MONTEREY COUNTY PLANNING COMMISSION

Meeting: September 28, 2011 Time: 10:00 am | Agenda Item No.: 3

Project Description: Administrative Permit to allow development of a 2,500 square foot
“Demonstration Culinary Center” as an appurtenant use to an existing winery. The new structure
will include a 1,071 square foot room for dining, tasting and meetings, a 382 square foot kitchen, a
wine tasting bar and restrooms, plus walk-in refrigerator and service/storage and mechanical
equipment areas. Use of the facility is intended to allow culinary demonstrations, presentations,
wine tasting and dining.

APN’s: 418-341-044-000, 418-341-045-
000, 418-341-048-000, 418-341-049-000,

Project Location: 37700 Foothill Road, Soledad 418.341-050-000 and 418-341-051-000

Owner: Smith and Hook (a.k.a Hahn Family
Winery)

Agent: Brian Foucht, BGF Planning
Consultants

Planning File Number: PLN100642

Planning Area:
Central Salinas Valley Area Plan

Flagged and staked: No

‘| ZONING Designation: : “F/40” [Farmland 40 acre minimum parcel size]

CEQA Action: Categorically exempt pursuant to CEQA Guidelines Section 15303(c)

Department: RMA - Planning Department

RECOMMENDATION: - '
Staff recommends that the Planning Commission adopt a resolution (Exhibit C) to:
1) Categorically exempt the project from environmental review pursuant to CEQA -
Guidelines Section 15303(c); and
2) Approve PLN100642, based on the findings and evidence and subject to the conditions of
approval. .

PROJECT OVERVIEW:

The proposed 2,500 square foot demonstration culinary center building is intended to allow
culinary demonstrations, presentations, food pairings, wine tasting and dining for industry and
sales representatives. This project is located in the River Road segment of the Agricultural and
Winery Corridor Plan (AWCP) of Monterey County’s 2010 General Plan (GP). The project is
considered an agriculturally related use within Zone 2C; and therefore, is not subject to
providing findings and evidence that there is a Long Term Sustainable Water Supply (GP Policy
PS-3.1.c).

The AWCP permits “food service facilities” in conjunction with a winery-related facility. The
proposed culinary and wine tasting center is part of the direct marketing, sales and promotion of
Hahn Family Winery (Smith and Hook), and the surrounding wine and food-growing region of
Monterey County, and will contribute to the long-term viability of the existing agricultural use.
Wineries are considered compatible with Williamson Act contract land where agricultural
production (e.g. growing grapes) continues within the contracted properties. This facility would
be incidental and related to the existing agricultural use and would be used to exhibit wines from
the subject vintner.

The project was referred to the Agricultural Advisory Committee (AAC) on June 23, 2011 to
consider if the proposed use was compatible with the Agricultural Preserve as the lands are under
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a Williamson Act, Farmlands Security Zone contract. The Committee unanimously
recommended approval (9-0-4) and that the use is compatible.

This project was originally scheduled before the Zoning Administrator on August 25, 2011 but was
continued to September 8, 2011 to give staff adequate time to respond to comments that were
received the day of the hearing. The Resource Management Agency-Planning Director referred the
item to the Planning Commission because of known controversy with the pending General Plan
litigation.

Public comment letters are attached as Exhibit “G.” A more detailed Discussion is provided in
Exhibit B.

OTHER AGENCY INVOLVEMENT: The following agencies and departments reviewed this
project:
RMA - Public Works Department
N Environmental Health Bureau
v Water Resources Agency
vy Mission Soledad Fire Protection District

Agencies that submitted comments are noted with a check mark (“v”*). The RMA - Public Works
Department Environmental Health Bureau and Mission Soledad Fire Protection District have
been incorporated into the Condition Compliance/Mitigation Monitoring and Reporting Plan
attached as Exhibit 1 to the draft resolution (Exhibit C).

The project was not referred to a Land Use Advisory Committee (LUAC) as there is no LUAC
for the Central Salinas area.

