MONTEREY COUNTY PLANNING COMMISSION

Meeting: July 8,2009 Time: 10:00 AM | Agenda Item No.: 3

Project Description: Use Permit (PLN060225) to allow the continued operation, for five years,
of an established cottage industry (micro-brewery) for the processing and making of beer in a 130
square foot portion of an existing, approximately 1,800 square foot barn. The micro-brewery
produces between 5,000 and 10,000 gallons of beer per year (100 — 200 gallons per week).

Project Location: APN: 197-021-005-000
66 E. Carmel Valley Road, Carmel Valley

Planning File Number: PLN090170 Owner: Hatfield/Stone

Planning Area: Carmel Valley Master Plan Flagged and staked: N/A

Zoning Designation: :
“LDR.2.5-D-S” [Low-Density Residential, 2.5 acres per unit with Design Control and Site Plan
Review overlays]

CEQA Action: Consider the Negative Declaration adopted by the Board of Supervisors on July
12, 2005. :

Department: RMA - Planning Department

RECOMMENDATION:
Staff recommends that the Planning Commission adopt a resolution to:
1) Consider the Negative Declaration adopted by the Board of Supervisors on July 12,
2005 and;
2) Approve the Use Permit, based on the findings and ev1dence and subject to the
conditions of approval:

PROJECT OVERVIEW:

Cottage industries such as the subject micro-brewery are allowed with a Use Permit. According
to the Monterey County Zoning Ordinance (Title 21), Section 21.64.095. D, the first Use Permit
for a cottage industry may not be issued for more than one year. The second Use Permit may not
be issued for more than three years, and a subsequent Use Permit for no longer than five years,
each. The permit history for the subject Cottage Industry micro-brewery includes the

. establishment of the first Use Permit (PLN030221) in July 2005 by the Board of Supervisor’s
and the second Use Permit (PLN060225)on June 14, 2006 by the Planning Commission. The
applicant is now requesting approval for the third Use Permit to allow for the continued
operation of the micro-brewery for the next five years.

The purpose of the Use Permit time limits is to provide the following: (1) Adequate on-going
review of the Cottage Industry to assure that the use continues to meet the standards of the
ordinance; (2) That the establishment of the Cottage Industry has not been detrimental to the area
-and; (3) To review the conditions of the prior Use Permit to determine their continued adequacy.

- OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:
RMA - Public Works Department
Environmental Health Division
Water Resources Agency
v Carmel Valley Fire Protection District

Agencies that submitted comments are noted with a check mark. Conditions recommended by
the Environmental Health Division and the Carmel Valley Fire Protection District have been
Page 1




incorporated into the Condition Compliance/Mitigation Monitoring and Reporting Plan attached
as Exhibit 1 to the draft resolution (Exhibit C).

The project was referred to the Carmel Valley Land Use Advisory Committee on June 1, 2009.
The project was approved by a vote of 6 to 0 (1 member absent).

Note: The decision on this project is appealable to the Board of Supervisors.

‘Steve Mason, Assistant Planner
(831) 755-5228, masons@co.monterey.ca.us

June 16, 2009

cc: Front Counter Copy; Planning Commission; Carmel Valley Fire Protection District;
Public Works Department; Environmental Health Division; Water Resources Agency;
Jacqueline Onciano, Planning Services Manager; Steve Mason, Project Planner; Carol
Allen, Senior Secretary; Dean Hatfield & Karolyn Stone, Owners; Planning File

PLN090170

Attachments: Exhibit A
Exhibit B
Exhibit C

Exhibit D
Exhibit E

Project Data Sheet

Project Discussion

Draft Resolution, including:

1. Conditions of Approval

2. Site Plan, Floor Plan and Elevations, Parcel Map
Vicinity Map "

Advisory Committee Minutes (Carmel Valley LUAC)

This report was reviewed by Jacqueline ‘&%iano, Planning Services Manager
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EXHIBIT A

