COUNTY OF SAN MATEO

Inter-Departmental Correspondence
Planning and Building Department

DATE: August 29, 2011
BOARD MEETING DATE: September 13, 2011
SPECIAL NOTICE/HEARING: 10-Day Notice/300
Feet
VOTE REQUIRED: Majority

TO: Honorable Board of Supervisors
FROM: Jim Eggemeyer, Community Development Directo
SUBJECT: EXECUTIVE SUMMARY: Consideration of two appeals of the

Planning Commission’s decision to: (1) certify a Mitigated Negative
Declaration; (2) approve an After-the-Fact Planned Agricultural District
Permit; and (3) approve an After-the-Fact Coastal Development Permit,
to allow seasonal commercial recreation activities at the Arata Pumpkin
Farm located at 185 Verde Road, approximately 4 miles south of the
City of Half Moon Bay. This project is appealable to the California
Coastal Commission.

RECOMMENDATION:

Deny the appeals and uphold the decision of the Planning Commission by taking the
following actions: (1) certify the Mitigated Negative Declaration; (2) approve an After-
the-Fact Planned Agricultural Permit (PAD) expiring on December 31, 2011; (3) approve
an After-the-Fact Coastal Development Permit (CDP), by making the required findings
and subject to the conditions of approval listed in Attachment A of the staff report.

BACKGROUND:

The 8.37-acre project parcel is located on Verde Road to the east of Cabrillo Highway
and is bordered by Lobitos Creek along its northern property line. The property contains
2.94 acres under agricultural production located in a western portion of the parcel. The
applicant proposes to legalize and continue the following on-site, seasonal activities: a
hay maze/labyrinth/coliseum, sword-fighting events, a haunted barn, a petting zoo, pony
rides, and a train ride, as well as a children’s play area consisting of a mini-maze, a
bounce house, and a sales kiosk (for the sale of pre-packaged foods). The property also
contains a single-family residence, three barns, and a covered sales building.

At its June 29, 2011 meeting, the Planning Commission certified the Mitigated Negative
Declaration and approved the After-the-Fact PAD Permit and CDP, subject to conditions
that, among other things, establish a December 31, 2011 PAD Permit expiration date,
allow for 22 parking spaces on Verde Road, and require a reduction in on-site parking by
22 spaces to avoid prime soil. After finding that the hay maze and the coliseum



structures are not “ancillary to agriculture,” the Planning Commission required the
relocation of the hay maze and the coliseum structures to on-site areas of non-prime
soils, and the subsequent commitment of those areas to agricultural production, as a
condition of any future renewal of the PAD Permit.

DISCUSSION:
Planning staff received two (2) appeals of the Planning Commission’s decision to
approve the project and associated Mitigated Negative Declaration.

The appeal by Lillian Arata contends that the Board of Supervisors should deny the
project for the following reasons: (1) the County lacks jurisdiction because the appeliant
(an owner of one-half interest in the subject property) does not consent to the applicant's
permit request; (2) the project is inconsistent with the County’s General Plan; (3) the
proposed use is not allowed on prime or non-prime agricultural lands within the PAD
District or under the Local Coastal Program; (4) the proposed use is prohibited by the
Williamson Act contract on the property as well as by the Williamson Act itself; (5) the
Mitigated Negative Declaration associated with the application is insufficient and an
Environmental Impact Report (EIR) is required under CEQA; (6) new Condition No. 33 is
subject to the same flaws raised by the appellant regarding revised Condition No. 11;
and (7) the proposed use is unlike any other seasonal recreational farm use in the
County.

The appeal by the applicant requests the Board of Supervisors to modify the project
conditions of approval to: (1) allow additional parking along Verde Road, where
minimum fire clearance requirements are met; (2) allow the sword-fighting use and train
ride use in areas of prime soil; (3) allow the venue to close later on Fridays (10:00 p.m.),
but earlier on Saturdays (10:00 p.m.) and Sundays (7:00 p.m.) in October; and (4) allow
the applicant to retain 22 on-site parking spaces on prime soils.

Staff's analysis of the appeals concludes that the project approved by the Planning
Commission is consistent will the relevant standards of review, and that the Mitigated
Negative Declaration complies with the requirements of the California Environmental
Quality Act. Staff recommends minor adjustments to the Planning Commission’s
conditions of approval and mitigation measures that respond to issues raised by the
appeals regarding parking and hours of operation. Specifically, these changes:

increase the number of parking spaces that can be provided on-site without impacting
prime soils; allow for managed and signed parking along Verde Road in areas deemed
safe by Cal-Fire and the Department of Public Works; and, adjust the hours of operation
during the month of October in a manner that requires the venue to close at 9:00 p.m. on
Friday nights, 10:00 p.m. on Saturday nights, and 7:00 on Sunday nights. These
adjustments maintain consistency with applicable policies and regulations, and will not
result in new environmental impacts. Finally, with regard to Lillian Arata’s objection to
the processing of the application, this is the subject of pending legal action between
Gary Arata and Lillian Arata, with a trial date set in January 2012. The lawsuit will clarify
which party has authority over the use of the property, and does not preclude or interfere
with the County’s responsibility to determine whether the proposed project is consistent
with established development standards.



County Counsel has reviewed and approved the materials as to form and content.

The approval of the project contributes to the 2025 Shared Vision outcome of a Livable
Community by allowing the continuation and regulation of recreational activities at the
site, which contribute to the regional celebration of pumpkin season and the diversity of
recreational opportunities on the Coastside.

FISCAL IMPACT:
Nominal cost to Planning and Building Department to monitor compliance with conditions
of approval for the project.




TO:

FROM:

SUBJECT:

COUNTY OF SAN MATEO

Inter-Departmental Correspondence
Planning and Building Department

DATE: August 29, 2011
BOARD MEETING DATE: September 13, 2011
SPECIAL NOTICE/HEARING: 10-Day Notice/300
Feet
VOTE REQUIRED: Majority

Honorable Board of Supervisors

Jim Eggemeyer, Community Development Director d%e.

Consideration of two appeals of the Planning Commission’s decision to:
(1) certify a Mitigated Negative Declaration, pursuant to the California
Environmental Quality Act; (2) approve an After-the-Fact Planned -
Agricultural District Permit, pursuant to Section 6353 of the San Mateo
County Zoning Regulations; and (3) approve an After-the-Fact Coastal
Development Permit, pursuant to Section 6328.4 of the San Mateo
County Zoning Regulations, to allow seasonal commercial recreation
activities at the Arata Pumpkin Farm located at 185 Verde Road,
approximately 4 miles south of the City of Half Moon Bay. This project
is appealable to the California Coastal Commission.

County File Number: PLN 2010-00207 (Gounalakis)

RECOMMENDATION:

Deny the appeals and uphold the decision of the Planning Commission by taking the

following actions:

1. Certify the Mitigated Negative Declaration, by making the required findings listed in
Attachment A of this report.

2. Approve an After-the-Fact Planned Agricultural Permit expiring on December 31,
2011, by making the required findings and subject to the conditions of approval
listed in Attachment A of this report.

3. Approve an After-the-Fact Coastal Development Permit, by making the required
findings and subject to the conditions of approval listed in Attachment A of this

report.

BACKGROUND:

The requested permits would legalize and allow for a variety of agriculture-related and
non-agriculture-related commercial recreation activities (referred to in this report as



“agritainment”) to take place at the Arata Farm property on a seasonal basis. Specifi-
cally, the applicant has applied for the permits required to legalize and continue the
following activities, between July 1 and November 30 of each year:

a hay maze,
sword-fighting events,’
a haunted barn,

a petting zoo,

pony rides, and

train rides.

The applicant also proposes a children’s play area for birthday parties and school field
trips, consisting of the following:

. a mini-maze,
. a bounce house, and
e a sales kiosk (for the sale of pre-packaged foods).

No new permanent structures are proposed, nor are permanent improvements to the
property required for these activities. The property has been in a Williamson Act
contract (AP 67-73) since 1967.

Elements and Structures Recommendation
Dates and Hours of Operation | July — November (excepting October)
Monday — Friday: 9:00 a.m. —6:00 p.m.
Saturday: 9:00 a.m. —9:00 p.m.
Sunday: 9:00 a.m. - 8:00 p.m.

October

Monday — Thursday: 9:00 a.m. - 7:00 p.m.
Friday: 9:00 a.m. —9:00 p.m.

Saturday: 9:00 a.m. - 10:00 p.m.

Sunday: 9:00 a.m. -7:00 p.m.

Ponies Rides July - November
Hay Maze July — November
Sword Fighting in Coliseum Use is Not Permitted
Train Ride July — November

' Previously described in error as “jousting.”



Table A
Dates and Hours of Operation
Elements and Structures Staff Recommendation
Petting Zoo July — November
Bounce House July — November
Private Party Rentals July — November
School Field Trips July — November
Haunted Barn July — November
Movie Nights Use is Not Permitted
DISCUSSION:
KEY ACTIONS

A

PLANNING COMMISSION ACTION

During the Planning Commission public hearing of June 8, 2011, two Commis-
sioners (Ranken and Hansson) had to leave the meeting due to prior commitments,
while three Commissioners (Dworetzky, Slocum, and Wong) remained to review
the item. After deliberation, the Commission continued the item until additional
Commissioners could be present, in order to obtain the three votes required to carry
a motion. The Commission continued the item to the meeting of June 29, 2011 and
directed staff to work with Sigma Prime (civil engineering firm retained by the
applicant) to revise the site plan to better delineate the areas of parking required to
support the proposed recreational uses. Staff worked with Sigma Prime to prepare
a revised site plan (Attachment C) that more accurately represents the proposed
uses of the site, as well as an “As-Conditioned” Site Plan (Attachment D) that
complies with the recommended conditions.

At the Planning Commission meeting of June 29, 2011, the Planning Commission
certified the Mitigated Negative Declaration and approved the After-the-Fact
Planned Agricultural District (PAD) Permit and Coastal Development Permit (CDP),
subject to the findings and conditions in Attachment A. The Commission denied the
interim operating conditions and revised the conditions of approval recommended
by staff. Specifically, the Commission:

1. Revised Condition No. 2 to set a PAD Permit expiration date of December 31,
2011, instead of the two-year timeframe proposed by staff.

2. Added New Condition No. 32 to require the operation of the bounce house to
comply with the standards of the “Safe Inflatable Operators Training Organiza-
tion” and/or other comparable best management practices for the safe
operation of the bounce house.

3. Added New Condition No. 33 to require the relocation of the hay maze and the
coliseum structures to areas of non-prime soils, finding that these uses are not



considered “ancillary to agriculture” and are, therefore, not permitted on prime
soil. (Initially, in a staff report dated June 8, 2011, Planning staff recommended
the Planning Commission find that the uses are “ancillary to agriculture” as
both structures consist of stacked hay bales, which could be considered
stockpiling of materials traditionally associated with agriculture.)

Additionally, the Planning Commission stated that the condition restricting
parking on Verde Road to an area that could accommodate 22 parking spaces
(Condition No. 11) and reduction of on-site parking by 22 spaces to minimize .
recreation used on prime soil (Condition No. 30) significantly reduced parking
for the agritainment venue.

Based on the foregoing, new Condition No. 33 requires the applicant to submit
the following information, for Planning Commission review, as part of any future
application to renew the PAD Permit:

a. Revised site plan showing the relocation of the hay maze and the
coliseum structures to areas of the site that do not contain prime soils.
Subsequently, the current locations of the hay maze and the coliseum
structures shall be committed to agricultural production.

b. The applicant/property owner is required to establish off-site parking (i.e.,
a formal off-site parking agreement with property owner(s) in the area)
providing a minimum of 200 parking spaces for use by visitors and
employees of the Arata farm, to ease parking challenges at the site. The
applicant shall submit a traffic control plan showing the location and
number of off-site parking spaces and associated access roads to
demonstrate compliance with this condition.

APPEALS FILED

During the appeal period for the Planning Commission action, which ended on

July 14, 2011, Planning staff received two (2) appeals of the Planning Commission’s
decision to approve the permits and certify the Mitigated Negative Declaration. One
of the appeals was filed by the applicant and Gary Arata (owner of one-half interest
in the subject property), and the other appeal was filed by Lillian Arata (the other
owner of one-half interest in the subject property).

Summary and Analysis of Appeals

1.

Appeal of Lillian Arata

On July 13, 2011, Ms. Arata filed an appeal of the Planning Commission’s
decision to approve the project, requesting the Board of Supervisors deny the
project for the following reasons, as further described in the attachments to the
appeal (Attachment F):



a. The County lacks jurisdiction because the appellant (an owner of one-half
interest in the subject property) does not consent to the applicant’s permit
request. At the June 29, 2011 Planning Commission hearing, one of the
Commissioners requested County Counsel to clarify the significance of
Ms. Arata’s non-consent to the project application. In past correspon-
dence, Ms. Arata’s counsel, Andrew Bell, stated that the application of a
use permit burdens the property and that a co-tenant cannot burden a
property without the consent of all the property owners.

County Counsel opined that, while some municipalities have zoning
regulations that allow applications to be made or consented to by any
owner, the County’s regulations require “the owner's” consent.? County
Counsel characterized the legal issue as being a dispute between the
owners that is best resolved by court proceedings, and that neither the
Planning Department nor the Planning Commission is well-suited to
resolve disputes between owners. As of June 29, 2011, there is a
pending action for partition between Gary Arata and Lillian Arata, with a
trial date set in January 2012. The partition lawsuit would clarify which
party has authority over the use of the property. Any action by the Board
of Supervisors to weigh in on the proper resolution of that dispute would
intrude upon what is essentially a court function. The purpose of Zoning
Regulations is to say what the County allows, not to resolve what the
owner allows.

County Counsel believes that the role of the Board of Supervisors (as with
the Commission), in this instance, is to merely decide whether County
Zoning Regulations allow the proposed use.

b. The project is inconsistent with the County’s General Plan. In a letter
dated June 7, 2011, Mr. Bell states that the proposed seasonal agriculture
and non-agriculture-related commercial recreation activities are not
consistent with the General Plan’s agricultural land use designation for
the property. The primary feasible uses associated with this land use
designation are “resource management and production uses including but
not limited to agriculture and uses considered accessory and ancillary to
agriculture.” It should be noted that, as-conditioned, the proposed
commercial recreation use (2.19 acres) is secondary to the agricultural
use (3.03 acres) of the property in terms of acreage of use. The Planning
Commission partly concurred with this contention, by determining that the
uses proposed on prime soils (i.e., hay maze and coliseum) are

2 The County Zoning Regulations require the owner’s consent or the consent of the owner's authorized
representative, to ensure that the applicant has the authority to implement the project conditions and
mitigation measures imposed by the Board or other applicable decision making body. In other words, the
purpose behind the Zoning Regulations’ requirement that “the owner” consent to a permit application is so
that the County knows that someone is liable to implement the project conditions and mitigation measures
that are incumbent on the owner.



considered commercial recreation. Thus, the Commission required that
any application to renew the PAD Permit provide for the relocation of
those uses to areas of non-prime soils, where commercial recreation uses
are allowed with the issuance of a PAD Permit per Section 6353.B.7 of the
Zoning Regulations (Condition No. 33.a). In approving the project for the
remainder of this year only, the Planning Commission allowed the use to
continue on a temporary basis, in a manner that will not impact the viability
of on-site prime soils. To this end, the currently recommended conditions
of approval include new Condition No. 35, which requires the applicant/
property owner to restore the quality of the soil in areas of the hay maze
and coliseum, as necessary to reestablish prime soil characteristics, by
January 1, 2012. In order to ensure compliance, the condition requires
the applicant to submit a $5,000 bond” to the County, prior to continuing
any commercial recreation activities at the site.

c. The proposed use is not allowed on prime or non-prime agricultural lands
within the PAD District or under the Local Coastal Program. As previously
stated, commercial recreation uses are allowed on non-prime soils with
the issuance of a PAD permit. Condition No. 33.a requires the relocation
of the hay maze and coliseum structures to areas of non-prime soils for
the renewal of the PAD permit.

d. The proposed use is prohibited by the Williamson Act contract on the
property as well as by the Williamson Act itself. During the applicant’s
tenancy of the property, the property has been devoted to agricultural
production and agriculture- and non-agriculture related commercial recrea-
tion. Section 2 of the Williamson Act contract on the property (Attachment
N) states that the property “shall not be used for any purpose, other than
the production of agricultural commodities for commercial purposes.” 4
The contract further states that “No structures shall be erected upon said
land except structures as may be directly related to and compatible with
agricultural use, and residence buildings for such individuals as may be
engaged in the management of said land, and their families.”

¥ Amount of bond based on staff's cost estimate for restoration of 1 acre of land, per discussion with Rice
Soil Farm in Half Moon Bay.

“ It should be noted that this language is unusually restrictive for a Williamson Act contract, which typically
also allows uses that are compatible with agriculture.