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

b Ao —
Paula Bradley, MCP, AICP, Associate Planner
(831) 755-5158, bradleyp@co.monterey.ca.us

September 19,2011

cc: Front Counter Copy; Planning Commission; Mission Soledad Fire Protection District; Public Works
Department; Environmental Health Bureau; Water Resources Agency; Luis Osorio, Senior Planner;
Paula Bradley, MCP, AICP, Associate Planner, Project Planner; Carol Allen, Senior Secretary; Smith
and Hook/c/o KVL Holdings, Inc., Owner; Brian Foucht, BGF Planning Consultants, Agent; Molly
Erickson, Law Offices of Michael L. Stamp; Land watch; Planning File PLN100642

Attachments:  Exhibit A Project Data Sheet
Exhibit B Project Discussion
Exhibit C Draft Resolution, including: Conditions of Approval, Site Plan, Floor Plan and

Elevations, Preliminary Grading Plan, and Slope Map
Exhibit D-1 Biological Survey
Exhibit D-2 Traffic Study

Exhibit E Agricultural Advisory Committee Minutes, dated June 17,2011
Exhibit F Applicant’s Project Description, dated June 9, 2011

Exhibit G Correspondence

Exhibit H Staff responses to comments

Exhibit I Assessor’s maps and AWCP maps

Exhibit J Use Permit ZA-4053

Exhibit K Vicinity Maps
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Exhibit A
Project Information for SMITH & HOOK WINERY (File PLN100642)

Project Title: Smith and Hook Primary APN: 418-341-044-000
M
Location: 37700 Foothill Rd, Coastal Zone: No
Greenfield
Applicable Plan: Central Salinas Valley Zoning: F/40
Permit Type: Administrative Permit Plan Designation: F/40
Environmental Exempt 15303(c) Final Action 9/06/2011
Status: Deadline:
Advisory Agricultural Advisory
Commiittee: Committee
Project Site Data:
Lot Size: 453 acres Coverage Allowed: 5%
Homeland Envelope NA Coverage <1%
Proposed:
Existing Structures : 55,495 sq ft
Proposed Structures: 2,500 sq ft Height Allowed: 35
Height Proposed: 20 ft
Total Square Feet: 57,995 sq ft
. FAR Allowed: NA
FAR Proposed: NA
Resource Zones and Reports
Environmentally Sensitive No Erosion Hazard
Habitat: Zone:
Botanical Report#: LIB#110191 Soils/Geo. Report# NA
Forest Mgt. Report #: NA Geologic Hazard Terrace
Zone: Deposits
Geologic Report#:  NA:
Archaeological Sensitivity Zone: Moderate
Archaeological Report#: NA Traffic Report #: LIB100642
Fire Hazard Zone: VERY HIGH
Other Information:
Water Source: Private well Sewage Disposal Septic
(method):
Water District/Company: NA Sewer District NA *
Name:
Fire District: Mission Grading : 100 (50 cy cut,
Soledad Fire 50 cy fill)
Prev. District balanced on site
Tree Removal (Count/Type): NA

Smith & Hook (PLN100642)
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EXHIBIT B
DISCUSSION

Proposed is a one-story 2,500 square foot demonstration culinary center as an appurtenant use to
an existing winery. The use of the facility is intended to allow culinary demonstrations,
presentations, wine tasting and dining for industry and sales representatives, and it is not a
commercial restaurant open to the public. Grading is approximately 100 cubic yards cut and fill
balanced on site. The location is off Foothill Road approximately 6 west miles of Soledad and
State Highway 101. The site is accessed by a 1.3 mile private road from Foothill Road. No
improvements are proposed to the existing private road. Although the Hahn Family Wines
Vineyards properties total 900 acres with approximately 835,000 vines, this estate vineyard has
253 acres, with approximately 235,000 vines. Existing on the site is a complex of buildings
totaling approximately 55,495 square feet, including a winery (agricultural processing plant),
associated storage buildings and tanks, workshops, a tasting room, manager’s residence, and
other associated structures. The original Use Permit (ZA4053) for the winery was approved July
31, 1980.

Operation and Traffic: The operation currently includes a total of 22 existing employees and the
new facility will add two employees. Hours will be 10 a.m. to 4 p.m., four times per week,
during non-peak traffic hours. The facility will not be open to the public. Events will typically
be chef’s dinners for food and wine parings and tasting for up to ten wine distribution and
industry sales representatives. Attendees will be encouraged to carpool and it is estimated there
will be three vehicles per event. There will be infrequent larger events including up to 20
people. For larger events participants will arrive by van or small buses (8 to 15 person capacity),
the same number of vehicle trips as for smaller events. The use is further described in the
applicant’s project description, attached as Exhibit F, which will serve as a Development
Agreement.