Project Information for: Hatfield PLN090170

Project Title: Hatfield/Carmel Valley Primary APN: 197-021-005-
Brewery 000
Location: 66 E Carmel Valley Rd. Coastal Zone: No
Carmel Valley
Applicable Plan: Carmel Valley Master Plan Zoning: LDR.2.5-D-S
Permit Type: Use Permit Plan Designation: Low-Density
Residential
Environmental Status: CEQA — Negative Final Action Deadline: September 8§,
: Declaration 2009
Advisory Committee: Carmel Valley LUAC
Project Site Data:
Lot Size: 44 acres Coverage Allowed: 25%
Coverage Proposed: N/A
Existing Structures (sf): Approx 6,090'
Proposed Structures (sf): N/A ' Height Allowed: N/A
Height Proposed: N/A
Total Square Feet: N/A
FAR Allowed: N/A
FAR Proposed: N/A
Resource Zones and Reports
Environmentally Sensitive Habitat: No Erosion Hazard Zone: Yes
Botanical Report#: N/A Soils/Geo. Report # N/A
Forest Mgt. Report # N/A Geologic Hazard Zone: N/A
Geologic Report #: N/A
Archaeological Sensitivity Zone: High
Archaeological Report #: N/A Traffic Report #: LIB050059
Fire Hazard Zone: High
Other Information:
Water Source: Well Sewage Disposal Septic
(method):
Water District/Company: N/A Sewer District Name: N/A
Fire District: Carmel Valley Grading (cubic yds): N/A
FPD
Tree Removal (Count/Type): N/A
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EXHIBIT B
PROJECT DISCUSSION

The proposed Use Permit will be the third use permit issued for the Cottage .Industry micro-
brewery: T~ -7 -

The required progression of Use Permits for Cottage Industries is outlined in the Monterey
County Non-Coastal Zoning Ordinance (Title 21), Section 21.64.095.D as follows:

All Use Permits issued for Cottage Industry shall be subject to the following time limits:
1. The initial Use Permit shall not be issued for more than one year,
2. The second Use Permit shall not be issued for more than three years, and

3. The third and subsequent Use Permits shall not be issued for more than five years.

The purpose of the Use Permit time limits, is to provide the following: (1) Adequate on-going
review of the Cottage Industry to assure that the use continues to meet the standards of the
ordinance; (2) That the establishment of the Cottage Industry has not been detrimental to the area
and; (3) To review the conditions of the prior Use Permit to determine their continued adequacy.
To date the Micro-Brewery has not commenced operation.

On July 12, 2005 the Board of Supervisor’s approved a Combined Development Permit
(CDP)(PLN030221) that included a Use Permit for the establishment of the Cottage Industry
Micro-brewery, for a term of one year. This permit allowed a maximum annual beer production
0f 4,800 gallons. The CDP also included an Administrative Permit and Design Approval for
legalization of Caretaker’s Unit on parcel.

On June 14, 2006 the Planning Commission granted a second Use Permit (PLN060225), for a
three-year term (effective July 12, 2006). The maximum allowed beer production was increased
to 10,000 gallons per annum.

The subject and third Use Permit application has been reviewed by the Carmel Valley Land Use
Advisory Committee, who have noted the operation as being well-received by the neighboring
residents. Despite initial concerns with additional traffic on the parcel’s shared access road, one
nearby resident commented to the LUAC on the brewery that they have been “delighted with the
level of compliance.” (See Exhibit E)
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EXHIBIT C

DRAFT RESOLUTION,
INCLUDING:

1. CONDITIONS OF APPROVAL

2. SITE PLAN, FLOOR PLAN
AND ELEVATIONS, PARCEL
MAP



EXHIBIT C
DRAFT RESOLUTION

Before the Planning Commission in and for the

County of Monterey, State of California

In the matter of the application of:

Dean Hatfield & Karolyn Stone (PLN090170)
RESOLUTION NO. £

Resolution by the Monterey County Planning

- Commission:

1Y)

2)

CEQA (Negative Declaration): - The Board of

Supervisors adopted a Negative Declaration for
the project on July 12, 2005. There are no
proposed changes in the project and no
substantial changes in circumstances or new
information that involves new significant
environmental effects or substantial increase in
the severity of previously identified effects.