During the applicant’s tenancy of the property, the property has been
devoted to agricultural production and agriculture- and non-agriculture
related commercial recreation. The Williamson Act defines “agricultural
use” to include specific types of recreational uses® (Cal. Gov't. Code

§ 51205). Thus, the current and proposed use of the property is in
substantial conformance with the Williamson Act.

The Mitigated Negative Declaration associated with the application is
insufficient and an Environmental Impact Report (EIR) is required under
CEQA. In a letter dated June 7, 2011, and in Exhibit D of that letter,

Mr. Bell states the project may result in potential environmental impact in
the following areas: Land Suitability and Geology; Vegetation and Wildlife;
Physical Resources; Air Quality, Water Quality, Sonic, Transportation;
Land Use and General Plan; and Aesthetic, Cultural and Historic.
Evidence of environmental impact provided in the letter and Exhibit D is
based on personal opinion that is not supported by facts or expert opinion
and third-party accounts of past activities that are not proposed by the
applicant. Pursuant to CEQA Section 15064, an effect shall not be
considered significant in the absence of substantial evidence.

New Condition No. 33 is subject to the same flaws raised by the appellant
regarding revised Condition No. 11. In a letter dated June 28, 2011,

Mr. Bell states that the revision of Condition No. 11 to allow restricted
parking on Verde Road, where the published draft Mitigated Negative
Declaration (MND) prohibited all parking on Verde Road, requires analysis
in a re-circulated/revised MND, as to its potential effects on traffic and
pedestrian safety. As approved by the Planning Commission and as
currently recommended by staff, 58 parking spaces (formerly 22 spaces)
could be accommodated along lengths of Verde Road in a manner that is
consistent with minimum fire clearance requirements. Per Condition No.
34, parking and pedestrian access must comply with the requirements of
Cal-Fire, Sheriff's Office, Department of Public Works, and the California
Highway Patrol. Therefore, the implementation of Condition Nos. 11 and
33 would not result in any hazard that would be considered a new
significant impact. CEQA allows for minor changes to the project without
recirculation of the environmental document as long as the changes would
not result in new significant impacts. Therefore, recirculation of the MND
is not required.

® As defined by Section 51201(n) of the Williamson Act, “Recreational Use" is the use of land in its
agricultural or natural state by the public, with or without charge, for any of the following: walking, hiking,
picnicking, camping, swimming, boating, fishing, hunting, or other outdoor games or sports for which
facilities are provided for public participation. Any fee charged for the recreational use of land as defined
in this subdivision shall be in a reasonable amount and shall not have the effect of unduly limiting its use
by the public. Any ancillary structures necessary for a recreational use shall comply with the provisions of

Section 51238.1.



g. The proposed use is unlike any other seasonal recreational farm use in

the County. The County has issued PAD permits for the operation of
similar recreation uses at Lemos Farm (12320 San Mateo Road; PLN
2000-00711), Pastorino Farm (12391 San Mateo Road; PLN 2000-00730)
and Cozzolino Farm (11881 San Mateo Road; PLN 2002-00712). With
the exception of the hay maze, the project activities approved by the
Planning Commission also exist at the other farm venues, as shown in the
table below. The hay maze is unique to the subject property and is
constructed from materials typically associated with agriculture (i.e., hay
bales). As proposed and conditioned, the hay maze would conform to a
50-foot riparian setback this year (Condition No. 4) and would be required
to be relocated to areas of non-prime soils prior to any permit renewal.

Agritainment Venues in Uninco

reas of San Mateo County

, : | - All Recreation
Size Prime Soils : Uses 5 5t?
Lemos 100 acres Very small No Petting zoo, No
portion in haunted house,
north corner train ride, wagon
ride, air jumpers,
children's area
Pastorino | 9.12 acres All prime Yes — ag. Petting zoo, pony Yes
and non- rides, haunted
ag. related | house, train ride,
air jumpers
Cozzolino | 19 acres About 50% Minimal to | Petting zoo, pony Yes
prime none rides
Arata 8.37 acres About 75% Yes — ag. Petting zoo, Yes
related haunted house,
children’s area,
pony rides, hay
maze

Appeal of Applicant

On July 14, 2011, the applicant filed an appeal of the Planning Commission
decision to approve the project, requesting the modifications listed below to the
project conditions of approval (appeal included as Attachment G). An addi-
tional letter prepared by the applicant’s legal counsel, Michael McCracken, is
also included as Attachment G.




The applicant requests parking along Verde Road, when minimum fire
clearance requirements are met. At the June 29, 2011 public hearing,
Pianning Commissioners expressed concern about the reduction of
parking spaces available to visitors during peak weekends of the pumpkin
season (weekends in October) associated with staff recommended park-
ing restrictions that required the applicant to remove 22 on-site parking
spaces located on prime soils, and prohibited parking along Verde Road,
except for 22 parking spaces that were identified as being consistent with
minimum fire clearance requirements. These restrictions were based on
the allowance of parking on one side of the road in areas where the paved
road width exceeds 26 feet, and parking on both sides of the street where
the paved road width exceeds 32 feet).

Since that hearing, Planning staff has clarified the above restrictions in a
manner that allows parking on one side of the street, on a gravel shoulder,
where the minimum paved road width is 20 feet. Per the Department of
Public Works (DPW), no parking is allowed on vegetated shoulders or
within areas containing drainage ditches. Planning staff has worked with
Sigma Prime to measure the widths of both the paved and flat, non-
vegetated gravel areas of the Verde Road right-of-way, and has identified
58 total parking spaces along Verde Road that meet these requirements
(Attachment J).

In order to provide a regulatory mechanism for the implementation and
enforcement of parking restrictions along Verde Road, DPW staff
recommends new Condition No. 34, which requires the applicant to:

(1) apply for and obtain a Special Events Road Closure/Encroachment
Permit for the implementation of temporary parking restrictions; or, (2) pay
fees for the implementation of permanent parking restrictions (subject to
Board of Supervisors approval). The map prepared by Sigma Prime will
be used by DPW to establish temporary or permanent parking restrictions.

The map was reviewed by Cal-Fire and DPW and preliminarily approved,
subject to comments from these agencies, as addressed by new Condition
No. 34.c. The condition prohibits street parking in areas that block drive-
ways to properties or impede vehicle turning along Verde Road and
requires the applicant to coordinate with a fire service representative to
mark the limits of parking along Verde Road, prior to the commencement
of project operations. Final approval of the map by the agencies will be
subject to an application for a Special Events Road Closure/Encroach-
ment Permit, as required by Condition No. 34. Based on the foregoing,
staff recommends that the specified lengths of Verde Road remain eligible
for project visitor parking, in order to ease parking constraints at the site.
It should be noted that the applicant explored parking opportunities on
nearby properties, as required by Condition No. 15. However, establish-
ment of parking on such properties for this year was restricted by terrain,
as well as zoning and coastal permitting requirements.



b. Allow sword-fighting use and train rides on prime soil. As previously
described, the sword-fighting coliseum and the train ride are located on
prime soil. Section 6353(6) allows for “Uses Ancillary to Agriculture” on
prime soils subject to the issuance of a PAD permit; commercial recreation
uses are not permitted on prime soil. As previously stated, at its June 29,
2011 meeting, the Planning Commission found that these uses are not
considered “ancillary to agriculture” but are considered commercial
recreation and are, therefore, not permitted on prime soil. Condition No.
26 requires the applicant either remove the sword-fighting coliseum and
associated uses, or to replace the proposed sword-fighting event with an
agriculture-related commercial recreation use, subject to the approval of
the Community Development Director. Condition No. 24 requires
relocation of the train ride to areas of non-prime soil, prior to the opening
day of the 2011 season.

As stated in the staff report addendum dated June 29, 2011, the applicant
had proposed to add a produce car to the train ride to qualify the use as
“ancillary to agriculture.” The Planning Commission did not find that the
train use with the produce car is ancillary to agriculture.

c. Allow venue to close later on Fridays (10:00 p.m.), but earlier on Satur-
days (10:00 p.m.) and Sundays (7:00 p.m.) in October. As recommended
to the Planning Commission, Condition No. 10 required the venue to close
at 7:00 p.m. on Fridays, by 11:00 p.m. on Saturdays, and by 8:00 p.m. on
Sundays during the month of October. The applicant requests to close
three hours later on Fridays (10:00 p.m. instead of 7:00 p.m.), and one
hour earlier on Saturdays (10:00 p.m. instead of 11:00 p.m.). This request
was reviewed by the County’s Noise Specialist in the Environmental
Health Division, who recommends a Friday night closure time of 9:00 p.m.
due to the potential for noise to disturb neighbors in the area. The
currently recommended version of Condition 10 has been revised
accordingly.

d. Allow applicant to retain 22 on-site parking spaces on prime soils. Condi-
tion No. 30 requires the 22 on-site parking spaces originally proposed on
prime soils to be removed and the area returned to agricultural use. The
applicant requests to retain the parking spaces on prime soils to ease
project parking constraints. Due to the substantial increase in the number
of parking spaces that have been determined to be available within the
Verde Road right-of-way (from 22 to 58 parking spaces), and an increase

® The PAD regulations define ancillary uses as agricultural grading equipment supplies, agricultural rental
supplies, topsoil stockpiling, and other similar uses determined to be appropriate by the Community
Development Director.



of 7 on-site parking spaces (described below), staff does not support this
request.

MINOR REVISIONS TO THE CONDITIONS OF APPROVAL MADE BY PLANNING
STAFFE

Since the Planning Commission’s approval of the project on June 29, 2011,
Planning staff has made revisions to the conditions of approval as described
previously in this report. In addition, staff has revised Condition No. 28 to address
the revised parking plan, which maximizes on-site parking in areas of non-prime
soils. Based on the revised map, on-site parking increases from 128 to 135 parking
spaces (including 34 compact spaces and 5 handicapped parking spaces). The
revisions to recommended Condition No. 28 are shown in tracked changes (strike-
through and underline) in Attachment A.

COMPLIANCE WITH THE COUNTY'S GENERAL PLAN, LOCAL COASTAL
PROGRAM, AND ZONING REGULATIONS

At the Planning Commission meeting of June 29, 2011, the Planning Commission

found that the project, as proposed and conditioned, complies with the applicable

policies of the County’s General Plan, Local Coastal Program, and Zoning

Regulations. Detailed staff analysis is contained within staff reports included as
Attachments K (staff report, dated June 8, 2011) and L (staff report addendum,

" dated June 29, 2011). The necessary findings regarding project compliance are

included in Attachment A.

ENVIRONMENTAL REVIEW

Minor revisions to Mitigation Measures 3 (Condition No. 28) and 6 (Condition No.
10) would not result in new significant impacts, as discussed below:

Revision to Mitigation Measure 3: Formerly, the mitigation measure required the
applicant to maintain 144 parking spaces on-site and prohibited parking along
Verde Road, as shown in Attachment |.

This mitigation measure has been revised to require the applicant/property owner
to maintain a total of 135 on-site parking spaces. The revised parking plan, which
includes revisions to on-site traffic circulation, was prepared by a licensed civil
engineer and will not result in any new significant environmental impacts. The
closure of the secondary driveway needed to achieve the increase in on-site parking
was reviewed and approved by Cal-Fire and will not impact emergency access. As
proposed and conditioned, the project will remove 22 parking spaces from areas of
prime soil and create additional parking spaces in an area of non-prime soil. There-
fore, the revised on-site parking plan will reduce project impacts to prime soil
resources and would further relieve demands on street parking in the area.



Regarding street parking, the Planning Commission approved 22 parking spaces on
Verde Road in an area that is 26 feet or greater in paved road width. As described
in Section B.2.a of this report, staff has since worked with the applicant’s civil
engineer to identify a total of 58 parking spaces in areas along the Verde Road
right-of-way where the provision of parking on the gravel shoulder will not impede
through traffic, as shown by the map included as Attachment J. Based on prelimi-
nary review of the map by Cal-Fire and DPW, and subject to the requirements of
Condition No. 34 (Requirement for Special Events Road Closure/Encroachment
Permit), the approval and implementation of additional street parking will not result
in any new significant impacts to emergency or pedestrian access in the area. The
required signage of areas of restricted parking is a safety measure that will reduce
the potential of illegal parking and associated impacts to emergency access.

Revision to Mitigation Measure 6: Mitigation Measure 6 has been revised to allow
the venue to close two (2) hours later on Fridays (9:00 p.m. instead of 7:00 p.m.),
but one hour earlier on Saturdays (10:00 p.m. instead of 11:00 p.m.) and one hour
earlier on Sundays (7:00 p.m. instead of 8:00 p.m.) in October. The changes to the
hours of operation will reduce project impacts to neighboring residences on
Saturdays and Sundays in October, by reducing hours of operation on those days.
Allowing the venue to close two (2) hours later on Fridays in October, extension of
operating hours would not violate County noise control standards and will not
extend into late night hours. Nor will the extension of operating hours on Fridays
generate additional traffic locally or regionally. Venue closure at 9:00 p.m., rather
than 7:00 p.m., will minimize the number of vehicles exiting the site onto Cabirillo
Highway and local streets in Half Moon Bay during commute hours. Due to the
rather remote location of the site and because no meals are provided at the site, it is
unlikely that a large number of additional visitors will be traveling to the site during
evening commute hours. Therefore, the extension of operating hours on Fridays
will not result in a significant environmental impact.

CEQA allows for minor changes to the project without recirculation of the environ-
mental document as long as the changes would not result in new significant
impacts.

F. REVIEWING AGENCIES

Cal-Fire

California Coastal Commission

San Mateo County Agricultural Advisory Committee
San Mateo County Building Inspection Section

San Mateo County Department of Public Works
San Mateo County Environmental Health Division

County Counsel has reviewed and approved the materials as to form and content.



The approval of the project contributes to the 2025 Shared Vision outcome of a Livable
Community by allowing the continuation and regulation of recreational activities at the
site, which contribute to the regional celebration of pumpkin season and the diversity of
recreational opportunities on the Coastside.

FISCAL IMPACT:

Nominal cost to Planning and Building Department to monitor compliance with conditions
of approval for the project.

ATTACHMENTS:

S<CHWAPUOZErAC~IENMMUO®T>

Recommended Findings and Conditions of Approval

Location Map

Proposed Site Plan

As-Conditioned Site Plan

Revised As-Conditioned Site Plan to Increase On-Site Parking
Appeal Filed by Lillian Arata and Attachments

Appeal Filed by Applicant and Letter from Michael McCracken
Initial Study Checklist and Negative Declaration

Measurements Along Verde Road at Cabrillo Highway
Measurements Along Length of Verde Road

Staff Report, dated June 8, 2011 (excludes attachments)

Staff Report Addendum, dated June 29, 2011 (excludes attachments)
Letter of Decision

Williamson Act Contract for Property

Certificate of Liability Insurance

Letter of Concurrence from Gary Arata, dated June 15, 2011
Public Comments Received on the Mitigated Negative Declaration
Letters of Support '

Letter from County Regarding Exhibits, dated October 21, 2010
September 2010 Interim Operating Conditions

Williamson Act Survey/Receipts for Seed

Receipts for Traffic Security Firm

Receipts for Portable Facilities



Attachment A

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL THROUGH

DECEMBER 31, 2011

Permit File Number: PLN 2010-00207 Board Meeting Date: September 13, 2011

Prepared By: Tiare Peia, Project Planner For Adoption By: Board of Supervisors

Camille Leung, Project Planner

RECOMMENDED FINDINGS:

Based on the staff report and evidence presented at the public hearing:

Regarding the Mitigated Negative Declaration, Find:

1.

That the Mitigated Negative Declaration is complete, correct and adequate and
prepared in accordance with the California Environmental Quality Act (CEQA) and
applicable State and County Guidelines. An Initial Study and a Mitigated Negative
Declaration were prepared and issued with a public review period from April 20,
2011 to May 2, 2011, per the provisions of the CEQA.

That certain mitigation measures identified in the circulated Mitigated Negative
Declaration are infeasible or otherwise undesirable, such that deletion of those
mitigation measures and substitution of other measures (as shown in underline and
strike-out) would be equivalent or more effective in mitigating or avoiding potential
significant effects and that it in itself will not cause any potentially significant effect
on the environment; and that the new measures will avoid or reduce the significant
effect to at least the same degree as, or to a greater degree than, the original
measure and will create ho more adverse effect of its own than would have the
original measure.

That on the basis of the Initial Study, comments received hereto, and testimony
presented and considered at the public hearing, there is no substantial evidence
that the project, if subject to the mitigation measures contained in the Mitigated
Negative Declaration, will have a significant effect on the environment. The
mitigation measures contained in the Mitigated Negative Declaration and the
conditions of approval in this document adequately mitigate any potential significant
effect on the environment.

That the Mitigated Negative Declaration reflects the independent judgment of San
Mateo County.



That the mitigation measures identified in the Mitigated Negative Declaration have
been agreed to by the applicant and property owner and placed as conditions on
the project. As mitigation measures have been incorporated into the conditions of
approval for this project, in conformance with California Public Resources Code
Section 21081.6, no Mitigation Monitoring and Reporting Plan is necessary.