Traffic Study Circulation Policy C-1.8, of the 2010 General Plan requires the County to develop
a County Traffic Impact fee. The County has not yet established the traffic impact fee and until
the adoption of the fees, a traffic study is required to determine the project’s fair share of traffic
impact fees. A traffic study was required for the project to comply with the policy until the
adoption of the fees, to determine the fair share of traffic impact fees. The study was reviewed
by the Public Works Department which determined that the recommended fees are required as a
condition of approval. The traffic study includes project trip generation, traffic operations on
Foothill Road and site access and fulfills the policy requirements. According to the study, the
project will generate approximately ten trips per event and its implementation will not cause
Foothill Road to degrade to lower levels of service (currently Level of Service A) nor would it
cause a significant addition to the daily traffic volumes.

Parking: :

A total of 46 spaces are currently provided in close proximity to the new facility and additional
unmarked parking spaces are located on the site. The area with unmarked spaces will be
improved with paving and striping and has an existing storm drainage system for water runoff.
Two new parking spaces will be provided including one additional handicapped — accessible
space in compliance with ADA, and one parking space adjacent to the new building. A new one-
way driveway off the main access road will provide access the new facility and will be surfaced
with decomposed granite. The project complies with the applicable parking requirements.
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location of the proposed culinary center
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General Plan Consistency:

Water Use: The proposed development is related to existing vineyard and winery and is within
Zone 2C of the Salinas Valley groundwater basin. General Plan Policy PS 3.1 requires proof of
long term water supply for certain projects. It exempts development related to agricultural land
uses within Zone 2C of the Salinas Valley groundwater basin. The project has an adequate long-
term water supply by a private well, and is an agricultural use in Zone 2C.

The existing agricultural uses on the property use an average of approximately 289 acre feet per
year according to records for the last three reporting years. The estimated water use for the
kitchen, dining and wine tasting facility was calculated using a Monterey Peninsula Water
Management District (MPWMD) water demand figure of 0.00053 acre feet per square foot per
year (Rule 24, Table 2 - Meeting Room). This calculation assumes regular use at maximum
occupancy with an associated kitchen. The kitchen and banquet room combined are 1,453
square feet. Using the MPWMD Rule, this space would utilize 0.77 acre feet of water per year.
At that rate, the total property water use would increase by 0.27%. The project will provide
dining facilities four times per week for up to ten people and water use would be less than one
half of a percent increase. The present water system serving the uses on the property is regulated
by Monterey County Drinking Water Services and is registered as a non-transient non-
community water system (Foothill Water System #1). This project does not change the
designation of this water system.

Agricultural Element

The project is consistent with 2010 General Plan Goal AG-4 which addresses the County’s
support and policies to promote the continuation and economic viability of the agricultural
industry. The proposed use is the construction of a dining/wine tasting facility to market estate
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produced-wine and locally produced agricultural products which will enhance the long-term
agricultural use of the land.

Agricultural and Winery Corridor Plan

Monterey County American Viticultural Areas includes eight appellations approved within the
Salinas Valley (Monterey, Santa Lucia Highlands, Chalone, Arroyo Seco, San Bernabe, San
Lucas, Hames Valley and San Antonio Valley). This is shown on Figure AWCP-2 of the 2010
Monterey County General Plan, “Monterey Wine Country Appellations Overview.” The Smith
and Hook site is shown within the Santa Lucia Highlands area on the Appellations overview
map.