Approving Use Permit (PLN090170) to allow the
continued operation, for five years, of an
established cottage industry (micro-brewery) for
the processing and making of beer in a 130
square foot portion of an existing, approximately
1,800 square foot barn. The micro-brewery
produces between 5,000 and 10,000 gallons of

beer per year (100-200 gallons per week).
(PLN090170, Dean Hatfield & Karolyn Stone, 66 E
Carmel Valley Rd, Carmel Valley, Carmel Valley
Master Plan (APN: 197-021-005-000)

The Hatfield application (PLN090170) came on for public hearing before the Monterey
County Planning Commission on July 8, 2009. Having considered all the written and
documentary evidence, the administrative record, the staff report, oral testimony, and
other evidence presented, the Planning Commission finds and decides as follows:

1. FINDING:

EVIDENCE: a)

FINDINGS

CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.
During the course of review of this application, the project has been
reviewed for consistency with the text, policies, and regulations in:

- Monterey County General Plan,

- Carmel Valley Master Plan

- Monterey County Non-Coastal Zoning Ordinance (Title 21)
No conflicts were found to exist. No communications were received
during the course of review of the project indicating any inconsistencies
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2.

3.

FINDING:

i~

with the text, policies, and regulations in these documents.

The property is located at 66 E. Carmel Valley Rd (Assessor’s Parcel
Number APN 197-021-005-000, Carmel Valley Master Plan Area. The
parcel is zoned “LDR/2.5 D-S” or Low Density Residential, 2.5 acres
per unit with Design Control and Site Plan Review Overlays, which
allows Cottage Industries, therefore, the project is an allowed land use

. for this site according to Monterey County Non-Coastal Zoning

d)

EVIDENCE: a)

FINDING:

b)

d)
€)

Ordinance, Section 21.14.050.V.

The proposed project entails the review of a Use Permit (PLN060225)
to allow the continued operation, for five years, of an established
cottage industry (micro-brewery) for the processing and making of beer.
Brewing shall take place within a 130 square foot portion of an existing,
approximately 1,800 square foot barn. The micro-brewery produces
between 5,000 and 10,000 gallons of beer per year (100-200 gallons per
week).

The project planner conducted a site inspection on June 1, 2009 to
verify that the project on the subject parcel conforms to the plans listed
above.

The project was referred to the Carmel Valley Land Use Advisory
Committee (LUAC) for review. Based on the LUAC Procedure
guidelines adopted by the Monterey County Board of Supervisors per
Resolution No. 08-338, this application warranted referral to the LUAC
because the project entails certain land use issues which necessitate
review prior to public hearing

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA - Planning
Department for the proposed development found in Project File
PLN090170.

SITE SUITABILITY - The site is physically suitable for the use
proposed.

The project has been reviewed for site suitability by the following
departments and agencies: RMA - Planning Department, Carmel Valley
Fire Protection District, Public Works, Environmental Health Division,
and Water Resources Agency. There has been no indication from these
departments/agencies that the site is not suitable for the proposed
development. Conditions recommended have been incorporated.

Staff conducted a site inspection on June 1, 2009 to verify that the site
is suitable for this use.

Due to the small size of the operation, no employees will be required.
The owner will procure all supplies and perform all distribution
functions.

No on-site sales will occur.

The application, project plans, and related support materials submitted
by the project applicant to the Monterey County RMA. - Planning
Department for the proposed development found in Project File
PLN090170

HEALTH AND SAFETY - The establishment, maintenance, or
operation of the project applied for will not under the circumstances of
this particular case be detrimental to the health, safety, peace, morals,
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5.

EVIDENCE:

EVIDENCE:

EVIDENCE:
EVIDENCE:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

b)

0)
d)

comfort, and general welfare of persons residing or working in the

neighborhood of such proposed use, or be detrimental or injurious to

property and improvements in the neighborhood or to the general

‘welfare of the County.

The project was reviewed by the Carmel Valley Fire Protection District,
Public Works, Ell\_f‘i*l;(“)nmental Health Division and Water Resources
Agency. The respective departments/agencies have recommended
conditions, where appropriate, to ensure that the project will not have an
adverse effect on the health, safety, and welfare of persons either
residing or working in the neighborhood. The applicant has agreed to
these conditions as evidenced by the application and accompanying
materials and conditions

Documentation from the Central Coast Regional Water Quality Control
Board (“RWQCB”) found that if the Hatfield micro-brewery produced
10,000 gallons of beer per year, it would generate up to 2,000 gallons of
processed wastewater per year. Most of the wastewater is generated
from the equipment cleaning process (approximately 40 gallons per
day). According to the RWQCB some of the wastewater “typically
contains residual beer constituents (yeast and sugar), and may contain
minor volumes of residual food—grade surface disinfectants.”
“Approximately half (20 gallons per day), is proposed to be disposed to
the existing septic tank and leachfield; while remaining half is to be
captured in a floor drain and discharged to a gravel-filled trench
adjacent to the barn. The solid waste materials (“mash” and yeast),
would be composted for reuse in an onsite garden area.