Regarding the After-the-Fact Planned Agricultural District Permit, Find:

6.

As proposed and conditioned, the project complies with the regulations of the
Planned Agricultural District. The uses proposed on prime soils (i.e., hay maze and
coliseum) are considered commercial recreation and relocation of those uses to
areas of non-prime soils (where commercial recreation uses are allowed with the
issuance of a PAD permit) is required for the renewal of the PAD permit (Condition
No. 33.a). The project consists of a temporary use that would not impact the
viability of on-site prime soils. Condition No. 35 requires the applicant/property
owner to restore the quality of the soil in areas of the hay maze and coliseum, as
necessary to reestablish prime soil characteristics, by January 1, 2012. Agriculture
would remain the predominant use of the property, occupying 3.03 acres, where
recreation uses would occupy 2.-19 acres of the property.

That the project conforms to the Development Review Criteria contained in Chapter
20A of the San Mateo County Zoning Regulations, specifically relating to the
protection of scenic resources. Based on staff's review contained in the staff report
dated August 29, 2011, the project, as proposed and conditioned, complies with
applicable Development Review Criteria, including, but not limited to, those relating
to protection of views within scenic corridors and minimization of development on
prime agricultural soils. As discussed in the staff report, Condition No. 5 requires
the applicant/property owner to maintain and plant additional vegetative screening
of all aspects of commercial recreation use. As proposed and conditioned, the
project minimizes development on prime soils by requiring the relocation of the train
ride to an area of non-prime soils (Condition No. 24), the location of the hay maze
and coliseum to areas of non-prime soil as a condition of permit renewal (Condition
No. 34), and the restoration of soils within the footprint of the hay maze and
coliseum prior to January 1, 2012 (Condition No. 35).

That the productivity of any adjacent agricultural lands is not diminished, including
the ability of the land to sustain animal grazing. As discussed in the staff report
dated August 29, 2011, no new permanent structures or uses are proposed which
would result in the permanent conversion of agricultural lands.

That all development on the site is clustered. As discussed in the staff report dated
August 29, 2011, proposed development is clustered on the eastern part of the
property.



10.

That the encroachment of all development upon prime soils, land which is suitable
for agricultural uses, and other lands is minimized. As proposed and conditioned,
the project minimizes development on prime soils by requiring the relocation of the
train ride to an area of non-prime soils (Condition No. 24), the location of the hay
maze and coliseum to areas of non-prime soil as a condition of permit renewal
(Condition No. 34), and the restoration of soils within the footprint of the hay maze
and coliseum prior to January 1, 2012 (Condition No. 35).

Regarding the After-the-Fact Coastal Development Permit, Find:

11.

12.

13.

That the project, as described in the application and accompanying materials
required by Section 6328.7 and as conditioned in accordance with Section 6328.14,
conforms to the plans, policies, requirements and standards of the San Mateo
County Local Coastal Program, specifically applicable policies of the Agriculture
Component, Sensitive Habitat Component, Recreation/Visitor Serving Facilities
Component and the Visual Resources Component. In compliance with the appli-
cable policies of the Agriculture Component, the project minimizes development on
prime soils by requiring the relocation of the train ride to an area of non-prime soils
(Condition No. 24), the location of the hay maze and coliseum to areas of non-
prime soil as a condition of permit renewal (Condition No. 34), and the restoration
of soils within the footprint of the hay maze and coliseum prior to January 1, 2012
(Condition No. 35). Condition No. 4 requires the applicant/property owner to locate
the hay maze outside of the required 50-foot buffer zone from the edge of riparian
vegetation along Lobitos Creek, in compliance with applicable policies of the
Sensitive Habitat Component. In compliance with applicable policies of the
Sensitive Habitat Component, Condition No. 5 requires the applicant/property
owner to maintain and plant additional vegetative screening of all aspects of
commercial recreation use and Condition No. 12 regulates the number, location,
size and color of signs at the property. The project also complies with applicable
policies of the Recreation/Visitor Serving Facilities Component, specifically the
encouragement of commercial recreation facilities that would permanently
subsidize agriculture, when conversion policies have been met.

The project is in conformity with the public access and public recreation policies of
the San Mateo County Local Coastal Program. The project site is not located
between the nearest public road and the sea and will not impact coastal access or
recreation opportunities.

That the project, as conditioned, conforms to the specific findings required by the
policies of the San Mateo County Local Coastal Program (LCP), as described
above.



RECOMMENDED CONDITIONS OF APPROVAL:

Current Planning Section

1.

This approval applies only to the proposal described in this report and submitted to
and approved by the Planning-Commission Board of Supervisors on Jure-29
September 13, 2011. Minor revisions or modifications may be approved by the
Community Development Director if they are consistent with the intent of and in
substantial conformance with the approval. Any other changes, modifications or
additions shall require an amendment to the permit at a public hearing.

The PAD permit shall expire on December 31, 2011.

The applicant/property owner shall coordinate with the project planner to record the
Notice of Determination and pay an environmental filing fee of $2,044 (or current
fee), as required under Fish and Game Code Section 711.4(d), plus a $50
recording fee to the San Mateo County within four (4) working days of the final
approval date of this project.

Within 30 days of permit approval and prior to undertaking any additional
construction of commercial recreation elements on the parcel, the applicant/
property owner shall submit for approval by the Community Development Director a
site plan developed by an engineer. Such plan shall include all project elements
and shall delineate the location of the hay maze in relation to the required 50-foot
buffer zone from the edge of riparian vegetation along Lobitos Creek.

The applicant/property owner shall maintain and plant additional vegetative
screening of all aspects of commercial recreation use (i.e., hay maze, jump houses,

etc.) such that structures are minimally visible from Cabrlllo Highway, to extent

feasible, as determined by Community Development Director.

The property owner is responsible for maintaining the health of intervening
vegetation necessary for screening all structures associated with commercial
recreation as viewed from the Cabrillo Highway. Per Section 6324.2 of the Zoning
Regulations (Site Design Criteria), the removal of any mature trees (those over 55”
in circumference) shall be subject to the issuance of a PAD permit.

The petting zoo shall be limited to animals traditionally associated with California
coastal agriculture (i.e., sheep, goats, chickens, etc.).

All structures (i.e., haunted barn and sales kiosk) and signage associated with the
commercial recreation use are required to maintain the same earth and vegetative
tones as the predominant colors of the site, as determined and to the satisfaction of
the Community Development Director.

The applicant/property owner shall maintain the dirt-surface parking lot, maze
structures, and other development such that pollutants (including trash and
sediment) do not enter Lobitos Creek or any right-of-way.



10. Mitigation Measure 6: The applicant/property owner shall strictly adhere to the
following months, days and hours of operation:

July — November (except October)
Monday — Friday: 9:00 a.m. —6:00 p.m.
Saturday: 9:00 a.m. —9:00 p.m.
Sunday: 9:00 a.m. —8:00 p.m.

October

Monday — Eriday Thursday: 9:00 a.m. —7:00 p.m.
Friday: 9:00 a.m. — 7006 9:00 p.m.

Saturday: 9:00 a.m. — 4400 10:00 p.m.

Sunday: 9:00 a.m. —8:00 7:00 p.m.

Violation of the hours of operation, as confirmed by County, may result in the
revocation of this permit.

11. All owners, employees, visitors and individuals otherwise associated with the
property shall park on-site, or within the 450-foetlengths of Verde Road approved
by Cal-Fire and the Department of Public Works staff shown in Attachment H J of
the staff report. Parking along Verde Road shall accommodate a maximum of 22
58 parking spaces and maintain a clear 26 20-foot wide paved road width. Appli-
cant must discontinue use of on-street parking until Department of Public Works
(DPW) requirements, including those listed below, have been met; otherwise, any
on-street parking authorized by this permit will be void.

Prior to commencing any commercial recreation activities on the site, the applicant/
property owner shall be required to: (1) submit a parking plan and traffic control
plan to the County DPW, (2) submit a signage plan to include the placement of “No
Parking — Fire Lane” signs at intervals along Verde Road, with the exception of the
portion of road described above, subject to the approval of the DPW, and (3) enter
into a maintenance agreement with DPW for maintenance of signage as approved
by DPW. The traffic control plan shall show any shuttle routes and any off-site
parking spaces, as well as a plan to turn away visitors if all authorized parking
spaces are full. Signage plan shall describe the location, type, color, size, and
mounting of proposed signage to be located along Verde Road. The applicant/
property owner is responsible for the cost of all improvements and long-term
maintenance of improvements. Violation of parking restrictions, as confirmed by
County staff, may result in the revocation of this permit.

The applicant/property owner shall monitor all parking associated with this project
within the Verde Road right-of-way. The applicant/property owner shall coordinate
with Cal-Fire and the DPW to permanently mark

sections of Verde Road along which parking is allowed, as well as the individual 22
58 parking spaces to promote efficient parking. As required by Condition No. 34,
Tthe applicant shall contact the County Sheriff's Office immediately if there are




12.

13.

14.

15.

16.

17.

violations of the “No Parking” zones. Furthermore, as required by Condition No.
34, the applicant shall hire security guards er and after-hour police/sheriff's officers;
as-needed; to ensure that the “No Parking” zones are adequately enforced. able at
all-times-

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to
October 31), the applicant is permitted to temporarily install up to four (4) directional
traffic signs, maximum 2 ft. x 3 ft. each visible from Cabrillo Highway. Such signs
shall be installed on-site and not in the public right-of-way. No signage shall be
allowed on or along Cabrillo Highway and shall be of the same earth and vegetative
tones as the predominant colors of the site, as determined and to the satisfaction of
the Community Development Director. All signage shall be removed from the site
within 30 days of the end of seasonal activities.

No signage shall be allowed on or along Cabrillo Highway.

Mitigation Measures 2 and 4. During the weekends of the Halloween/Pumpkin
Festival Season (September 15 to October 31), the applicant/property owner shall
employ at least three (3) parking attendants in September and a minimum of six (6)
parking attendants for weekends in October (per Condition No. 34) to assist in the
facilitation of pedestrian and vehicular movement from Cabrillo Highway and Verde
Road, vehicles entering and exiting the site, and within the designated parking area
on the site. During the Halloween/Pumpkin Festival Season, the applicant shall
install no more than four (4) directional signs within the property for the purposes of
directing traffic. Such signs may be double-sided and each sign shall not exceed
twenty (20) sq. ft. in area. The applicant/property owner shall be responsible to
ensure that no parking occurs on or along Cabrillo Highway or within areas of
Verde Road where parking is prohibited.

The applicant/property owner is encouraged to explore off-site parking oppor-
tunities (i.e., a formal off-site parking agreement with property owner(s) in the area),
to ease parking challenges at the site.

At the end of the Halloween/Pumpkin Season on November 30, operation of all
activities will cease and within 30 days, the applicant/property owner shall
deconstruct the hay maze and coliseum. Hay that is stacked for future use shall be
clustered and located at least 50 feet away from the edge of riparian vegetation on
lands deemed Cliass IIV (non-prime soils).

During winter to spring months of December 1 to May 30, the applicant/property
owner must commit all areas of prime soils available for agricultural production to
viable agricultural production, including but not limited to the harvesting of winter
crops and grazing uses. In discussion with the Department of Agricultural Weights
and Measures, Brussels sprouts, cabbage, leeks, broccoli, cauliflower, and
artichokes could be cultivated during the winter months, for harvest in the spring.
The applicant/property owner shall supply financial records to the Current Planning
Section by June 15 of each year to confirm compliance with this condition.



18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

The applicant/property owner shall submit for review and approval a trash and
debris management plan that, at the minimum, addresses immediate removal of
trash and debris and its management on the property in a contained area that
avoids any health or safety impact to the public, riparian buffer zones and areas
used for agricultural operation. The plan shall be submitted for review and approval
by the Community Development Director within 30 days of the approval of the
permit.

The use of flashing lights on the property is prohibited.

A building permit shall be obtained from the Building Inspection Section prior to any
construction on the property and all construction shall be in accordance with
approved plans.

The applicant/property owner shall apply for and obtain a farm-stand license from
the Environmental Health Division for and prior to the operation of the store and
sales kiosk. Copies of permits shall be submitted to the Current Planning Section.

Additional demand on the existing septic system or the existing well to serve the
commercial recreation use is subject to Environmentai Health Division review and
permitting.

The applicant/property owner shall apply for and obtain any required permits from
Cal-Fire. Copies of permits shall be submitted to the Current Planning Section.

The applicant/property owner shall relocate the train ride and the bounce house to
areas of non-prime soil, prior to the opening day of the 2011 season. The train ride
and the bounce house shall be located and maintained outside of areas of prime
soils for the life of the project.

Off-premises commercial signs, brightly colored or illuminated, rotating, reflective,
blinking, flashing or moving signs, and pennants or streamers are prohibited, per
Local Coastal Program Policy 8.21 (Commercial Signs). Directional signs shall be
simple, easy to read and harmonize with surrounding elements.

The applicant/property owner shall either remove the sword-fighting coliseum and
associated uses, or replace the proposed jousting sword-fighting event/movie use
within the coliseum/viewing area with an agriculture-related commercial recreation
use, subject to the approval of the Community Development Director.

Mitigation Measure 1: The applicant/property owner shall utilize less than 3.03
acres of the total area of land for recreational activities. This permit does not allow
any intensification or expansion of use beyond the scope of the approved project.
At such time that the farm-related-agritainment use ceases, any structures (other
than the barns and single-family dwelling) shall be removed and the land made
available for agricultural purposes.



28.

29.

30.

31.

32.

33.

Mitigation Measure 3: The applicant/property owner shall maintain the 428 135
parking spaces within the property. All spaces shall be clearly marked with chalk
prior to September 15; the applicant shall submit to the Planning Department for
review and approval a parking management plan that includes placement of
attendants and vehicular movement within the site. At no time shall vehicles be
allowed to park along Cabrillo Highway or along areas of Verde Road where
parking is prohibited.

Mitigation Measure 5: The applicant/property owner shall be responsible for
ensuring that all visitors have left the premises within 30 minutes of the site
activities’ closing time.

The applicant/property owner shall utilize areas of prime soils where the 22 parking
spaces were removed on-site, for agricultural production, for the life of the project.

Per LCP Policy 11.15(c)(2) (Private Recreation and Visitor-Serving Facilities), the
property owner/applicant shall execute and record a deed restriction over the
entire parcel and shall specify that: “Conversion of any portion of the commercial
recreation facilities to a non-public, private, or member only use, or the implemen-
tation of any program to allow extended or exclusive use or occupancy of such
facilities by an individual or limited group or segment of the public, shall require an
amendment to the applicable permits.”

The one bounce house shall be operated in compliance with the standards of the
“Safe Inflatable Operators Training Organization” and/or other comparable best
management practices for the safe operation of the bounce house.

In order to renew the PAD Permit, the applicant shall submit the following
information for the review and approval of the relevant decision making body:

a. Revised site plan showing the relocation of the hay maze and the coliseum
structures to on-site areas of non-prime soils. Current location of hay maze
and the coliseum structures shall be committed to agricultural production.

b. A traffic control plan showing location and number of off-site parking spaces
and associated access roads, in compliance with Condition No. 15.

Prior to the start of operation, the applicant/property owner shall restrict parking on
Verde Road by complying with one of the following options, subject to the approval
of the Department of Public Works (non-compliance with this condition may result
in the revocation of this permit):

a. Option No. 1: Condition of the Temporary Use Permit




For all weekends of the month of October, the applicant shall apply for and
obtain a Special Events Road Closure/Encroachment Permit and comply with
all applicable requirements of the permit. The applicant shall submit a plan,
subject to DPW review and approval, to restrict parking within the closed off
section of Verde Road and ensure adequate pedestrian safety along Verde
Road (no pedestrians are allowed on Cabrillo Highway). Issuance of the
permit requires proof of authorization by the California Highway Patrol (CHP),
the County Sheriff's Office and Cal-Fire. The applicant shall pay the
applicable fee to the Sheriff's Office for the adequate enforcement of the
parking plan (hourly or bihourly passing checks and ticketing as necessary)’;
as-approved-by-DPW. The applicant shall utilize a minimum of six (6) parking
attendants_—as-deemed-nescessary-by DPW. to ensure adequate levels of
enforcement. The Road Closure Permit will allow local traffic, parking of
patrons along designated areas of Verde Road, and access by emergency
vehicles. The applicant shall maintain a minimum road clearance of 46-20
feet for emergency vehicles at all times.

|o

Option No. 2: The applicant shall pay for the implementation of permanent
parking restrictions along the entire length of Verde Road, including, but not
limited to. staff time involved in presenting an Ordinance to the Board of
Supervisors. The Ordinance process normally takes approximately three (3)
months to implement.

