not reaching this intensity of volume may still be found to be offensive depending on
consideration of the other factors outlined below. ,

(b) Night Hours. For purposes of this factor, a noise shall be automatically considered
offensive if it occurs between the hours of 10:00 p.m. and B:00 a.m. and it is: () Made
within 100 feet of any building or place regularly used for sleeping purposes; or (ii)
Clearly discernible at a distance of 100 feet from the property line of the property from
which it is broadeast; or (iii) In excess of 60 decibels at the edge of the property line of the
property from which the sound is broadcast, as registered on a sound measuring instrument
meeting the American National Standard Institute’s Standard S1.4-1971 (or more recent
revision thereof) for Type 1 or Type 2 sound level meters, or an instrument which provides
equivalent data.

A noise not reaching this intensity of volume may still be found to be offensive depending on
consideration of the other factors outlined below. (2) Pitch (frequency) of the sound, e.g., very
low bass or high screech; (3) Duration of the sound; (4) Time of day or night; (5)
Necessity of the noise, e.g., garbage collecting, street repair, permitted construction activities;
(6) The level of customary background noise, ¢.g., residentiat neighborhood, commercial
zoning district, etc.; and (7) The proximity to any building regularly used for sleeping
purposes.”

For unknown reasons, Soquel Farmhouse’s application appears to have been expedited through the
permit process without consideration of the above referenced code sections, or addressing the concerns of
surrounding neighbors and businesses. The undersigned is unaware of the County permitting the operation of
any comparably-sized open-air drinking establishment located near residences, churches, schools, and small
businesses. The County is apparently unconcerned with the noise levels to be generated by Soquel
Farmhouse, or the overall effect the Soquel Farmhouse operation will have on surrounding homes and
businesses.

Soquel Farmhouse’s application is to operate a nursery and restaurant, rather than a beer garden.
Even though the County knows the intended use is actually that of a beer garden rather than a restaurant, the
County is applying the noise, safety, parking and rejated requirements for a restaurant rather than an open-air
beer garden. In doing so, the County ignores the true nature of the proposed use, and fails to acknowledge
that the issuance of the discretionary permit will (1) create numerous neighborhood nuisances, (2) sanction
elevated noise levels in a residential neighborhood, (3) permit public urination, (4) exacerbate the already
rampant illegal parking in the neighborhkood, (5) put many people, including school children, at risk from

"
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Kathleen Molloy, Planning Director
April 18, 2018
Page 6

drunk drivers, and (6) detrimentally affect not only nearby neighborhoods, but schools, playgrounds, places
of worship, and small businesses, all in direct violation of the Santa Cruz County Code.

My client has no objection to a permit being issued for a nursery and traditional restaurant. It is only
the beer garden to which we object. A large, open-air, stadium-like beer garden serving alcoho! to hundreds
of patrons, many or most of whom will become intoxicated, adjacent to residences, schools, churches, and
small businesses, without adequate parking, violates not only the County Code, but destroys the entire
character of the neighborhood. Tt is also simply & poor planning decision. We urge that the discretionary
permit be denied,

Thank you for your consideration of this matter.
Very truly yours,
[Signature on original]
Robert K., Johnson

cc: Client
County Counsel
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Annette Olson

From: Karen Streeter <karen@streetergroup.com>
Sent: Tuesday, April 24, 2018 10:08 AM

To: Annette Olson

Subject: RE: Soquel Farmhouss LLC

Annette,

Thank you, | may not be able to attend this meeting, but for the record, | have been a tenant across the streat from this
project at 2571 Main St ste C, Soquel for 10 years, and | am in support of approval for the project. | think it would be an
appropriate use for the site, and neighborhood.

Karen Streeter

From; Annette Ofson [mailto:Annette.Oisocn@santacruzcounty.us]
Sent: Tuesday, April 24, 2018 8:19 AM

To: Karen Streeter <karen@streetergroup.com>

Subject: RE: Soquel Farmhouse LLC

Hi Karen.

The staff report (with a plan set) will be availabie on Friday online here: http://sccountyl.co.santa-
ruz.ca.us/planning/pinmeetings/ASP/Display/ASPX/DisplayAgenda.aspx?MeetingDate=

Let me know if you have questions.

-Annette

Annette Olson

Development Review Planner

County of Santa Cruz

(831) 4543134

Work Schedule: 8:30- 12:00 M & Th; 8-2:30 W& F

From: Karen Streeter <karen etergroup.com>

Sent: Monday, Aprit 23, 2018 10:04 AM

To: Annette Olson <Annette, Olson@santacruzcounty.us>
Subject: Soquel Farmhouse LLC

I would like to review the application for this project, and confirm the date for the next upcoming commission
review. Can you please assist with an online access.
Thanks so much,

Karen Streeter
Principal Architect
Streeter Group, Inc.

Architocture, Strudural Enginesring

2371 Maln Sneei buire ) Saqlel CA 95077
Fheora [E31]477-1781 e, ETe MBI R £ e

This @-mail and its attachments are confidenticl. E-mail fransmission cannot be assured to be secure or without enor, If ¥ou are not the named
addresses you should not disseminate, distribute, or copy fhis e-mail. Piease noiify the sendier by e-muail if you have received this s-mail by mistoke,
and delafe this @-mait from your sysiem.
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