AWCP Policy 2.2 of the 2010 Monterey County General Plan describes the Agricultural and
Winery Corridor as the portion of the American Viticultural Areas illustrated in Figures AWCP-
2 located south of Highway 68 plus the Santa Lucia Highlands, Chalone, Arroyo Seco, San
Bernabe, San Lucas, Hames Valley and San Antonio Valley. The 2010 General Plan goes on to
state that the Agricultural and Winery Corridor Plan would consist of three segments (Figure
AWCP-3, AWCP Map), River Road, Metz Road and Jolon Road Segment. The Smith and Hook
site would be located in the River Road segment; however the parcels aren’t included on the
parcel based map for AWCP-3 which would reflect an inconsistency with the areas shown in
Figure AWCP-2 (APN418-341-045-000 and 418-341-050-000). Based on the boundaries shown
on the Appellations Map and the definition of the AWCP staff believes that it was not intended
to exclude the Smith and Hook parcels from the AWCP map. Development proposed within the
Agricultural and Winery Corridor must comply with the development standards of Chapter 3.0 of
Agricultural and Winery Corridor, 2010 Monterey County General Plan (2010-MCGP).

AWCP Sections 3.3 (2010-MCGP) allows for Food Services Facilities with a ministerial permit
subject to the following criteria:
1) The use must be clearly incidental, related and subordinate in nature and size to the
primary operation of the winery.
2) Located within the same structure as the wine tasting facility; and
3) The site shall contain no more than 1,500 square feet of kitchen and dining area,
including any outdoor dining area.

An Administrative Permit was required for the proposal since:
1) The use is located in a separate structure from the existing wine tasting room;
2) The facility would create a second wine tasting facility and
3) There would be more than 1,500 square feet of kitchen and dining area, cumulative on
the site.

The proposed 2,500 square foot demonstration culinary center building would be appurtenant to
the existing winery use and is consistent with Agricultural and Winery Corridor Plan, subject to
the approval of the Administrative Permit.

AWCP Sections 3.5 and 3.7 (2010-MCGP) address Development Standards and Design Criteria.
The project is consistent with the Development Standards. The architecture is different from the
structures on the site, but it is a small scale structure and it will blend in with the natural
topography and structures. Colors are neutral tones natural wood and non reflective roofing and
glazing materials.

Visual Sensitivity
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The property is not designated by the Zoning Ordinance as Visually Sensitive; however, it is
designated as “Visually Sensitive” according to the 2010 General Plan (Monterey County Scenic
Highway Corridors and Visual Sensitivity, Figure 13). After the site-inspection, staff determined
that flagging was not required as the structure will not be visible from a common public viewing
area such as Foothill Road. The structure is sited into the sloped topography (below an existing
ranch road cut) to minimize its visibility. The height is only 21 feet where 35 feet are allowed,
and the structure is substantially smaller than other structures on the site. Colors are a neutral
beige color exterior plaster, natural wood decks, and the roof will be a non-reflective galvanized
standing seam type metal, that will age to a dark color patina. A condition of approval requires a
low-reflective glazing. The new building will not create a substantially adverse visual impact
when viewed from a public common viewing area.

Williamson Act

The property is under Williamson Act contract (Farmland Security Zone FSZ No. 2004-006).
Under the Williamson Act, the property is restricted to commercial agricultural production of
food or fiber and compatible uses. The applicant intends to use the proposed culinary and wine
tasting facility as a component of the wine making operation, specifically for on-site marketing
and promotional activities. The proposed building would be part of the winery complex of
buildings and is designed to support the agricultural (vineyards and wine-making) use of the

property.

Monterey County Board of Supervisors has adopted a list of Land Conservation Contract
Compatible Uses which includes “Structures necessary and incidental to the agricultural uses of
the land.” While, wineries, wine tasting rooms, and related uses are not specifically included in
the Monterey County list of Land Conservation Contract Compatible Uses, the proposed culinary
and wine tasting center is part of an existing wine-making facility, and the surrounding wine and
food-growing region of Monterey County. No vineyard removal or decrease in productive land
is proposed as part of the project. The use is not open to the public and is limited to the
marketing of agricultural products grown on the estate and of local agricultural products by
providing food pairing and wine tasting to industry and sales representatives to promote the
agricultural use of the land under the Williamson Act contract. The Agricultural Advisory
Committee unanimously recommended approval of the project without any specific conditions
and that the use is compatible with the Williamson Act.