At no time should street parking block driveways to properties or impede
vehicle turning along Verde Road (i.e., at Lobitos Creek Cutoff). The applicant
shall coordinate with a fire service representative to mark the limits of parking
along Verde Road prior to October 1, 2011 or commencement of venue
operations, whichever is later.

|

35. The applicant/property owner shall restore the quality of the soil in areas of the
hay maze and coliseum, as necessary to reestablish prime soil characteristics, by
January 1. 2012. In order to ensure compliance, the condition requires the
applicant to submit a $5.000° bond to the County, prior to commencing any
commercial recreation activities at the site. Such surety shall only be released
upon confirmation by Planning staff of soil restoration, which includes, but is not
limited to. (1) the submittal of receipts for any soils amendments purchased and
(2) a site visit performed during the soil restoration operation.

0 a i 3 on-Aud

cost estimate for restoration of one (1)

8 Amount of bond based on staff's
Rice Soil Farm in Half Moon Bay.

acre of land, per discussion with
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San Mateo County

Application for Appeal |
County Government Center = 455 County Center, 2nd Floor

" To the Planning Commission Redwood City = CA = 94063 = Mail Drop PLN 122

Phone: 650 = 363 = 4161 Fax: 650 = 363 = 4849
" To the Board of Supervisors

Name: Lillian Arata Address: 3225 Pompino Creek Road

San Gregorio, CA

Phone, W: 6502811825 H: 6507264785 Zip: 94074 REG‘E"VE‘B

JuL 1.8 201

Permit qubers involved: ;
File No. PLN 2010-00207 . | have read and understood
(P AD and CD Permits) regarding appeal process an

e yes I no
| hereby appeal the decision of the:

£ Staff or Planning Director
- Zoning Hearing Officer Appeliant's Signature: '
7 Design Review Committee %/Md/w- \f M‘V
#  Planning Commission Date: qﬂ/f > ﬁ;{_ / 'g — D ]/

made on 6/29 20 11 , to approve/deny
the above-listed permit applications.

_ Planning staff will prepare a report based on your appeal. In order to facilitate this, your precise objections are needed. For
example: Do you wish the decision reversed? if so, why? Do you object to certain conditions of approval? If so, then which
conditions and why?

Appellant requests reversal of the Planning Commission's decision on 29 June 2011 to approve PLN 2010-00207,

for the following reasons:(i)the County lacks jurisdiction because appellant does not consent to the applicant

's permit request(ii)general plan inconsistency(iii)the use is not allowed on prime or non-prime agricuitural

lands within the PADdistrict or under the Local Coastal Program (iv) the use is prohibited by the Williamson

Act contract on the property as well as by the Williamson Act itself (v) the Mitigated Negative Declaration

associated with the application is insufficient and an EIR is required under CEQA,; (vi) new Condition of

Approval 33 is subject to the same flaws raised by appellant regarding Revised COA 11; (vii) the use is unlike
any other seasonal recreational farm use in the County. For precise objections regarding each issue above,

please refer to appellant's 7 June, 22 June and 28 June opposition letters and memorandum and to the

Committee for Green Foothills 29 June opposition letter regarding item (vii) above. Please attach

each of the above-referenced letters and memorandum to the staff report to ensure review by the Board.

20_appsiappeal. rev 11/03/09 ye



THE LAW OFFICE OF
ANDREWC BELL

7 June 2011
BY EMAIL

San Mateo County Planning Commission
County Government Center

455 County Center, 2nd Flr.

Mail Drop PLN122

Redwood City, CA 94063.

Re: Opposition of Lillian Arata to Land Use Entitlements Requested for Arata Pumpkin
Farm (PLN 2010-0027).

Dear Planning Commissioners:

On 8 June 2011, you will consider a request of Chris and Sunneva Gounalakis ("Applicant")
for the adoption of a mitigated negative declaration and approval of a coastal development
permit ("CDP") and planned agricultural permit ("PAP") for the operation of a "pumpkin
patch” theme park ("Theme Park") at 185 Verde Road in San Mateo County (APN: 066-310-
080) ( "Property™).

My client, Lillian Arata, owns an undivided, one-half interest in the Property. Mrs. Arata
respectfully requests that you not adopt the mitigated negative declaration, that you deny
the Applicant's request for a CDP and PAP, and that you ask the San Mateo District Attorney
to initiate an action to abate, remove and enjoin the Theme Park from operating on the
Property, for the following reasons, described in detail further below:

e Mrs. Arata has not consented to the request for a CDP and PAP to authorize the
Theme Park use;

e The Theme Park is not an allowed use under the Planned Agricultural District
zoning designation applicable to the Property;

e The Theme Park is not an allowed use under the Local Coastal Program policies
applicable to the Property;

The Law Office of Andrew C. Bell | P.0. Box 40580, San Francisco, California 94140-0580
p: +1.415.666.2296 | f: +1.415.666.2298 | andrew@andrewcbell.com | andrewcbell.com
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¢ The Theme Park is prohibited by a Williamson Act contract and is not a compatible
Williamson Act use;

e The 1 September 2010 Interim Operating Conditions temporarily authorizing the
Theme Park are null and void because the Theme Park is a public nuisance that
should be abated, removed and enjoined by the San Mateo County District Attorney;
and

o The mitigated negative declaration associated with the request for a CDP and PAP is
inappropriate and an EIR is required because the administrative record contains
substantial evidence of significant impacts even after mitigation.

Introduction.

The Property consists of 8.37 acres of land farmed since the 1930s for the commercial sale
of pumpkins under the common ownership of brothers John and Clarence Arata. In 1999,
John Arata bequeathed his one-half undivided interest in the property to his son Gary
Arata. In 2006, Clarence's one-half undivided interest was bequeathed to his widow Lillian
Arata. ‘

In 1999, the Applicant leased the Property. In 2000, the Applicant began operating
seasonal entertainments on the Property. After Clarence Arata's death in 2006, the
Applicant began to greatly expand the seasonal entertainments on the Property into what
is now an agricultural theme park consisting of a graveled parking lot for 144-parking
spaces, a roughly two-acre hay bale maze, a hay bale coliseum with gladiator fights, a
petting zoo, pony rides, train rides, a haunted barn, birthday parties, movie nights, and late
night "raves"” hosted party promoters and featuring D.].s and adult-themed cabaret. The
Theme Park currently operates from May through November.

The Applicant did not seek a permit from the County for any of the Theme Park uses until
28 June 2010, after the County Planning and Building Department, Cal-Fire, Environmental
Health, the District Attorney's Office and the Sherriff's department required all
unpermitted activities on the property to cease until the required permits were secured.
On 1 September 2010, County Planning issued an "Interim Operating Conditions" letter
purporting to authorize the Theme Park use on a temporary basis until the Planning
Commission decides on the PAP and CDP.

The Applicant seeks permits for the following uses on the Property seven days a week from
May through November from 8:30 am to 11:00 pm: pony rides, train ride, hay bale maze,
hay bale coliseum with gladiator fights, jousting events, petting zoo, air jumpers, private
party rentals, school field trips, prepared food sales, and a 144-space parking lot. Pumpkin
picking and a haunted barn would operate September through November. Movie nights
would occur in October on Friday and Saturday nights until 11:30 p.m.
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The Planning Commission Cannot Approve the Theme Park Use Because the
Applicant Has Not Obtained Landowner Consent.

Lillian Arata owns a one-half, undivided interest in the Property. She does not consent to
the Applicant's request for a PAP and CDP authorizing the Theme Park.

Section 6353 of the San Mateo County Zoning Regulations requires the County to process a
PAP by the same procedures as a use permit under Section 6503 of the San Mateo County
Zoning Regulations. Section 6503 states that "If application is made by a person other than
the owner, written authorization to act on behalf of the owner shall be submitted with such
application.”

The "owner" under Section 6503 is both Gary Arata and Lillian Arata, as holders of their
respective one-half, undivided interests in the Property. As such, the purported letter of
consent from Gary Arata included as an exhibit to the 8 June staff report to the Planning
Commission is insufficient evidence of owner consent. Because Lillian Arata has not
provided the Applicant with written authorization to act on her behalf with regard to this
proceeding, the Planning Commission cannot process - let alone authorize - the PAP and
CDP for the Theme Park.

The Theme Park Use is Inconsistent with the San Mateo County General Plan.

The Property is subject to an Agricultural land use designation under the San Mateo County
General Plan, which allows "resource management and production uses including but not
limited to agriculture and uses considered accessory and ancillary to agriculture.” The
Theme Park use is not an agriculture use - as the 8 June Staff Report to the Planning
Commission acknowledges, it is a "commercial recreation” use. As demonstrated below,
the Theme Park use is the primary use of the Property, it is not accessory and ancillary to
agricultural use of the Property. The Theme Park use is inconsistent with the San Mateo
County General Plan because it is neither an agricultural use nor a use accessory and
ancillary to agriculture.

The Theme Park Use Is Not Allowed by the Planned Agricultural District Zoning
Designation.

The Property is governed by a Planned Agricultural District (PAD) zoning designation. The
purpose of the Planned Agricultural District is to " 1) preserve and foster existing and
potential agricultural operations in San Mateo County in order to keep the maximum
amount of prime agricultural land and all other lands suitable for agriculture in agricultural
production, and 2) minimize conflicts between agricultural and non-agricultural land
uses..." San Mateo Zoning Regulations Section 6350.
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Allowed uses within the PAD differ based on whether the use is located on or off prime
agricultural land. According to the Theme Park site plan, the Theme Park use occurs
almost entirely on prime agricultural land, with the limited exception of roughly 0.75 acres
of crops, a portion of the hay-bale maze, and the majority of the 144-space parking lot.

The Theme Park use is not allowed on prime agricultural lands within the PAD, either as a
primary use or as an ancillary agricultural use.

The Planning Staff report for the 8 June 2011 Planning Commission hearing defines the
Theme Park use as a "commercial recreation” use.! Commercial recreation uses are only
allowed within the PAD on non-prime agricultural lands by PAP. As admitted in the staff
report, commercial recreation uses are not allowed on prime agricultural land in the PAD.
8 June Staff Report to Planning Commission, page 9.

The staff report tries to work around this obvious road block by individually assessing each
of the Theme Park entertainments on prime agricultural lands and deeming each of them to
be ancillary agricultural uses allowed on prime soils by PAP in the PAD. This turns the
County's Zoning Regulations on their head. It attempts to allow a prohibited, primary
commercial recreation use as an allowed ancillary "agriculture" use by "piecemealing” the
Theme Park use into multiple uses rather than recognizing it as a single unified, large-scale
operation.

The Theme Park use is not an "ancillary to agriculture" use allowed by a PAP on prime
agricultural lands. The PAD defines "uses ancillary to agriculture" as "agricultural grading
equipment supplies, agricultural rental supplies, topsoil stockpiling, and other similar uses
determined to be appropriate by the Planning Director.” San Mateo Zoning Regulations
Section 6351(E).

As a matter of kind or type of use, in no way can pony rides, train rides, hay bale mazes, hay
bale coliseums with gladiator fights, jousting events, movie nights, petting zoos, air
jumpers, private party rentals, school field trips and prepared food sales be characterized
as "similar” to agricultural grading equipment sales, agricultural rental supplies, and
topsoil stockpiling. Unlike the ancillary agricultural uses defined by the PAD, the Theme
Park entertainments do not involve the sale or rent of agricultural farming equipment or

' The Theme Park does not qualify as a permitted use on prime agricultural lands in the
PAD. The Theme Park is not an "agricultural” use allowed "by right” because pony rides,
train rides, hay bale mazes, hay bale coliseums with gladiator fights, jousting events,
petting zoos, air jumpers, private party rentals, school field trips and prepared food sales
are not activities that involve "the cultivation of food, fiber, or flowers, and the grazing,
growing or pasturing of livestock” or other similar uses. San Mateo Zoning Regulations
Section 6351(D).



San Mateo County Planning Commission
7 June 2011
Page 5

the storage of raw materials used for farming (the Applicant does not purchase $100,000 of
hay each year to support agricultural operations on an 8-acre farm).

The 8 June staff report recognizes as much with regard to the jousting events, movie nights,
train ride and air jumpers by prohibiting them on prime agricultural lands. But the same
holds with regard to the other proposed Theme Park entertainments as well, which the
staff report attempts to permit as ancillary agriculture uses because they are "agriculture-
related.”

This is inapt. An agriculturally-themed use is not the same as an ancillary agricultural use.
For example, the staff report deems the hay maze/labyrinth/coliseum/mini-maze to be
ancillary agricultural uses because they "involve the storage of materials traditionally
associated with agriculture.” But, unlike the PAD definition of "ancillary agriculture"”, the
hay maze/labyrinth/coliseum will not be used for agricultural purposes, they will be used
for commercial entertainment purposes instead, and are therefore not allowed on prime
agricultural lands within the PAD. There would be no room for argument if they were
made of wood or plastic, for example.

The same holds for the "haunted barn”; it may be agriculturally themed, but in no way can a
haunted house be deemed ancillary to the agricultural operations of a farm; it is of no
agricultural value. The petting zoo is used for entertainment as well - petting animals - the
animals are not used for commercial agricultural purposes. The zoo may be agriculturally
themed, but it is not used for ancillary agricultural purposes; it's strictly for entertainment.
The sales kiosk isn't even agriculturally themed, let alone ancillary to agriculture; as stated
in the staff report, it is ancillary to the (impermissible) commercial recreation use because
it "...is necessary to support other recreational uses of the property". 8 June Staff Report to
Planning Commission, page 10. Finally, replacing the jousting/movie night use with
another agriculture-related commercial recreation use, as proposed by Condition of
Approval 26, is impermissible on the Property's prime agricultural lands for the same
reasons.

Nor as a matter of degree can the Theme Park be deemed "ancillary” to agricultural uses in
a more general sense. The staff report repeatedly asserts that the Theme Park use is
ancillary because it will occupy only 0.94 acres of the Property while corn and pumpkins -
the purported primary use - are grown on 2.94 acres of the Property.

This is an incorrect assertion for two reasons. First, because Theme Park site plan attached
to the staff report, and attached hereto as Exhibit A, shows that the Theme Park use
occupies much more than 0.94 acres of the Property. The site plan indicates that 0.94 acres
of the property will be occupied by most of the hay bale maze and the petting zoo. But that
total does not include a substantial portion of the rest of the hay bale maze and the
extensive fire lanes it requires, other hay bale structures such as an "arena”, access roads,
the pony rides, the train, the snack bar, the porta-potties, or the massive 144-space parking
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lot that alone occupies roughly two acres of the Property. Nor does the 0.94-acre estimate
include a substantial portion of the "corn and pumpkin growing fields" that are occupied by
a "castle" and giant metal gorilla statute on the western side of the Property, as well as by
extensive hay bale ride access roads, as observable from aerial photos of the Theme Park
during high season, attached hereto as Exhibit B. As such, the Theme Park use occupies
more than three acres of the Property.2

Second, distinguishing primary uses from ancillary uses based on the acreage occupied by
each use completely ignores the nature and intensity of the uses that occur on them. No
one would define a house on a one-acre lot with a large yard as an open space use. Nor
would a football stadium surrounded by a large parking lot be defined as a parking lot use.
Here, the Theme Park and its own ancillary uses are clearly the primary, most intensive use
of the property, not the pumpkin and corn field, as demonstrated by the large volumes of
people who visit the property each year. The Theme Park operates seven days a week
during all dry months of the year and is only closed during the months when rain is likely
to interfere with open air operations.

The Theme Park is the primary revenue source on the Property, as well, with ancillary
cultivation of corn and pumpkins serving to facilitate the "pumpkin patch" theme, not the
other way around. For example, the Applicant sells pumpkins on the Property for one
dollar a piece and up, depending on the size of the pumpkin, but charges the following for
Theme Park activities:

Minotaur's Labyrlnth Hay Maze $7  Unlimited Admlttance for the Day
'Haunted Barn SOt 8 ’Srngle Entry per Purchase

Hay Ride | $5 S/ng/e Entry per Purchase
PettingZoo - $3 : Unllmlted Admlttance for the Day
Pony Ride $5 Single Entry per Purchase
TrainRide 84 Single Entry per Purchase

Play Land $3 Unlimited Admittance for the Day
October Weekend nghts S $15 fé%'}t&fi?}f535%2%“5?&’2‘2?M0we

Source ttg I/www aratagumpkmfarm com/pncnng htm (Accessed 2 June 2011).

These fees apply, per person, May through November - a period much longer than the
period during which pumpkins are sold (September through November). Notably, the

2San Mateo County Zoning Regulations Section 6355(D)(3) requires the conversion of
prime agricultural lands by PAP for ancillary agriculture uses to be as small as possible and
occupy no more than three acres.



San Mateo County Planning Commission

7 June 2011
Page 7

Applicant has not provided any evidence demonstrating that sales of pumpkins grown on
site are the predominant source of revenue for Property.3

The Theme Park use is not allowed on non-prime agricultural lands within the PAD.

Commercial recreation uses are allowed by PAP on non-prime agricultural lands within the
PAD if they meet certain criteria. San Mateo County Zoning Regulations Section
6353(B)(7); 6355. As demonstrated in the following table, the Theme Park use does not
meet such criteria. The table compares and opposes many of the staff report's compliance
determinations. Unlike the staff report, the rebuttals generally do not address prime
agricultural lands issues because, as explained above, a PAD permit for Theme Park uses is
not allowed on prime agricultural lands.