The on-site inspection by the project planner on June 1, 2009 to verify that
the proposed project complies with the Carmel Valley Master Plan.

Per the Public Works inter-department referral, there will be no
significant increase in traffic as a result of the micro-brewery operation.
Materials in Planning File Numbers. PLN030221 & PLLN060225

NO VIOLATIONS - The subject property is in compliance with all
rules and regulations pertaining to zoning uses, subdivision, and any
other applicable provisions of the County’s zoning ordinance. No
violations exist on the property.

Staff reviewed Monterey County RMA - Planning Department and
Building Services Department Monterey County records and is not
aware of any violations existing on subject property.

Staff conducted a site inspection on June 1, 2009 and researched
County records to assess if any violation exists on the subject property.
There are no known violations on the subject parcel.

The application, plans and supporting materials submitted by the project
applicant to the Monterey County Planning Department for the
proposed development are found in Project File PLN090170.

WATER SUPPLY AND SEWAGE DISPOSAL- Adequate water
supply and sewage disposal facilities exist on the site. Documentation
from the Central Coast Regional Water Quality Control Board
(“RWQCB”) found that if the Hatfield micro-brewery produced 10,000
gallons of beer per year, it would generate up to 2,000 gallons of
processed wastewater per year. Most of the wastewater is generated
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6.

7.

8.

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

FINDING:

EVIDENCE:

a)
b)

from the equipment cleaning process, (approximately 40 gallons per
day). According to the RWQCB some of the wastewater “typically
contains residual beer constituents (yeast and sugar), and may contain
minor volumes of residual food grade surface disinfectants.”
Approximately half (20 gallons per day), is proposed to be disposed to
the existing septic tank and leachfield; while remaining half is to be

" captured in a floor drain and discharged to a gravel-filled trench

adjacent to the barn, as approved by the Central Coastal California
Regional Water Quality Control Board and the Monterey County Division
of Environmental Health. .

Materials in Planning File Numbers PLN030221 and PLN060225
Water usage in the brewing process equates to roughly 1.2 times the
amount of beer produced. As such, 10,000 gallons of beer will require
12,000 gallons of water. Approximately half of the brewery waste

~ water is discharged into an on-site orchard for irrigation.

a)

b)

d)

b)

CEQA (Negative Declaration): - The Board of Supervisors adopted a
Negative Declaration for the project on July 12, 2005. There are no
proposed changes in the project and no substantial changes in
circumstances or new information that involves new significant
environmental effects or substantial increase in the severity of
previously identified effects.

The previously granted Use Permit (PLN060225) expires on July 12,
2009. This Use Permit (PLN090170) grants an additional five years of
use but entails no physical changes to the project or its impact.

No adverse environmental effects were identified during staff review of
the development application during a site visit on June 1, 2009.

The project will not have a significant adverse impact on the
environment. An initial study was prepared and it was determined that
the project would have no significant impact and a Negative
Declaration was filed with the County Clerk on March 9, 2005 and
noticed for public review. The Board of Supervisor’s considered public
testimony and adopted a Negative Declaration on July 12, 2005.

See preceding and following findings and supporting evidence.

ACCESS ROAD - Adequate road and transportation facilitiés exist for
the use. ‘

The property is located on Carmel Valley Road, which 1is the main access
road to the site.

The Public Works Department reviewed the proposed project, and
determined the access road to the property is adequate.

Materials in Planning File Numbers PLN030221 & PLN060225.

TRAFFIC IMPACT - That the proposed Micro-brewery will not
adversely impact traffic conditions in the area.

A Traffic Analysis (Library No. LIB050059) was prepared by Larry D.
Hail, P.E. of Pinnacle Traffic Engineering, dated November 29, 2004.
The Analysis indicated that no adverse traffic impacts will result from the
permitted use.

The Public Works Department reviewed the proposed project, and has
indicated no adverse traffic impacts will occur beyond those identified in . -
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the Traffic Analysis.

9. ° FINDING: APPEALABILITY - The decision on this project may be appealed to the
Monterey County Board of Supervisors.
EVIDENCE: Section 21.80.040.D of the Monterey County Non-Coastal Zoning
Ordinance (Title 21).