Conclusion

The project is consistent with the 2010 General Plan, Area plan, Agricultural and Winery
Corridor Plan goals and the Zoning Code. The proposed structure is incidental and related to the
agricultural use of the land and is considered compatible with Williamson Act contract. The
proposed culinary and wine tasting center is part of the direct marketing, sales and promotion of
Hahn Family Wines, and the surrounding wine and food-growing region of Monterey County,
and will contribute to the long-term viability of the agricultural use.
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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:

Smith and Hook Winery (PLN100642)

RESOLUTION NO. ----

Resolution by the Monterey County Planning

Commission:

1) Categorically exempting the project from
environmental review pursuant to CEQA
Guidelines Section 15303(c); and

2) Approving an Administrative Permit to allow
development of a 2,500 square foot
“Demonstration Culinary Center” as an
appurtenant use to an existing winery. The new
structure will include a 1,071 square foot room
for dining, tasting and meetings, a 382 square
foot kitchen, a wine tasting bar and restrooms,
plus walk-in refrigerator and service/storage and
mechanical equipment areas. Use of the facility is
intended to allow culinary demonstrations,
presentations, wine tasting and dining.

[PLN100642, Smith and Hook c/o KVL Holdings,

Inc., 37700 Foothill Road, Soledad Central Salinas

Valley Area Plan (APN: 418-341-044-000, 418-341-

045-000, 418-341-048-000, 418-341-049-000, 418-

341-050-000 and 418-341-051-000)]

The Administrative Permit application (PLN100642) came on for public hearing before the
Monterey County Planning Commission on September 28, 2011. 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:

FINDINGS

1. FINDING: CONSISTENCY - The Project, as conditioned, is consistent with the
applicable plans and policies which designate this area as appropriate
for development.

EVIDENCE: a) During the course of review of this application, the project has been

reviewed for consistency with the text, policies, and regulations in:

- 2010 Monterey County General Plan;

- Central Salinas Valley Area Plan;

- Agricultural and Winery Corridor Plan;

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

Smith & Hook (PLN100642) Page 8 of 17



b)
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text, policies, and regulations in these documents have been addressed.
The parcel is zoned “F/40”, which is a district designated to preserve
and enhance the use of prime productive and unique farmlands and
associated agricultural support facilities including wineries, while also
providing opportunity to establish necessary and support facilities. The
definition of “Winery” (Section 21.06.1400 of the Zoning Ordinance
includes retail sales and tasting facilities of wine and related
promotional items as part of winery operations.

Section 3.3.E of the Agricultural and Winery Corridor Plan allows
“Food Service Facilities” subject to a ministerial permit. The applicant
was informed by the County of the pending litigation concerning the
General Plan, which specifically contests portions of the Agricultural
and Winery Corridor Plan (AWCP) where the proposed project is
located. The applicant expressed their desire to proceed with their
application to a hearing, and have the right to request that the County
process their application pursuant to the Permit Streamlining Act.
Pursuant to Section 3.3 of the AWCP, Monterey County required an
Administrative Permit and referred this matter to a public hearing with
the Planning Commission because of known controversy with the
pending General Plan litigation.

The site contains existing development of a wine processing facility,
tasting room, and vineyard. A Use Permit was approved for the existing
winery use July 31, 1980. This 2,500 square foot demonstration
culinary center building would include wine tasting which would be a
second wine tasting facility part of the winery complex, which is
incidental, related and subordinate to the primary operation. The site
may not contain more than 1,500 square feet of kitchen and dining area,
cumulative, including any outdoor dining area.

The project is an allowed land use for this site.

2010 Monterey County General Plan: The project is consistent with the
2010 General Plan:

Policy No. LU-1.13 All exterior lighting shall be unobtrusive and
constructed or located so that only the intended area is illuminated, long
range visibility is reduced of the lighting source, and off-site glare is
fully controlled.

A standard condition requires the approval of an exterior lighting plan.
Exterior lighting is required to be downlit and shielded with no off-site
glare, and only light the area intended. The proposed exterior lighting
will be minimal including low-height pedestrian oriented for walkways
and no free standing light poles. Activities are limited to daylight hours
from 10 am. to 4 p.m. which will not require night-time lighting. A
non-standard condition of approval requires that glazing shall be a low-e
II or low-¢ III product to minimize reflectivity.

Policy No. AG-1.8. See Finding 1f.