Criteria

General Criteria

1. The encroachment of all
development upon land which is
suitable for agricultural use shall
be minimized.

hCompllant Pettlng zoo haunted'

barn and sales kiosk are limited
to areas that are already
developed. Condition No. 24
requires the property owner to
relocated areas of train ride and
the bounce house to areas of
non-prime soil. Hay maze, mini-
maze and the pony ride areas
are located on prime soils, but do
not involve the construction of
any permanent structures.

| Staff regort compllance review. ] Why non-compllant

Non comphant More than two
acres of the Theme Park use
encroach on substantial portions
of the non-prime agricuitural
lands of the Property, as follows:
144-space parking lot, hay bale
magze, fire lane for hay bale maze
and other recreation area, putting
it out of agricultural operation for
at least at least five months out
of the year.

2. All development permitted on
a site shall be clustered.

Compliant. Proposed
development is clustered on the
eastern part of the property, next
to existing agricultural
development.

Non-compliant. The 144-space
parking lot occupies the entire
length of the non-prime lands
portion of the property. Uses
could be clustered more tightly
on non-prime developed lands
marked in blue on the Theme
Park site plan or on small
portions of non-prime agricultural
lands to along the eastern edge
of the Property.

Criteria for the Conversion of
Prime Agricultural Lands

[staff report evaluates project
against criteria]

Not applicable. As explained
above, Theme Park uses are not
allowed on prime agricultural
lands within the PAD.

. Criteria for the Conversion of Lands Suitable for Agriculture and Other Lands

* The sheer volume of pumpkins visible on the Property from aerial photographs taken
during high season (See Exhibit B to this letter) call into question whether all of the
pumpkins could have been cultivated on a mere 2.94 acres of fields that are not rotated and
are grown with corn at the same time.
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Criteri‘a

Staff report compliance review.

Why non-compliant.

1. all agriculturally unsuitable
lands on the parcel have been
developed or

determined to be undevelopable,
and

Compliant. The property
consists predominantly of prime
soils. Areas considered "lands
suitable for agriculture" are
proposed for parking and hay
maze uses. Agriculturally
unsuitable lands are heavily
vegetated and undeveloped.

The property will maintain current
agricultural production of 2.94
acres of the property. The
applicant states that the addition
of the revenue-generating
commercial recreational uses will
allow the property to remain in
agricultural production.

Non-compliant. Uses could be
clustered more tightly on non-
prime developed lands marked in
blue on the Theme Park site plan
or on small portions of non-prime
agricultural lands to along the
eastern edge of the Property.

2. continued or renewed
agricultural use of the soils is not
capable of being accomplished in
a successful manner within a
reasonable period of time, taking
into account economic,
environmental, social, and
technological factors (Section
30108 of the Coastal Act), and

Compliant. Same as above.

Non-compliant. The Property
had been successfully farmed for
70 years prior to conversion to
Theme Park uses and, based on
that record, could continue to do
so if returned to its former
condition.

3. clearly defined buffer areas
are developed between
agricultural and nonagricultural
uses, and

Compliant. The proposed site
plan provides for clear division of
agricultural and recreational uses
on the property.

Non-compliant. Corn and
pumpkin fields are adjacent to
hay maze, arena and parking lot;
corn and pumpkin fields are part
of Theme Park use ("river" of
pumpkins, "castle” and hay ride
roads).

4. the productivity of any
adjacent agricultural lands is not
diminished, including

the ability of the land to sustain
dry farming or animal grazing,
and

Compliant. The productivity of
adjacent agricultural land will not
be diminished.

Non compliant. The productivity
of the adjacent prime agricultural
lands within the Property are
diminished by extending Theme
Park uses onto prime agricultural
land (hay bale maze, fire lane,
pony rides, snack bar, parking
spaces, porta potties) and by
growing pumpkins interspersed
with corn to facilitate the Theme
Park use (hayride, "river" of
pumpkins, hayride access roads,
"castle"), rather than intensive
commercial pumpkin production.
The extension of Theme Park
use places much of the
Property's prime agricultural
lands out of production for seven
(proposed) to five months (staff
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Criteria

Staff report compliance review.

Why non-compliant.

suggested limit) out of the year.

5. public service and facility
expansions and permitted uses
do not impair agricultural viability,
either through increased
assessment costs or degraded
air and water quality, and

Compliant. There is no change
to existing public services,
including facility expansions. The
productivity of adjacent
agricultural land will not be
diminished.

(See specific criteria below):

m to'th

Non-compliant. As evidenced in
2009 and 2010 complaints
against Theme Park use and
consequent enforcement actions,
the intensive Theme Park use
requires additional public fire and

safety service.

ject shall conform e Development Review Criteria contained
in Chapter 20A.2 of the San Mateo County Ordinance Code. S

- Development shall be located,
sited and designed to carefully fit
its environment so that its
presence is subordinate to the
pre-existing character of the site
and its surrounding is maintained
to the maximum extent possible.

Compliant. The pre-existing
character of the site is vegetated
and undeveloped, as well as
agricultural in use. Per condition
No. 5, non-agricultural use will be
screened to the extent feasible
and minimally visible from
Cabrillo Highway (Hwy 1).
Agricultural use, as seen from
Hwy 1 will remain.

Non-compliant. The pre-existing

character of the Property was an
operating pumpkin farm. The
Theme Park use now dominates
the entire Property, as evidenced
by the Theme Park site plan and
by aerial photos of the Property
(See Exhibits A and B to this
letter).

- Small, separate parking spaces
are preferred to single large
parking lots.

Compliant. In order to maximize
on-site parking and minimize
parking on prime soils, parking
spaces are concentrated in one
large parking area along the
southern side of the property.

Non-compliant. Single large
parking lot currently in use and
proposed for approval by PAP
and CDP.

- All development shall be sited
and designed to minimize the
impacts of noise, light, glare and
odors on adjacent properties and
the community-at-large.

Impacts from noise and light from
the proposed commercial
recreation uses to surrounding
agricultural and residential areas
are minimized by limiting the
hours of operation in the month
of October from @ am. to 7 p.m.
Monday through Friday; 9 a.m. to
11 a.m. on Saturdays; and 9 a.m.
to 8 p.m. on Sundays, per
Condition No. 10. Condition No.
19 prohibits flashing lights. The
applicant does not proposed any
new lighting.

Non-compliant. The Theme Park
use still generates excessive
noise during operations, as
evidenced by comments of
neighbors on the proposed
mitigated negative declaration
and as documented in police
reports.

- Where possible, structural uses
shall be located away from prime
agricultural soils.

Compliant. Petting zoo, haunted
barn, sales kiosk, are limited to
areas that are already
developed. Condition No. 24
requires the property owner to
relocate areas of train ride and
the bounce house to areas of
non-prime soil. Hay maze, mini-
maze and the pony ride area are

Non-compliant. The "castle

hay bale maze, arena, snack bar,
pony ride, porta-potties, and
portions of the 144-space parking
lot are all located on prime
agricultural land. Each of these
are structural uses that will
prevent cultivation of prime

agricultural lands for at least at
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Criteria Staff report compliance review. | Why non-compliant.
located on prime soils, but do not | least five months out of the year,
involve the construction of any including the cultivation of

permanent structures. Condition | pumpkins.
No. 17 requires that on-site areas
of prime soils shall be utilized for
agricultural production of winter
crops during the winter months.
In discussion with the
Department of Agricultural
Weights and Measures
Department, Brussels sprouts,
cabbage, leeks, broccoli,
cauliflower, and artichokes could
be cultivated during the winter
months, for harvest in the spring.

For the reasons described above, a PAP cannot be issued for the Theme Park use on the
non-prime agricultural lands portions of the Property.

The Theme Park use is antithetical to the goals of the PAD.

It comes as no surprise that the Theme Park is not allowed in the PAD because the use itself
is antithetical to the goal of the PAD to "preserve and foster existing and potential
agricultural operations in San Mateo County in order to keep the maximum amount of
prime agricultural land and all other lands suitable for agriculture in agricultural
production” (emphasis supplied).

As indicated by the Theme Park site plan attached hereto as Exhibit A, a substantial portion
of the prime agricultural lands on the Property are removed from cultivation by the hay-
bale maze and its associated fire lane, by the pony ride, train ride, snack bar and "pumpkin”
area, and by approximately 40 graveled parking spaces. And the remaining prime
agricultural land actually under cultivation is cultivated for low-yield entertainment
purposes (i.e., mixed corn and pumpkins) rather than for higher-yield, intensive
commercial agriculture (e.g., pumpkins only). A review of the site plan similarly
demonstrates that much of the non-prime agricultural land on the Property is placed out of
agricultural production by the graveled parking lot, the snack bar, the maze and its
associated fire lane.

By converting a substantial portion of the Property from agricultural production into a
theme park use that cannot be cultivated for seven months out of the year (as proposed by
the Applicant) or five months out of the year (as conditioned by Planning staff), the Theme
Park can hardly be deemed "to keep the maximum amount of prime agricultural land and
all other lands suitable for agriculture in agricultural production.” It instead reduces the
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amount of land in production and reduces the yield of those few acres that remain in
production.

The Theme Park Use Is Not Allowed by the Local Coastal Program.

The Property is governed by a Coastal District zoning overlay because it lies within the
Coastal Zone. The Coastal District zoning overlay regulations require a CDP for the Theme
Park use because it qualifies as a "project”. San Mateo County Zoning Regulations Section
6328.4. A project must conform to the policies of the San Mateo County Local Coastal
Program in order to obtain a CDP. San Mateo County Zoning Regulations Section
6328.15(a), (c).

A CDP cannot be issued for the Theme Park use because Policy 11.5 of the San Mateo
County Local Coastal Program expressly states that commercial recreation facilities are not
to be given preference over agriculture: "11.5 Priority to Visitor-Serving and Commercial
Recreation Facilities. Give priority to visitor-serving and commercial recreation facilities
on designated Mid-Coast lands and throughout the South Coast over private residential,
general industrial or general commercial development but not over agriculture or coastal-
dependent industry” (emphasis supplied). As explained above with regard to the PAD, the
Theme Park use is clearly the primary use of the Property and dominates the traditional
agricultural use of the Property. Granting the CDP would contravene Policy 11.5 by
preferring a commercial recreation use over an agricultural use.

In addition, the Property is subject to the Agriculture policies of the San Mateo County
Local Coastal Program (San Mateo County Local Coastal Program Sections 5.1-5.16). The
"by-right" and conditionally permitted uses allowed under the Agricultural Policies of the
San Mateo County Local Coastal Program are essentially the same as those of the PAD. The
Theme Park does not conform to the applicable policies of the San Mateo County Local
Coastal Program for the same reasons described above with regard to the PAD.

Finally, the staff report asserts that no "conversion” of prime agricultural soils will occur
because "all uses are deemed temporary" and Condition of Approval 17 will require
cultivation of on-site prime soils during winter months. 8 June Staff Report to Planning
Commission, page 18. However, "conversion" still occurs because, by definition, both the
San Mateo County Local Coastal Program and the San Mateo County Zoning Regulations
deem the issuance of a CDP and PAP on prime and non-prime agricultural soils to
constitute a "conversion”. See San Mateo County Local Coastal Program Sections 5.8, 5.10;
San Mateo County Zoning Regulations, Sections 6355(D), (F). Even if this were not the case,
removing prime and non-prime agricultural lands from cultivation for at least five months
out of the year, every year, is not a temporary use.
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The Theme Park Use is Prohibited by a Williamson Act Contract on the Property and
by the Williamson Act.

The Property is subject to a Williamson Act contract signed by John Arata, Sr. (the father of
Clarence and John Arata, Jr.) on 29 March 1967 that took effect in May 1968. A copy of the
contract is attached hereto as Exhibit C. Section 2 of the contract provides that the
Property "shall not be used for any purpose, other than the production of agricultural
commodities for commercial purposes. No structure shall be erected upon said land except
such structures as may be directly related to and compatible with agricultural use..." The
Theme Park is prohibited by the Williamson Act contract because (i) none of the Theme
Park uses (other than the sale of pumpkins grown on-site) involves the production of
agricultural commodities for commercial purposes; (ii) the hay bale maze, arena, castle,
train ride, store, food stand and parking lot are structures that are not directly related to
agricultural use; and (iii) the hay bale maze, arena, castle train ride, store, food stand and
parking lot are structures that are not compatible with agricultural use, as demonstrated
by their displacement of arable land depicted in the Applicant's site plan.

Even if the Williamson Act contract on the Property were more permissive, the Theme Park
fails to meet certain principles of the Williamson Act by which a proposed use can be
allowed on land subject to a Williamson Act Contract. The Theme Park has - and if
authorized will continue to - significantly compromise the long-term productive
agricultural capability of the Property, and is therefore an incompatible use under the
Williamson Act. Gov't Code Section 51238.1(a)(1). As indicated by the Applicant's site
plan, the Theme Park has removed a substantial portion of formerly cultivated lands from
cultivation as a result of the hay-bale maze and its associated fire lane, the pony ride, train
ride, snack bar and "pumpkin” area, and the 144-space graveled parking lot. Condition of
Approval Number 17 attempts to remedy the displacement by requiring the Property to be
cultivated with commercial crops during the off-season, but the Theme Park will still
significantly compromise the long-term productive agricultural capability of the Property
by preventing cultivation of much of the Property for at least five months out of the year.

For the same reasons, the Theme Park will also significantly displace or impair current or
reasonably foreseeable agricultural operations on the Property. Gov't Code Section
51238.1(a)(2). Such displacement is incompatible with the Property's Williamson Act
contract because the arena, castle, hay-bale maze and its associated fire lane, the hay ride
access roads, the pony ride, train ride, snack bar and "pumpkin” area, and the 144-space
graveled parking lot do not relate directly to the production of commercial agricultural
products in the manner that other Williamson Act compatible activities such as harvesting,
processing, or shipping do. 1d. Even with Condition of Approval Number 17, much of the
Property will remain out of agricultural production for at least five months out of the year -
a significant displacement and impairment of current and foreseeable agricultural
operations on the Property.
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The Interim Operating Conditions are Null and Void because they Violate the San
Mateo County Zoning Regulations and CEQA.

Section 6590 of the San Mateo County Zoning Regulations declares the issuance of any
license or permit in conflict with the provisions of the San Mateo County Zoning
Regulations to be automatically null and void. The 1 September 2010 Interim Operating
Conditions constitute a permit that conflicts with the San Mateo County Zoning Regulations
because they temporarily authorize a Theme Park use that is not allowed under the PAD
and Coastal Development District policies of the San Mateo County Zoning Regulations.
The Interim Operating Conditions and the use authorization they purport to issue are
therefore null and void. Mrs. Arata opposes any continuation of the Interim Operating
Conditions for the same reason.

Issuance of the 1 September 2010 Interim Operating Conditions also violates CEQA because
they constitute a "project” under the CEQA for which no environmental analysis in the form
of an exclusion, exemption, negative declaration or environmental impact report were
adopted in advance of issuance of the Interim Operating Conditions.

The Current Theme Park Use is a Public Nuisance Requiring Abatement, Removal
and Enjoinment.

Section 6594 of the San Mateo County Zoning Regulations declares any use of any land
contrary to the provisions of the San Mateo County Zoning Regulations to be a public
nuisance for which the County District Attorney must commence abatement, removal and
enjoinment upon request by the Planning Commission. The Theme Park's past and current
operation is a public nuisance because it operated without a permit for years, operated
under a null and void Interim Operating Conditions authorization for the past nine months,
and is not an allowed use under the PAD and Coastal Development District policies of the
San Mateo County Zoning Regulations. The San Mateo County Planning Commission is
entrusted with the duty of upholding the San Mateo County Zoning Regulations. It is
therefore the Planning Commission's duty to request the San Mateo County District
Attorney to commence abatement, removal and enjoinment of the Theme Park use. This is
particularly the case given the extensive history of code violations associated with the
current use. '

The Theme Park Use Requires an EIR.

CEQA bears a strong presumption in favor of preparing an EIR. A negative declaration is
invalid and an EIR must be prepared if either:
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e There is substantial evidence in the record supporting a fair argument that the
project may have a significant effect on the environment;* or

e There is no substantial evidence in the record supporting the agency's analysis of
the project's potential environmental impacts.5

As described in Exhibit D, attached hereto, the mitigated negative declaration prepared for
the Theme Park use triggers one or both of the above standards under the following
general environmental categories, thereby requiring preparation of an EIR: Land Suitability
and Geology; Vegetation and Wildlife; Physical Resources; Air Quality, Water Quality, Sonic;
Transportation; Land Use and Genera Plan; and Aesthetic, Cultural and Historic.

Conclusion.
For the reasons stated above, Lillian Arata requests that the Planning Commission not
adopt the mitigated negative declaration, that it deny the Applicant's request for a CDP and

PAP, and that it ask the San Mateo District Attorney to initiate an action to abate, remove
and enjoin the Theme Park from operating on the Property.