DECISION

NOW, THEREFORE, based on the above findings and evidence, the Planning Commission
does hereby: ' ' _

A. Accept the Negative Declaration which was adopted by the Board of Supervisors for
the project on July 12, 2005. There are no proposed changes in the project and no
substantial changes in circumstances or new information that involves new significant
environmental effects or substantial increase in the severity of previously identified
effects. :

B. Approve the Hatfield Use Permit, in general conformance with the attached sketch
(Exhibit C.2) and subject to the conditions (Exhibit C.1), both exhibits being
attached hereto and incorporated herein by reference.

PASSED AND ADOPTED this 8™ day of July, 2009.

Planning Commission
A COPY OF THIS DECISION WAS MAILED Td APPLICANT ON
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED
AND SUBMITTED TO THE SECRETARY OF THE PLANNING COMMISSION ALONG WITH THE

APPROPRIATE FILING FEE NO LATER THAN THE 90™ DAY FOLLOWING THE DATE ON
WHICH THIS DECISION BECOMES FINAL.

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California
Code of Civil Procedure Sections 1094.5 and 1094.6. Any Petition for Writ of Mandate must be filed with
the Court no later than the 90th day following the date on which this decision becomes final.

NOTES

1. This permit expires 5 years after the above date of granting.
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EXHIBIT D

VICINITY MAP
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APPLICANT: HATFIELD & STONE

APN: 197-021-005-000

=="1 300 Limit

PLANNER: MASON



EXHIBIT E

ADVISORY COMMITTEE
MINUTES
(CARMEL VALLEY LUAC)



EXHIBITE

Action by Land Use Advisory Committee
Project Referral Sheet

Monterey County Planning Department
168 W Alisal St 2" Floor
Salinas CA .
(831) 755-5025

Advisory Committee: Carmel Valley
Please submit your recommendations for this application by June 1, 2009

Project Name: HATFIELD DEAN C JR TR & STONE K

File Number: PLN090170

File Type: PC

Project Planner: MASON

Project Location: 66 CARMEL VALLEY RD CARMEL VALLEY _

Project Description: USE PERMIT (THIRD) TO ALLOW THE CONTINUED OPERATION, FOR FIVE
YEARS, OF AN ESTABLISHED COTTAGE INDUSTRY (MICRO-BREWERY) FOR THE PROCESSING AND
MAKING OF BEER IN A 130 SQUARE FOOT PORTION OF AN EXISTING APPROXIMATELY 1,800
SQUARE FOOT BARN. THE MICRO BREWERY PRODUCES BETWEEN 5,000 AND 10,000 GALLONS OF
BEER PER YEAR (40-200 GALLONS PER WEEK). THE PROPERTY, A 44-ACRE PARCEL, IS LOCATED
AT 66 EAST CARMEL VALLEY ROAD, CARMEL VALLEY (ASSESSOR'S PARCEL NUMBER (197-021-005-
000), NORTH OF CARMEL VALLEY ROAD, EAST OF CARMEL VALLEY VILLAGE, CARMEL VALLEY
MASTER PLAN AREA. o

Was the Owner/Applicant/Representative Present at Meeting? Yes _x No
PUBLIC COMMENT:
Name Site Neighbor? ~ Issues/ Concerns
(suggested changes)
YES NO
Margaret Robbins X Delighted with level of
compliance.
Laurie Petkus X Did not receive notice of
hearing

2z



LUAC AREAS OF CONCERN

Concerns / Issues
(e.g. site layout, neighborhood
compatibility; visual impact, etc)

Policy/Ordinance Reference
(If Known)

—
o

Suggested Changes -
to address concerns
(e.g. relocate; reduce height;
move road access, etc)

John Anzini

Is production being
monitored? Planning should
see alcohol tax returns or
something similar.

ADDITIONAL LUAC COMMENTS_

RECOMMENDATION:

Motion by John Anzini

(LUAC Member's Name)

Second by David Burbidge

(LUAC Member's Name)

Support Project as proposed
___X-___Recommend Changes (as noted above)

Continue the ltem

Reason for Continuance:

Continued to what date:

AYES: 6 Janet Brennan, Judy MacClelland, Charles Franklin, John Anzini, Doug

Pease, David Burbidge

NOES: 0

ABSENT: 1 Neil Agron

ABSTAIN: 0

Z3