Policy No. AG-4.1. The property is located within the area of the
Agricultural and Winery Corridor Plan which allows uses associated
with winery such as tasting and include marketing winery and local
agricultural products. The culinary center and chef’s dinners with wine
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tasting are for marketing wine from the subject vineyard as well as local
agricultural products (e.g. beef, lettuce, broccoli, etc). As such, the
project would contribute to the long-term viability of the existing
agricultural use.

Policy No. C-1.8. Neither the County Traffic Impact fee nor the AWCP
traffic impact fee (Policy C-1.12) have been adopted. Therefore, a
Traffic Impact Analysis (traffic study) was required to determine the fair
share of traffic impact fees. The study was reviewed by the Public
Works Department which determined that the recommended fees are
appropriate. The applicant is required to pay their fair share fees as a
condition of approval.

Policy No. C-1.11. A Regional Traffic Impact (TAMC) fee is required
for the project as a standard condition of approval.

Policy No. C-3.6. Proof of access is required as part of any new
development application. The 1.3-mile private driveway access to the
Smith & Hook (Hahn) property includes access via a separate property
to Foothill Road. Proof of access was required for the development
permit and has been provided and is part of the project file.

Policy No. OS-1.2. The project will not create potential impacts to
visual resources in the Salinas Valley. Design of the food service
facility is subordinate to the natural features of the area.

Policy No. OS-3.1. An erosion control and drainage plan is required for
the project as a standard condition of approval incorporating Best
Management Practices (BMPs) to prevent erosion.

Policy No. PS-3.1. The proposed development is related to existing
vineyard/winery use and is within Zone 2C of the Salinas Valley
groundwater basin. Development for which a discretionary permit is
required, and that will use or require the use of water, require specific
findings and evidence, that there is a long-term, sustainable water
supply, both in quality and quantity to serve the development. Policy
PS-3.1 does not apply to development related to agricultural land uses
within Zone 2C of the Salinas Valley groundwater basin (PS-3.1.c).
Agricultural and Winery Corridor Plan (AWCP).

Monterey County American Viticultural Areas includes eight
appellations approved within the Salinas Valley (Monterey, Santa
Lucia Highlands, Chalone, Arroyo Seco, San Bernabe, San Lucas,
Hames Valley and San Antonio Valley). This is shown on Figure
AWCP-2 of the 2010 Monterey County General Plan, “Monterey Wine
Country Appellations Overview.” The Smith and Hook site is shown
within the Santa Lucia Highlands area on the Appellations overview
map.

AWCP Policy 2.2 of the 2010 Monterey County General Plan describes
the Agricultural and Winery Corridor as the portion of the American
Viticultural Areas illustrated in Figures AWCP-2 located south of
Highway 68 plus the Santa Lucia Highlands, Chalone, Arroyo Seco, San
Bernabe, San Lucas, Hames Valley and San Antonio Valley. The 2010
General Plan goes on to state that the Agricultural and Winery Corridor
Plan would consist of three segments (Figure AWCP-3, AWCP Map),
River Road, Metz Road and Jolon Road Segment. The Smith and Hook
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site would be located in the River Road segment; however the parcels
aren’t included on the parcel based map for AWCP-3 which would
reflect an inconsistency with the areas shown in Figure AWCP-2
(APN418-341-045-000 and 418-341-050-000). Based on the boundaries
shown on the Appellations Map and the definition of the AWCP it was
not intended to exclude the Smith and Hook parcels from the AWCP
map. Development proposed within the Agricultural and Winery
Corridor must comply with the development standards of Chapter 3.0 of
Agricultural and Winery Corridor, 2010 Monterey County General Plan
(2010-MCGP).

The AWCP allows wine tasting facilities and food service facilities with
a ministerial permit (AWCP Sections 3.3). However, an Administrative
Permit was required because: 1) the use is located in a separate structure
away from the existing wine tasting facility, and 2) the facility would
create a second wine tasting facility (a second tasting facility is more
intensive than anticipated in the AWCP for a Ministerial Permit); and 3)
there would be more than 1,500 square feet of kitchen and dining area
cumulative on the sit The proposed 2,500 square foot demonstration
culinary center building would be appurtenant to the existing winery use
and is consistent with Agricultural and Winery Corridor Plan, subject to
the approval of the Administrative Permit.