Very truly yours,

éﬂ/"

Andrew C. Bell

4No Oil, Inc. v City of Los Angeles (1974) 13 C3d 68, 75, 82; Quail Botanical Gardens Found,,
Inc. v City of Encinitas (1994) 29 CA4th 1597, 1602; Friends of "B" St. v City of

Hayward (1980) 106 CA3d 988, 1002.

s See Sundstrom v County of Mendocino (1988) 202 CA3d 296, 311. See also City of Redlands
v County of San Bernardino (2002) 96 CA4th 398, 408; Silveira v Las Gallinas Valley Sanitary
Dist. (1997) 54 CA4th 980, 989; Gentry v City of Murrieta (1995) 36 CA4th 1359, 1379.
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Site Plan
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Exhibit B to 7 June 2011 Opposition Letter of Lillian Arata (PLN: 2010-0027)
Aerial Photographs of Property
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Exhibit C to 7 June 2011 Opposition Letter of Lillian Arata (PLN: 2010-0027)

Williamson Act Contract



LAND CONSERVATION AGREEMENT

711§ AGREEMENT, made and entercd into his g day

z)}g;/[ : 1947, by and between ;.ZI/L'A. vy ,/i

, hereinafter veferred to as towner ",

and the COUNTY OF SAN MATEO, a political subdivision of the State

of California, hereinafter referred to as "County",

WITNESSETH:

WHEREAS, Owner is the owner of certain real property in the
County of San Mateo, which property is presently devoted to
agricultural use and is described in Exhibit "A”" attached hereto;
and

WHEREAS, said property is located in an agricultural preserve
that the County proposes to establish or has heretofore established:
and

WHEREAS, both Owner and County desire to limit the use of said
property to agricultural purposes in order to discourage premature
and unnecessary conversion of such land to urban use, recognizing
that such land has substantial public value as open space and that
the preservation of such land in agricultural production constitutes
an important pnysical, social, esthetic and economic asset to County:
and ‘

WHEREAS, the parties have determined that the highest and best
usc of such land during the l1ife of the within contract, or any re-
newal thereof, is for agricultural purposes:

NOW, THEREFORE, the parties, in consideration of the mutual
covenénts and conditions set forth herein and the substantial public
benefits to be derived therefrom do hereby agrec as follows:

1. The within Agreement is made and entered into
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wrsuant to the Catifornia Land Conservation Act of 1965.

3. puring the term of this Agreement the above described
.and shall not be used f[or any purpose, other than the production
»f agriculturatl commoditics for commercial purposes. Mo structures
shall be erocted upon said.land except such structures as may be
jirectly related to and compatible with agricultural use, and
residence buildings for such individuals as may bc cngaged in the
management of said land, and their families,

3. 1In the event that an action jin eminent domain for the
condemnation of any land described herein is hereafter filed by
any public agency, the within contract shall be null and void upon
the filing of such action and shall not thereafter be binding on
any party hereto.

4. This Agrecment shall be effective commencing on the 7"01

day of N cap , 19L4 ., and shall remain in effect for

a period of ten{(IO) years thergfrom.

This Agreement shall be automatically renewed at the end of
each year for an additional ten (10) year period, unless notice of
non-renewal is given as provided in section 51245 of the Qalifornia
Government Code.

5, Owney shall not receive any payment from County in consideration
of the obligations imp.sed hereunder, it being recognized and agreed
that the consideration for the execution of the within Agreement is
the substantial public benefit to be derived therefrom and the ad-
vantage which will accrue to Owner as 2 result of any reduction in

the assessed value of said property due to the imposition of the

limitations on its usc contained herein.

6. The within Agreement shall run with the land described

herein and shall be binding upon the heirs, successors and assigns

of the parties hereto. A{‘:fi;
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7. This Agreement may bc canceled by mutual agreement of
| parties to the contract after a public hearing has been hetd
. accordance with the provisions of Section 51284 nof the Governs
‘nt Code. Upon such cancellation and as sonn thercafter as the
.nd to which it relates is rcassessed by the Assessor, the land-
sner shall pay to Ehe County an amount equal to {fifty percent
f the new assessed valuation of the property. If at the date
f cancellation, the Agreement has less than ten years to 1un
he amount due shall be reduced in proportion to the number of
ecars that the Agreement would have remained in effect had it
ot been cancelled.

IN WITNESS WHEREOF, the parties hereto have exccuted the

iithin Agreement the day and year first above written.

15441441“ /é{>u~J7 %

"Owner "

COUNTY OF SAN MATEO .

. o -’ oy ~ \-.ﬁ "
BST: By (L s/ /7 LA,
s " : :1C8 chairman, Board cof Supervisoxs
il\uﬁ/% é ¢ ""*‘)1
// Clerk.of said B7l\rd
STATE OF CALIEPRNJA ) ss.

COUNTY OF Qalie )
on L/jm,o,{_ 29, 1947 before me, the under-

signed, ‘a Notary Pﬁ?}i& in and for said State, personally
appeard /Lf,.. C2 8LDn ,A/J

~

known to me to be the person whose name subscribed
to the within instrument and acknowledged that f:Z

executed the same.

WITNESS my hand and official seal.

. , . e
Signature ~4 e . { i afiian, LA
=] z tohand 1 {41114 ; JORE 14 BAUER !
. ARSCINE 0 BAYS | ) HidThay s 1t T A
w L BAY ¥ :
My Lanias s e oy A0 \\;‘ 4 fogn b0 oM !
Name (Typed or Printed) L™ I AN
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DEBORIPTION

A1 that ocortain roal property situate in the Oounty of San Mateo,
Stato of California, desoribed as £0llows)

\ .
TANCEL_ONE ‘

CEGINNING at the intorseotion of 1Lobitos Orcek with tho South line

of a coertain traet conveyod by Nicholas H. Martin and Ira E. Martin
to Franz Wille, by Deed datod August 3, 1868 and recorded in Book 8
of Deeds at page 174, Rocoxrdn of San Matoo County, snid point boing
the junction of tho contexr 1incof said oreck with a ravino; running
thenoe up 8aid ravine North 77° Bast 4 o¢hains, South 80° East 4,50
chgxina , South 57* Eant-S chalnss thence leaving said raving, lorth
83° East 8.50 ohaina; South 71° Basot 4,68 ohainp, North 72° 30' East
25,50 chaing, to the centor 1ine of tho old County Roadj thonce
along said oonter lina North 10° 30! East 1 chain, North 67° East 4
chains, South 89° East 2,50 shalng to the nouthwosterly cornor of the
School Housoe traot; thence North 4° Woat 6.25 chains to Sonth lina of
tract conveyed to Miochael Rodgors by Willlam ¥. MoCoy andyife, by

Decd dated January 28, 1861 and recorded in Book 2 of Doods at page

408, Reoords of San Mateo County; thence along the South line of
said lang South 79° 30 Wost 5 chaina, North 70° Woest T chains, ,
North 58° West 5,28 ohains, North 71° 30' Weat 12 onhains to a small
ravine near tho Jjunction or.tho 0ld and now County Road) thence {olle
owing said ravine South 80* West 3,50 chaina and North 78* West 2
ggains tg :ger%ntggscotiogdor Logi:outg:eekixtthghg mouth of gulaohj
enca poutherly along said oreek to° 0 of boginning and bein

portion of the Puriesima Ranoho. P 8

EXCEPTING THEREFROM thefollowing

COIMMENCING at a point on the southerly side of the now or proaont )

(1n 1878) County Road, leading from Half Moon to Poscadero, a
ghort aistance wasterly of tha house on said tract; thenoe North 71°
Eant 241 links, slong said rond) thence South 83° 30' Eact 279 1inks;
thoneo South 9° East 175 1inkoj thonoce Noxth 1 Woat 172 linkn, %o
tho oouthorly side of tha County Road and the point of commonoomont,

ALSO EXCEPTING THEREFROM the lands dosoribed in Parecls 1 and 2 of
%10 Doed from John O, Arata and wife to the State of Californla,
dated March 27, 1950 and recorded Septembor 24,1951 in Book 2132
of Offioin) Records of Ban Mateo 0oty At page 568 (633533).

ALSO EXCEPTING THEREFROM the following:

"1 paseny 1 . - -

l &ﬂ'ﬁ*\'k ot the peint of tntersretion of the Eisterly 1lne of that cerialn b

X 11.538 gcre parce) deccribhed oy Factel 1 in Dved [vom John O, Avatd, at wx i
tn Stere of Califemia, dated Horeh 17, 1930 ord tecorded Se, tevher 14, H;l

: 1n Naex 1117 af Dfuiciel Recorie at n»'c oA, 4File Be, £113)¢)) with the

‘ Nartherly Line of Percol | o deseribed in CorTectory quit Cleim Deed from
John O.Arate, et uw, te ldward H. Deenwy, of 8}, dated Jenvary 19, 192 ond

rrenrded lenvary U, 192 In Book 1)1 -'_olllclol Records at nr 159,

(File No. A IAOItnence from scid peint of beginning alerg the srthetly Jims

of 4ald Last mentioned parcel W, 37 " a0 g, 170 lut' wore or leve, te

on argle paing forwed by the ceurpes glven as "8, 20° Y ¥, 146,40 feet and

g, A0 10 et v, 104,00 feer” [n the above aent foned Deed to Deensy; thence

contiwing -Irm‘ the Bactherly lma-n‘ ot rrnh 1 end 1 8l osid deed 1o

Nroney, N. A" A1 €, 708.40 [set] 4, VO Nt MRtk

Weor, 11v.90 feer ) B, 130 110 407 8

nilng
W, 12° i’ A0” R, 30D lest, mare or fese, 16 the conter {tne ot the 014 Comty
Aned; thente alone sald cenrar Line Borth 107 10° £as1 6,00 feer, Werih &1°
Tast T84 feet, wnuth AY' Cast 143 fest to the Bawthwedrerly cotmey of the

' schnal Houms Tract; thenct Marth A* Weet glong the Veetecly doundsry of sald
4ehnnl House Tract for o dlstance 40 100 fret, mate ot Jesd, 1o the conter llne
at the Lohiter Creek Gutall kool (1957) alre Comen 08 Comty Rnod Re. bby

thence 1n s ?mrn\ westarly divectine alent the renter 1ine of sald Comty
doad ta. & lor a dletence of 10U0 teet, mary o Tesd, te the center Line of
280 Katro Cnunty Nosd Re . WeeC, foute 3, Divislen 1 at or nesv Station

JOhehY. %5, waf:l road ales Ynown 4 verde Poad) thency La 8 xenerel Savitmesterly
dlgertion alenn the conteriine of satd Verde Nead for a dlotance of $00 feet,
mate or less, 1n 1ts intersection with (he Rnrihessterly tine of the &

relecced 1o 12,850 acre tract conveyed re tive Stete af c-llhmhl theace olong
estd Ractheasterly Line (Velng the Siate Wighwey Atlomuth) 3, II° Y oAD' €.

a0 feer, mnre or Jads, th the maat Testerly cormer of sald 11,640 acvre trogty
thenwe along the cauihesnterly owd faetariy b daries of vald ¢rott, 1,50

83° 1) w, 321,91 fest (rom a tansint that Seals $, 11° 400 0" 4, en e eurre

v ———

v

Tonnin ol A1AA faet, 4. A9 (AT 207 W, A0.74 feer, tantent te laet esld

conrey slnng 8 curve 18 the left with » tecive ol {1a 9

| angie of 210 10" en are length of 40./1 foet, g, 160 W' o0t W, AV 8 faet
Teagent te lest seid coares glemg o curve te'the right with o redlue f' ll‘ ”

i feat, threunh an angle af 49° 127 on arc lm‘lh ot §07.70 ooty 3. 185 A7 B0

* W, 16,72 feot, tangent te last sald couree & m‘n curve te the teft with & .

. vedlus of 1I4.9% qn throwh sn angle of 18 * 01%, an ot length of $31.32

| feet; thence §, & Wvio e, \".iz fest} thance 3. b an 197 g, 1090

i fhor: thence B, 20° 34" 307 &, b, 94 (oot thonee £, € 30 13" ¥, 1LY feet,

eare or 1ese, te the petat ot beginning. L

! !
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Exhibit D to 7 June 2011 Opposition Letter of Lillian Arata (PLN: 2010-0027)

Assessment of Adequacy of Mitigated Negative Declaration



Exhibit D to 7 June 2011 Opposition Letter of Lillian Arata (PLN: 2010-0027)

Land Suitability and Geology:

f. Will or could this project cause erosion or siltation?

County response: No Impact. Breakdown is a natural occurring outcome of hay as it ages,
the applicant spreads the spent hay throughout the site after each pumpkin season,
therefore, the project is not expected to cause an unusually significant amount of erosion or
siltation.

EIR required: Neighboring property owners commenting on the mitigated negative
declaration stated that they observed the Applicant bulldozing and/or dumping straw to
the edge of a creek bank, expressing concerns regarding erosion, siltation and fouling of the
creek, which is the only source of water for several downstream neighbors. The personal
observations of the neighboring property owners constitute substantial evidence
supporting a fair argument that the project may have a significant siltation or erosion
effect.!

Land Suitability and Geology:

g. Will (or could) this project result in damage to soil capability or loss of agrzcultural land?
County response: Yes, Not Significant. The proposed uses are temporary and do not
require conversion of prime soils; therefore, no loss of agricultural lands is expected.

EIR required: Substantial evidence in the record demonstrates that the Theme Park use
will result in damage to soil capability and loss of agricultural land. The Theme Park site
plan indicates that only 2.2 acres of the Property will be cultivated (even though aerial
photographs show that much of the 2.2 acres is uncultivated due to hay-ride/access roads
and a "pumpkin river"), with several acres of land converted to hay-bail maze, train and
pony ride and parking lot uses during seven to five months of the year. Implementation of
Mitigation Measure 1/Condition of Approval 17 would not mitigate this effect to a point
where clearly no significant effect on the environment would occur because (i) agricultural
land still would not be under cultivation for five to seven months out of the year that
include the late summer/fall harvesting period; and (ii) the parking of cars on 144
previously graveled parking spaces for five months out of the year may damage soil
capability as a result of oil and other deposits from the underside of vehicles, as clearly
demonstrated by any paved parking lot currently in use.

1t should be noted that the 8 June Staff Report to the Planning Commission is incomplete
because it did not include the comments made by neighbors during the comment period for
the mitigated negative declaration. Those comments, which were timely submitted, have
been resubmitted by Mrs. Arata concurrently with her 7 June 2011 letter of opposition.
References in this exhibit to neighbor comments are based on the resubmitted comments
on the mitigated negative declaration.

1



Land Suitability and Geology:

J. Will (or could) this project affect a natural drainage channel or streambed, or
watercourse?

County response: No Impact. The proposed uses are located at least 100 feet away from
both Lobitos Creek and School House Creek which run along the northeast and northwest
perimeters of the parcel; therefore, no impact is identified.

EIR required: Neighboring property owners commenting on the mitigated negative
declaration stated that they observed the Applicant bulldozing and/or dumping straw to
the edge of a creek bank, expressing concerns regarding erosion, siltation and fouling of the
creek, which is the only source of water for several downstream neighbors. The personal
observations of the neighboring property owners constitute substantial evidence
supporting a fair argument that the project may affect a natural drainage channel or
streambed. Moreover, the mitigated negative declaration failed to assess whether a storm
water permit was required for the project as a result of such evidence.

Vegetation and Wildlife

¢. Will (or could) this project be adjacent to or include a habitat food source,
water source, nesting place or breeding place for a federal or state listed rare
or endangered wildlife species?

County response: No Impact. The project site is not located within or adjacent to a sensitive
plant habitat, as determined by review of the California Natural Diversity Database
(CNDDB).

EIR required: The County Response provides no substantial evidence supporting its
conclusion; as the proximity of the Theme Park use to a sensitive plant habitat has no
bearing on the question of whether the Theme Park use will be adjacent to or include the
habitat of listed wildlife species.

The online CNDDB online Quick Viewer tool provided by the California Department of Fish
& Game indicates the following observed state and federal listed species within the San
Mateo 7.5 minute quadrangle map in which the Property lies:

QUADNAMT - oo ALSTAT
Half Moon | AAABHO010 | California red-legged Threatened None
Bay 22 frog

Half Moon | AFCHAOQ20 | steelhead - central Threatened None

Bay 9G California coast DPS

Half Moon | ARADB361 | San Francisco garter Endangere
Endangered

Bay 3B snake d

Source: CNDDB Quick Viewer (accessed 3 June 2011).
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Moreover, California red-legged frog designated critical habitat Unit SNM-2 lies within 2
miles of the Property.2 The above constitutes substantial evidence demonstrating that the
Theme Park could be adjacent to or include a habitat food source, water source, nesting
place or breeding place for three federal or state listed rare or endangered wildlife species,
thereby supporting a fair argument that the project may adversely affect such species. In
addition, the mitigated negative declaration failed to assess whether the project may
require consultation with the California Department of Fish and Game regarding the
California Endangered Species Act and the U.S. Fish and Wildlife Service regarding the
federal Endangered Species Act (indeed, it appears as though the County failed to circulate
the mitigated negative declaration to any state or federal trustee agencies, or to other
agencies with a potential interest in the project, such as the California Department of
Transportation).