A biological study, according to the provisions of Section 3.3 of the
AWCP, was completed. This study concluded that the facility would be
located in a disturbed area that is not in a natural condition. The site is
adjacent to the vineyards and landscaped areas and routinely kept free of
weeds and brush. There are no sensitive species or other sensitive
habitat on or close to the proposed project area.

The project is consistent with the Development Standards and Design
Criteria (AWCP Sections 3.5 and 3.7). Architecture is different from
other structures on the site, but it is small scale and it will blend in with
the natural topography. Colors are neutral tones natural wood and non-
reflective roofing and glazing materials. Lighting is minimal (walkway
lights) down lit and shielded, will only light the area intended to avoid
off-site glare. No pole lighting is proposed. Parking exists on the site
that is sufficient for existing and proposed facilities. Twenty-one
parking spaces located in close proximity of the new facility will be
surfaced with decomposed granite and striped. An ADA accessible
parking space and one additional parking space will be added adjacent
to the structure accessed by a new one-lane driveway.

The property is designated as “Visually Sensitive” according to the
2010 General Plan (Monterey County Scenic Highway Corridors and
Visual Sensitivity, Figure 13). Staff required staking of the proposed
location and determined that it would not be visible from the nearest
public road or adjacent properties. The 1-story (21 feet) structure would
be built into the sloped topography (below an existing ranch road cut),
to minimize visibility of the structure. Colors are a neutral beige color
exterior plaster, natural wood decks, and the roof will be a non-
reflective galvanized standing seam type metal, that will age to a dark
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color patina. A condition of approval requires a low-reflective glazing.
The development will not create a substantially adverse visual impact
when viewed from a public common viewing area.

The parcel is located in a Williamson Act contract (Farmland Security
Zone FSZ No. 2004-006). The applicant intends to use the proposed
facility as a component of the agricultural wine making operation,
specifically for on-site marketing and promotional activities. The
proposed building would be part of the winery complex of buildings and
is designed to support the agricultural (vineyards and wine-making) use
of the property. This culinary and wine tasting center would be part of
the direct marketing, sales and promotion of Hahn Family Wines and
the surrounding wine and food-growing region of Monterey County and
is considered incidental and related to the existing agricultural use of the
land.

Properties under Williamson Act contract are restricted to commercial
agricultural production of food or fiber and compatible uses pursuant to
the Land Conservation Act (Williamson Act). Government Code

Section 51238.1 “Principles of Compatibility” states that uses approved

on contracted lands shall be consistent with all of the principles of
compatibility listed below:

(1) The use will not significantly compromise the long-term
productive agricultural capability of the subject contracted
parcel or parcels or on other contracted lands in agricultural
preserves.

(2) The use will not significantly displace or impair current or
reasonably foreseeable agricultural operations on the subject
contracted parcel or parcels or on other contracted lands in
agricultural preserves.

(3) The use will not result in the significant removal of adjacent
contracted land from agricultural or open-space use.

The project will contribute to the continued utilization of the land by the
property owners for commercial agricultural production through the
marketing and promotion of agricultural products on the parcel and the
local area. It will not result in a change in configuration of the land or
contract boundaries; remove or decrease productive land from
agricultural use or a net loss of acreage currently under the contract
(FSZ No. 2004-006) containing a total of 592.21 acres. The proposed
project is consistent with the “Principles of Compatibility.”

Board of Supervisor Resolutions 01-486, “Amending Procedure for the
Creation of Farmland Security Zones and Contracts” sets forth, “The list
of compatible uses approved by the Board within Farmland Security
Zones...” Per Board Resolution No. 01-486, the County’s list of
approved compatible uses within Farmland Security Zones includes:
“Structures necessary and incidental to the agricultural uses of the land”.
While wineries, wine tasting rooms, and related uses are not specifically
included in the Monterey County list of Land Conservation Contract
Compatible Uses, consultation with the State Department of
Conservation (DOC) has determined wineries and related uses to be
compatible uses provided the use will not significantly compromise the

Page 12 of 17




g)
h)

2. FINDING:

EVIDENCE: a)

b)

Smith & Hook (PLN100642)

long-term productive agricultural capability of the subject contracted
parcel or parcels or on other contracted lands in agricultural preserves.
The proposed use is considered necessary and incidental and related to
the agricultural use of the land.