Vegetation and Wildlife

d. Will (or could) this project affect fish, wildlife, reptiles, or plant life?

County response: No Impact. The project will not have a significant effect on fish, wildlife,
reptiles, or plant life.

EIR required: The County's response is a conclusory statement unsupported by substantial
evidence. Comments on the negative declaration made by neighbors regarding observed
dumping/bulldozing to the edge of a creek bank and the CNDDB and critical habitat data
supplied above each provide substantial evidence supporting a fair argument that the
Theme Park may have a significant effect on fish, wildlife, reptiles or plant life.

Physical Resources
b. Will (or could) this project involve grading in excess of 150 cubic yards?
County response: No Impact. This project does not involve grading.

EIR required: Comments on the negative declaration made by neighbors regarding
observed grading for a drive way and for the covering of hay in a meadow near a creek
provide substantial evidence supporting a fair argument that the Theme Park may have a
significant effect as a result of grading in excess of 150 cubic yards.

Physical Resources

¢. Will (or could) this project involve lands currently protected under the

Williamson Act (agricultural preserve) or an Open Space Easement?

County response: Not Significant. The project site is under a Williamson Act (AP 67-39).
The site is an active farm producing pumpkins and corn.

EIR required: The County lacks substantial evidence in support of its conclusion.
Furthermore, as in the 7 June 2011 opposition letter of Lillian Arata, the proposed Theme
Park use involves a request for a series of entertainment activities over a substantial
portion of the Property that are prohibited by the Property's Williamson Act contract and

? See, http://www.fws.gov/sacramento/es/maps/CRF_2010 Final Revised Critical Habitat Designation/SNM-1-
2 2010 CRLF_fCH.pdf
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are incompatible with agriculture under the compatibility principles of the Williamson Act.
This constitutes substantial evidence supporting a fair argument that the Theme Park may
have a significant adverse impact due to Williamson Act conflicts.

Physical Resources

d. Will (or could) this project affect any existing or potential agricultural uses? .
County response: Yes, Significant Unless Mitigated. The property measures 8.37 acres, of
which 2.2 acres has been designated for uses associated with project activities. However,
the following mitigation measure is proposed to address the agricultural uses on the
project site. Mitigation Measure 1: The applicant shall not be allowed to utilize more than 3
acres of the total area of land to activities not producing agriculture. At such time

that the commercial recreational uses cease, any structures (other than the barns and
single-family dwelling) shall be removed and the land made available for agricultural
purposes.

EIR required: The site plan for the project indicates that approximately three acres of the
Property would be used for Theme Park uses that do not allow for the cultivation of crops
(i.e., the hay bail maze, pony and train rides, snack bar and 144-space parking lot).
Implementation of Mitigation Measure 1 would not mitigate the significant effect on
existing and potential agricultural uses to a point where clearly no significant effect on the
environment would occur because (i) agricultural land still would not be under cultivation
for five to seven months out of the year that include the late summer/fall harvesting
period; and (ii) the parking of cars on 144 previously graveled parking spaces for five
months out of the year may damage soil capability as a result of oil and other deposits from
the underside of vehicles, as clearly demonstrated by any paved parking lot currently in
use. Substantial evidence therefore exists in support of the fair argument that the Theme
Park use may have a significant effect on existing and potential agricultural uses of the
Property.

Air Quality, Water Quality, Sonic

¢. Will or could this project be expected to result in the generation of noise levels

in excess of those currently existing in the areaq, after construction?

County response: Not Significant. During the pumpkin season, visitors to the site will
generate some noise, however, such noise shall not exceed the levels determined
appropriate according to the County Noise Ordinance standard.

EIR required: The County provides no substantial evidence, such as a noise study, in
support of its conclusion. It assumes that the use will only generate noise during the
pumpkin season even though operations will occur from July through November.
Neighbor comments on the mitigated negative declaration for the Theme Park use include
statements that the noise from the Theme Park use is bothersome and unbearable,
nighttime uses in particular, and that the Sherriff has been called on multiple occasions to
resolve the matter. These observations constitute substantial evidence supporting a fair
argument that the Theme Park use may cause significant noise levels in excess of what
would otherwise exist in the area.



Air Quality, Water Quality, Sonic
g. Will (or could) this project generate polluted or increased surface water runoff
or affect groundwater resources?

County response: No Impact. There is no anticipated polluted or increased surface water
runoff.

EIR required: The County provides no substantial evidence, such as a hydrology study, in
support of its conclusions. Neighbor comments on the negative declaration for the Theme
Park use include statements that the disposal of rotting hay in or near a creek may
adversely affect water quality. In addition, the removal of vegetated arable land and
compaction of soil caused by the 144-space parking lot constitutes substantial evidence in
support of a fair argument that the Theme Park use may significantly increase surface
water runoff.

Transportation

b. Will (or could) this project cause noticeable increase in pedestrian traffic or a
change in pedestrian patterns?

County response: No Impact. All pedestrian traffic will be contained on the farm; no
increase in pedestrian traffic will be on any adjacent property.

EIR required: Neighbor comments on the negative declaration for the Theme Park use
include observations of noticeable increases in pedestrian traffic as a result of the Theme
Park. These observations constitute substantial evidence in support of a fair argument that
the Theme Park use may result in a significant adverse pedestrian traffic impact.

Transportation

c. Will (or could) this project result in noticeable changes in vehicular traffic

patterns or volumes (including bicycles)?

County response: Yes, Significant Unless Mitigated. During the pumpkin season it is
anticipated that the volume of traffic will increase at the entrance and exit of the farm and
along Cabrillo Highway, therefore, the following mitigation is proposed to address
vehicular traffic.

Mitigation Measure 2: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of pedestrian and vehicular movement
from Cabrillo Highway and within the designated parking area on the site. During
the Halloween/Pumpkin Festival season, the applicant shall install no more than
four directional signs within the property for the purposes of directing traffic. Such
signs may be double-sided and each sign shall not exceed twenty (20) sq. ft. in area.
Signage shall be removed within thirty (30) days of the end of the seasonal activities.

EIR required: Mitigation measure 2 would not mitigate the significant noticeable effect on
vehicle patterns and volumes to a point where clearly no significant effect on the
environment would occur. Parking attendants and onsite-signs will not significantly
mitigate the change in vehicle patterns and volume of trips along the Cabrillo Highway and
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Verde Road caused by large numbers of individuals driving to the Property to enjoy the
Theme Park use because the measure does nothing to alter patterns and volumes of traffic;
it merely includes directional signs and parking attendants.

Transportation

e. Will (or could) this project result in or increase traffic hazards?

County response: Yes, Significant Unless Mitigated. During the weekends of the
Halloween/Pumpkin Festival season (September 15 to October 31), it is anticipated that
traffic will increase, therefore, to mitigate any possible traffic hazards the following
mitigation measure is proposed:

Mitigation Measure 3: The applicant shall maintain the 144 parking spaces within
the property. All spaces shall be clearly marked with chalk prior to September 1; the
applicant shall submit to the Planning Department for review and approval a parking
management plan that includes placement of attendants and vehicular movement
within the site. At no time shall vehicles be allowed to park along Cabrillo Highway
or along Verde Road.

During the weekends of the Halloween/Pumpkin Festival Season (September 15 to
October 31), the applicant shall employ at least three (3) parking attendants to assist
in facilitation of pedestrian and vehicular movement from Cabrillo Highway and
within the property site.

During the Halloween/Pumpkin festival season (September 15 to October 31), the
applicant no more than four signs within the property for the purposes of directing
traffic only. Signs may be double-sided and each sign shall not exceed 20 sq. ft. in
area.

EIR required: Mitigation measure 3 would not mitigate traffic hazards resulting from or
increased by the project to a point where clearly no significant effect on the environment
would occur. The preparation of a parking management plan, the employment of parking
attendants and the use of directional signs do not clearly demonstrate they will reduce
traffic hazards resulting from the project, as evidenced by comments on the mitigated
negative declaration made by neighbors regarding the inadequacy of the currently
operating 144-space parking lot and the resulting parking of cars along Verde Road. Nor
does the mitigated negative declaration include or refer to any substantial evidence in the
record - such as a traffic study - demonstrating that mitigation measure 3 will be effective;
the reader is instead asked to take it on good faith that the mitigation will be effective.
Finally, mitigation measure 3 only applies from September 15 to October 31. It would not
apply to the other 3.5 months during which the Theme Park would operate and would
similarly increase traffic hazard risks through the increased levels of traffic it generates
along Highway 1 and Verde Road.



Transportation

g. Will (or could) this project generate traffic which will adversely affect the traffic
carrying capacity of any roadway? ,

County response: Yes, Significant Unless Mitigated. During the weekends of the
Halloween/Pumpkin Festival Season (September 15 to October 31), it is anticipated that
traffic will increase and affect carrying capacity along Cabrillo Highway, therefore, to
mitigate any possible traffic hazards the following mitigation measure is proposed:
Mitigation Measure 4: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of vehicular movement from and to
Cabrillo Highway, and within the site.

EIR required: Mitigation measure 4 would not mitigate adverse effects to the carrying
capacity of Cabrillo Hwy or Verde Road to a point where clearly no significant effect on the
environment would occur, for the same reasons described with regard to transportation
checklist item "e", above.

Land Use and General Plan

a. Will (or could) this project result in the congregating of more than 50 people on

a regular basis?

County response: Yes, Significant Unless Mitigated. The number of visitors congregating at
the farm will vary with the ebb and flow of the nature of the farm related activities on the
site; it could exceed 50 people at any given time. The following mitigation measures are
proposed to address any significant impacts to the surrounding area.

Mitigation Measure 5: The applicant shall be responsible for ensuring that all
visitors have left the premises within 30 minutes of the site activities closing time.

Mitigation Measure 6: The months, days and hours of operation are as follows:
July 1 to November 30 (excepting October), Monday - Friday 9:00 a.m. - 6:00 p.m.,
Saturday 9:00 a.m. - 9:00 p.m., and Sunday 9:00 a.m. - 8:00 p.m. During the month
of October, Monday - Friday 9:00 a.m. - 7:00 p.m., Saturday 9:00 a.m. - 11:00 p.m.
and Sunday 9:00 a.m. - 8:00 p.m.

EIR required: Mitigation measures 5 and 6 would not mitigate the adverse effects of
‘congregating more than 50 people on a regular basis to a point where clearly no significant
effect on the environment would occur because mitigation measures 5 and 6 merely
regulate the opening and closing times of the Theme Park use; they do not regulate the
volume of individuals attending the use or the potential impacts generated by such
volumes. Nor does the mitigated negative declaration contain any substantial evidence
demonstrating how mitigation measures 5 and 6 would do so. On the basis of 144 parking
spaces and comments submitted by neighbors during the mitigated negative declaration
comment period, substantial evidence exists supporting a fair argument that more than 50
people will congregate at the Property on a regular basis. An EIR is required because no
analysis of the mitigated negative declaration assesses the potential adverse effects of



congregations of 50 people or more and mitigation measures 5 ad 6 do not regulate the
volume of individuals attending the use.

Land Use and General Plan

d. Will (or could) this project result in any changes in land use, either on or off the

project site?

County response; No Impact. This project will result in any changes in the current use of
the land.

EIR required: The Applicant proposes new uses in addition to those currently conducted
on site and all Theme Park uses have substantially changed the former agricultural use of
the land.

Land Use and General Plan

f. Will (or could) this project adversely affect the capacity of any public facilities

(streets, highways, freeways, public transit, schools, parks, police, fire, hospitals),

public utilities (electrical, water and gas supply lines, sewage and storm drain discharge lines,
sanitary landfills) or public works serving the site?

County response: Not Significant. This project will not adversely affect the capacity of any
public facilities. Cal-Fire, Environmental Health and the County Sheriff’s Office, which are
familiar with the activities on the site, conduct field inspections to confirm that

the site meets with all requirements.

EIR required: Substantial evidence exists in the record demonstrating a fair argument that
the project will adversely affect the capacity of public facilities. The 144-space parking lot
and the traffic-related comments of neighbors on the mitigated negative declaration
provide substantial evidence supporting a fair argument that the project will adversely
affect street, highway and freeway capacity. The comments of neighbors on the mitigated
negative declaration regarding illegal activity and repeated calls to the San Mateo County
Sherriff and the history of enforcement visits by the San Mateo County Sherriff, Cal-Fire and
San Mateo County building staff to Property provide substantial evidence in support of a
fair argument that the project will adversely affect police and fire capacities.

Land Use and General Plan

g. Will (or could) this project generate any demands that will cause a public facility or utility
to reach or exceed its capacity?

County response: Not Significant. This project will not generate such demands. See
discussion in previous question (6.f).

EIR required: See response to 6.f, above.

Land Use and General Plan

k. Will (or could) this project require an amendment to or exception from adopted

general plans, specific plans, or community policies or goals?

County response: No Impact. This project does not require any amendments or exceptions.



EIR required: The 7 June 2011 opposition letter. of Lillian Arata provides substantial
evidence supporting a fair argument that the project requires an amendment or exception
from adopted general plans, specific plans or community plans of goals because the project
does not comply with the applicable provisions of the County general plan, County zoning
regulations or the County Local Coastal Program.

Land Use and General Plan
L. Will (or could) this project involve a change in zoning?
County response: No Impact. This project does not involve a change in zoning.

EIR required: See response to "k" immediately above.

Aesthetic, Cultural and.Historic

a. Will (or could) this project be adjacent to a designated Scenic Highway or within

a State or County Scenic Corridor?

County response: Yes, Significant Unless Mitigated. The project is located on the eastside of
Cabrillo Highway a designated Scenic Highway. Signage is not permitted along a Scenic
Highway, therefore, staff proposes the following mitigation measure:

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to October
31) the applicant is permitted to temporarily install up to four (4) directional traffic signs,
maximum 2 ft. x 3 ft. each visible from Cabrillo Highway. Such signs shall be installed on-
site and not in the public right-of-way. No signage shall be allowed on or along Cabrillo
Highway.

EIR required: The mitigated negative declaration fails to respond to the call of the
question. Limiting signage to four temporary directional traffic signs does not clearly
mitigate effects on the scenic highway to a point where clearly no significant effect would
occur; the signs do not mitigate visual impacts of views of the Theme Park use on travelers
along Highway 1. Substantial evidence in the form of comments by neighbors on the
mitigated negative declaration that the project includes rusting cars, rotting hay, large hay
mazes, large metal statues, brightly colored plastic bounce houses, a fire truck, broken
down tractors and trucks that create a visual environment that more closely resembles an
amusement park than blending in with the rural scenic qualities and other Cabrillo
Highway adjacent properties used for farming supports a fair argument that the project
may have an adverse effect on natural scenic qualities.

Aesthetic, Cultural and Historic

b. Will (or could) this project obstruct scenic views from existing residential areas,
public lands, public water body, or roads?

‘County response: No Impact. This project will not obstruct scenic views from existing
residential areas, public lands, public water bodies or roads.

EIR required: Substantial evidence in the record in the form of neighbor comments on the
mitigated negative declaration stating that the Theme Park use obstructs scenic views from
their homes supports a fair argument that the project will have a significant adverse impact
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on scenic views from existing residential areas. Substantial evidence in the form of
comments by neighbors on the mitigated negative declaration that the project includes
rusting cars, rotting hay, large hay mazes, large metal statues, brightly colored plastic
bounce houses, a fire truck, broken down tractors and trucks that create a visual
environment that more closely resembles an amusement park than blending in with the
rural scenic qualities and other Cabrillo Highway adjacent properties used for farming
supports a fair argument that the project may have an adverse effect on natural scenic
qualities. _

Aesthetic, Cultural and Historic

d. Will (or could) this project directly or indirectly affect historical or archaeological
resources on or near the site?

County response: No Impact. This project will not directly or indirectly affect historical or
archaeological resources on our near the site.

EIR required: The mitigated negative declaration contains no substantial evidence in
support of its conclusion, such as a desktop survey of the potential cultural and historic
values of the Property. In addition, the fact that the Property is the site of one of the oldest
if not the first pumpkin farms in San Mateo County constitutes substantial evidence
supporting a fair argument that the Theme Park use may adversely affect a historic
resource by converting it to a Theme Park use.

Aesthetic, Cultural and Historic

e. Will (or could) this project visually intrude into an area having natural scenic

qualities?

County response: Not Significant. Although the proposed project is visible along Cabrillo
Highway, the visual aspects of the project seek to blend with the rural scenic qualities of
the site. The use of hay, corn and pumpkins grown on the site supports the goal of the
preservation and continued farming along the San Mateo County Coastside.