Resolution 09-357 sets for the Agricultural Advisory Committee’s
(AAC) Bylaws, including the Purpose of the AAC. Specific objectives
of the AAC include, but not limited to, the following at Section 1.
Creation and Purpose of the Committee:
“E) Review the following types of development projects and make
recommendations to the decision-making body
1) Projects on lands designated for agricultural use that require
a discretionary permit;
4) Projects affecting lands under Williamson Act contract, and
5)  Other projects that may support, enhance or otherwise
affect the agricultural industry.”
The project was referred to the Agricultural Advisory Committee
(AAC) on June 23, 2011 to consider if the proposed use is compatible
with the agricultural uses of the property as required by the Williamson
Act (Agricultural Preserve Contract, FSZ No. 2004-006). Wineries are
considered compatible with Williamson Act contract land where
agricultural production (e.g. growing grapes) continues within the
contracted properties. This facility would be incidental and related to
the existing agricultural use and would be used to exhibit wines from
the subject vintner. AAC unanimously (9-0-4) found that the proposed
use is compatible with the list of compatible uses adopted by the Board
of Supervisors (Resolution 01-486). No further action is required
regarding a Williamson Act compatibility determination.
The project was not referred to a LUAC as there is no LUAC for the
area.
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
PLN100642.

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, Mission
Soledad Fire Protection District, Public Works, Environmental Health
Bureau, 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.
Technical reports by outside consultants indicated that there are no
physical or environmental constraints that would indicate that the site is
not suitable for the use proposed. County staff independently reviewed
these reports and concurs with their conclusions. The following reports
have been prepared:
“Biological Assessment for the Hahn Family Wines Culinary
Center” (LIB#110191), prepared by Ed Mercurio, Biological
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Consultant, Salinas CA, February 11, 2011.September 19, 2011
and September 21, 2011. The biologist concluded that the area is a
maintained landscaped area that consists of a portion of a dirt road.
The site is located adjacent to the vineyards and landscaped areas
that are routinely kept free of weeds and brush and is used for
agricultural equipment. The site was inspected for San Joaquin Kit
Fox. There were no sensitive species or other sensitive habitat on
or close to the proposed project area.

- “Traffic Study for the Hahn Family Wines Culinary Center”
(LIB#100642), prepared by Hexagon Transportation Consultants,
Inc., Gilroy CA, July 01, 2011. A traffic study was completed for
the project that includes project trip generation, traffic operations
on Foothill Road and site access fulfills the General Plan goals and
policy requirements. The traffic report prepared for the project
indicates that Foothill Road would continue to operate in a LOS A.
Implementation of the project will not cause Foothill Road to
degrade to lower levels of service (currently Level of Service A)
nor would it cause a significant addition to the daily traffic
volumes.

The Regional Impact Fee Nexus Study Update (dated March 26,
2008) was finalized and approved by the Transportation Agency
Board of Directors. This Nexus study provides the necessary
technical and legal basis under the California Environmental
Quality Act for implementing Regional Development Impact Fee
program. Public Works, consistent with acceptable practice from
both Caltrans and TAMC, has been accepting payment of the
regional traffic impact fees as acceptable mitigation to address a
project’s cumulative impact to any portion of the regional roadway
system. Because both TAMC and Caltrans view the Regional
Transportation system as a single roadway network, rather than a
collection of individual road segments and intersections, any road
improvement to any portion of the system is an improvement to
the entire system. Conversely, any impact to any portion of the -
system is an impact to the entire system, which can be addressed
and mitigated through an improvement to the system such as
through the RDIF. This application and collection of Regional
Development Impact Fee is consistent with County of Monterey
Ordinance No. 5110, in accordance with the Joint Agreement
between TAMC and Monterey County for Monterey County
Development Impact Fee program, effective August 27, 2008.

- The project has sufficient parking and will have a less than
significant impact on the roads.

c) Staff conducted a site inspection on January 19, 2011 to verify that the
site is suitable for this use.
d) The application, project plans, and related support materials submitted

by the project applicant to the Monterey Count