EIR required: Substantial evidence in the form of comments by neighbors on the mitigated
negative declaration that the project includes rusting cars, rotting hay, large hay mazes,
large metal statues, brightly colored plastic bounce houses, a fire truck, broken down
tractors and trucks that create a visual environment that more closely resembles an
amusement park than blending in with the rural scenic qualities and other Cabrillo
Highway adjacent properties used for farming supports a fair argument that the project
may have an adverse effect on natural scenic qualities.
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Memorandum

. . To: San Mateo County

From: Andrew C. Bell
Date: 22 June 2011

THE LAW OFFICE OF
ANDREWC.BELL Re: Co-owner Consent Requirement for Land Use Permits
(PLN 2010-027)

Issue

If two individuals each own an undivided one-half interest in a property as co-owners, does the
County of San Mateo have jurisdiction to consider the application of a lessee of the property for a
Planned Agricultural Permit (PAP) and Coastal Development Permit (CDP) when one of the
property owners authorized the PAP and CDP applications but the other owner actively opposes
them?

Conclusion

San Mateo County lacks jurisdiction to consider the PAP and CDP applications. One co-owner
cannot confer jurisdiction on another body to impose burdens on or prejudice the interests of his or
her co-owners in the property without their consent. California case law has applied this rule to
land use permits. An exception of implied consent applies to unopposed actions that wholly benefit
the entire property without imposing any burdens on it. Here, San Mateo County cannot consider
the PAP and CDP applications because they impose burdens on and prejudice the interests of a co-
owner who opposes the PAP and CDP applications.

Analysis

Neither a joint tenant nor a tenant in common can do any act to the prejudice of his co-owners in
their estate. Tompkins v. Superior Court of City & County of San Francisco (1963) 59 Cal. 2d 65, 69.
One co-owner cannot, by his or her act alone, and without special authority, encumber or charge
the entire estate or confer jurisdiction on any body or tribunal to impose burdens on the interests
of his or her co-owners. Los Angeles Lighting Co. v. City of Los Angeles (1895) 106 Cal. 156, 159-160;
King v. Oakmore Homes Assn. (1987) 195 Cal. App. 3d 779, 783. These principles apply to
discretionary land use approvals in addition to deeds of trust, mortgages, easements, equitable
servitudes, claim settlements, and third party contracts. Gordon v. City Council of City of Santa Ana
(1961) 188 Cal. App. 2d 680 (variance); King v. Oakmore Homes Assn. (1987) 195 Cal. App. 3d 779,
783 (referencing other interests listed above).

An exception of implied consent applies in instances where the act of a co-owner protects the entire
estate to the benefit of the other co-owners without imposing any burdens, such as by resisting an

The Law Office of Andrew C. Bell | P.0. Box 40580, San Francisco, California 94140-0580
p: +1.415.666.2296 | f: +1.415.666.2298 | andrew@andrewcbell.com | andrewcbell.com
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in light of the common law rule of co-owner consent cited above), one of whom opposes the use
(emphasis supplied).

Second, San Mateo County lacks jurisdiction because the PAP and CDP would burden and prejudice
the interests of the opposing co-owner in the property, as evidenced by the fact of the co-owner's
opposition and because the PAP and CDP would burden the entire property as functional
equivalents of a conditional use permit. Moreover, consent cannot be implied by operation of the
beneficial action exception because, unlike Gordon, a co-owner actively objects to the PAP and CDP
request. Even supposing for the sake of argument that, as in Gordon, a co-owner was not openly
opposing the proceedings, consent still could not be implied because (i) the PAP and CDP are the
functional equivalents of conditional use permits, which impose burdens as well as benefits on the
property; and (ii) the PAP and CDP are not a condition precedent to the fulfillment of another act to
which both co-owners have already agreed.



THE LAW OFFICE OF
ANDREW C.BELL

28 June 2011
BY EMAIL

San Mateo County Planning Commission
County Government Center

455 County Center, 2nd Flr.

Mail Drop PLN122

Redwood City, CA 94063.

Re: Opposition of Lillian Arata to Land Use Entitlements Requested for Arata PumpKkin
Farm (PLN 2010-00207).

Dear Commissioners:

As you are aware, my client, Lilian Arata, owns an undivided one-half interest in the
property located at 185 Verde Road in San Mateo County (APN: 066-310-080) ("Property").
As stated at length in a 7 June 2011 opposition letter and a 22 June 2011 memorandum to
the Planning Commission, Mrs. Arata opposes the request of Chris and Sunneva Gounalakis
("Applicant™) for the adoption of a mitigated negative declaration and approval of a coastal
development permit ("CDP") and planned agricultural permit ("PAP") for the operation of a
"pumpkin patch” theme park ("Theme Park") at the Property. This letter addresses several
new items of concern raised by the 29 June 2011 staff report addendum to the Planning
Commission.

The 29 June 2011 Staff Report Ignores Lillian Arata's Opposition Letter and
Memorandum.

Ms. Arata is perplexed that her many concerns, including those raised by experts in
comment letters, were not addressed or even acknowledged in the staff report addendum.

The Law Office of Andrew C. Bell | P.0. Box 40580, San Francisco, California 94140-0580
p: +1.415.666.2296 | f: +1.415.666.2298 | andrew@andrewcbell.com | andrewcbell.com
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pumpkins grown on them are designed to facilitate the Theme Park use, not the other way
around.

In short, even if the Planning Commission attempts to determine which use of the Property
predominates by comparing acreages instead of the relative intensity of uses, the Theme
Park use still predominates over agricultural use of the Property.

Adding a Produce Car to the Train Ride Will Not Make it an "Ancillary to Agriculture”
Use Allowed by PAP on Prime Agricultural Lands.

The 29 June staff report suggests that the Applicant's addition of a produce car to the train
ride use may make it an allowable "ancillary to agriculture” use on prime agricultural land
within the PAD. As stated in the 7 June opposition letter, an "ancillary to agriculture” use
on prime agricultural land must be a functioning, bona-fide agricultural use - such as
"agricultural grading equipment supplies, agricultural rental supplies, topsoil stockpiling
and other similar uses" - not an entertainment use veneered with an agricultural theme in
the hope of rendering the use consistent with the PAD, as appears to be the case here. San
Mateo Zoning Regulations Section 6351(E).

Additional Non-Compliance with Non-Prime Agricultural Land PAP Criteria, Local
Coastal Program Policies and Williamson Act.

Revised Condition of Approval 17 allows all non-prime agricultural lands occupied by the
Theme Park to be removed from agricultural production for the entire year, thereby
removing approximately two acres of non-prime agricultural lands occupied by the parking'
lot and fire lanes from agricultural production year round. In addition to the reasons
stated in the 7 June opposition letter, this development further deepens non-compliance
with PAP General Criterion Number 1, which requires that "The encroachment of all
development upon land which is suitable for agricultural use shall be minimized", as well
as with the general goal of the PAD to "...keep the maximum amount of prime agricultural
land and all other lands suitable for agriculture in agricultural production." San Mateo
County Zoning Regulations Sections 6351(A)(1), 6350. The same holds with regard to (i)
Policy 11.5 of the San Mateo County Local Coastal Program, which prohibits preferring
commercial recreational uses over agricultural uses, and (ii) Section 2 of the Williamson
Act contract covering the Property, which states that the Property "...shall not be used for
any purpose, other than the production of agricultural commodities for commercial
purposes.” (See, Exhibit C of 7 June 2011 opposition letter of Lillian Arata); and (ii) the
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of neighbors on the Draft Mitigated Negative Declaration. 14 Cal. Code of Reg. Section
15073.5(b). The public must be afforded a right to fully review the MND in its final form.

As a separate matter, the draft Mitigated Negative Declaration concludes without analysis
that the Theme Park use will not obstruct existing views from roads. However, Condition
of Approval Number 5 requires installation of vegetative screening of all aspects of the
Theme Park use, which will necessarily obstruct existing views from a Scenic Highway.
This constitutes substantial evidence in support of a fair argument that the Theme Park use
may result in a significant impact to existing views from a Scenic Highway.

Finally, the MND fails to analysis the Theme Park as a permanent, seasonal use. The MND
incorrectly concludes that proposed project uses are “temporary” and therefore pose
insignificant impacts to agricultural lands. This linguistic categorization flies against the
undisputed evidence that project activities will occur seasonally for at least 5 months on a
fixed, routine, and repetitive basis every year. Further, additional time will be needed each
year for project activities pre-seasonally to set up and prepare the Theme Park and post-
seasonally to disassemble the Theme Park. No specific analysis is provided regarding the
total time needed for Theme Park activities; nor is any analysis provided regarding how
this allegedly “temporary” project would impact agriculture through soil impaction,
impingement on the growing seasons of specific crops, or otherwise. See Pub. Res. Code
sections 21104(c), 21153(c) (public agencies must support conclusions with specific
documentation). A fair argument exists that taking agricultural lands out of use every year
for an unanalyzed amount of time that is at least 5 months will significantly affect the
agricultural value of those lands.

The Theme Park Requires Permanent Improvements.

Page 2 of the 29 June Staff Report states "No new permanent structures are proposed, nor
are permanent improvements to the property required for these activities”. This is an
incorrect statement. As observed by Lillian Arata and other members of her immediate
family, the proposed train ride has a gravel foundation; the parking lot has been laid with
gravel in the past and would exist year-round; the snack shack has a concrete foundation;
the children's play area presently consists of a permanent fence and wooden play
structure; the pony ride arena remains on-site year-round; and the hay bales for the hay
maze remain stacked on-site year-round, as evidenced by the aerial photographs contained
in Exhibit B of the 7 June opposition letter.
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prejudiced by authorizing a use she did not consent to. Her interest in the Property would
also be burdened by the exclusive effect of an authorized Theme Park use vis a vis other
potential uses and by the restrictions of the conditions of approval, which run with the
land. As stated in our 22 June 2011 memorandum to the Planning Commission, these facts
alone should decide the matter in favor of Mrs. Arata, as the County lacks jurisdiction to
process the PAP and CDP without her prior consent.

Color Maps Should Be Provided to the Public.

Critical to the staff report addendum is the “As-Conditioned” site plan found in Attachment
D. This plan is intended to delineate project modifications designed to address certain
concerns raised in the June 8, 2011 hearing regarding impacts on agricultural lands.
Despite its importance, the hardcopies mailed to interested parties and the Planning
Commission’s website version of this site plan are provided only in black-and-white.
Please recirculate the addendum and provide color copies for the public, as it is not
possible to fully and accurately read the black-and-white version of the As-Conditioned site
plan.

Very truly yours,

THE LAW OFFICE OF ANDREW C. BELL

%/m

By: Andrew C. Bell



COMMITTEE FOR
GREEN FOOTHILLS

June 29, 2011

Steve Dworetzky, Chairman and Members
San Mateo County Planning Commission
455 County Center, 2™ Floor

Redwood City, CA 94063

Re: Consideration of an After-the-Fact Planned Agricultural District Permit (PAD) and a
Coastal Development Permit (CDP) for temporary commercial entertainment facilities,
including a proposed hay maze/labyrinth/coliseum, jousting events, 2 haunted barn, a petting
zZoo, pony rides, train rides, and a children’s play area that includes a mini-maze, bounce
house, and the sale of prepared foods; requested season of use is from May through
November.

Dear Chairman Dworetzky and Members of the Commission,

Committee for Green Foothills (CGF) respectfully requests that you deny the After-the-Fact

Coastal Development Permit and PAD Permit for the proposed “agritainment” uses and facilities at
the Arata Pumpkin Farm. CGF also requests that you net approve any Interim Operating
Conditions. Furthermore, you should not certify the Mitigated Negative Declaration, since denial of
the project does not trigger a requirement for compliance with CEQA. :

Mr. Gounalakis has been constructing facilities and sponsoring uses and activities on this property
without benefit of required permits since 2005. His operations have caused numerous complaints
from neighbors and have necessitated much County time and expense in attempting to get him to
come into compliance with County building and zoning regulations as well as public health and
safety codes. By operating without permits, he has been able to do what he wants, when he wants,
and where he wants to operate. He should not be rewarded for this flaunting of County regulations.

Are the proposed uses accessory to agriculture? CGF believes that nearly all of the proposed
uses are not related to or accessory to agriculture. Pony rides and petting zoos composed of animals
customarily found on coastal farms have been found to be allowable as accessory uses in the PAD
for a limited season or within a limited area of a larger property along Highway 92. The
entertainment facilities proposed at this site, including the hay maze/labyrinth/coliseum, jousting
events, train rides, and bounce house and mini-maze, are NOT accessory to agriculture, particularly
since the proposed season of use (June 1 through November 30) would be much longer than the
“pumpkin season” and would commit 3 acres of the site to non-agricultural uses for six months of
the year, the prime growing and harvesting season. The crops cited in Condition 17 of the Staff
Report, particularly Brussels sprouts, cabbage, broccoli, cauliflower, and artichokes, cannot be
feasibly grown between January and June, due to the long period of time these crops require to
mature, and the difficulty of plowing and planting crops during January, the rainiest month of the
year.

COMMITTEE FOR 3921 E. Bayshore Road 650.968.7243 prone  info@GreenFoothills.org
GREEN FOOTHILLS Palo Alto, CA 94303 650.968.8431 rax www.GreenFoothills.org

¥
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Are the proposed “agri-tainment” uses comparable to other coastal venues? CGF believes that
this proposal and site is materially different from the Lemos Farm, Pastorino Farm, and Cozzolino
Farm in several important ways.

The Arata Farm site is only 8.37 acres. Of this acreage, approximately three acres is comprised of
sensitive habitat (creek, riparian area, and buffer). Of the remaining five acres, two acres are
proposed to be devoted to agri-tainment uses for six months of the year. This leaves just three acres
for year round agriculture, which is too small an area for too short a period of time to maintain a
viable commercial agricultural operation. The agri-tainment uses thus would become the
predominant land uses, and replace rather than support the agricultural uses.

In comparison, the Pastorino Farm (nine acres) on Highway 92 is devoted primarily to raising and
selling of locally grown flowers, including orchids, sunflowers, statice, bells of Ireland, and Queen
Anne’s lace. During the Halloween/pumpkin season (September 15 to October 31) the property is
also used for a petting zoo of farm animals, pony rides, a haunted house, a wagon train, hay rides
and food booths. The six weeks of seasonal entertainment activities are subordinate to the year-
round agricultural use of the Pastorino/Ahlbach property.

The Lemos Farm (100 acres) on Highway 92 is comprised of the valley of Corinda Los Trancos
Creek, with moderate slopes above. The flatter terrace prime soils are used to grow a variety of
crops. Farm-themed year-round activities are confined to approximately one-quarter of an acre next
to Highway 92. These activities include pony rides, petting zoo of farm animals, and wagon train
ride, plus children’s play slide and air jumpers. Sales include locally grown produce, pumpkins,
and Christmas trees. The amount of land committed to year-round non-agricultural uses is less than
one percent of the total, and thus these uses are subordinate to the year round agricultural use of the
rest of the L.emos property.

The Cozzolino Farm (19 acres) is adjacent to Highway 92 and is bisected by Pilarcitos Creek. The
farm is used for growing a variety of crops, including Christmas trees and pumpkins. During the
Halloween/pumpkin season (October 1-31), less than one acre out of the farm’s 19 acres is used for
a petting zoo, pony rides, children’s air balloon slide and sales of prepared food. The seasonal
entertainment activities for one month are subordinate to the year-round agricultural use of the
Cozzolino property.

In 2003, the County Planning Commission (and upon appeal, the Board of Supervisors), denied the
portion of a Coastal Development Permit (PLN 2002-00712) that would have allowed the use of
exotic animals, including zebras and elephants, at the Cozzolino property on Highway 92, finding
that these carnival-like uses were inconsistent with the Planned Agricultural District zoning
regulations. The Planning Commission and Board of Supervisors did approve the use of the petting
z00, pony rides and other farm-related entertainment activities from October 1 through October 31.
Denial of the hay maze, labyrinth, coliseum, jousting events, and train rides at the Arata property
would be consistent with the County’s decision on the Cozzolino property.

The Agricultural Advisoi'y Committee found that the proposed uses were not consistent with
the Planned Agricultural District. The Agricultural Advisory Committee spent two meetings
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discussing the After-the-Fact PAD and Coastal Development Permits, and concluded that the
proposed entertainment uses were not in conformance with the allowable uses in the Planned
Agricultural District, and further found that the entertainment uses had overwhelmed the
agricultural uses of the property.

CGF concurs with the Agricultural Advisory Committee. For the reasons cited in our previous
letter, as well as this supplemental letter, CGF requests that your Commission deny the permits for
this project, and not certify the Mitigated Negative Declaration.

Sincerely,

lein T2z

Lennie Roberts, Legislative Advocate
Committee for Green Foothills






Application for Appeal
County Government Center = 455 County Center, 2nd Floor

[:I To the Planning Commission Redwood City = CA= 94063 « Mail Drop PLN 122

. Phone: 650 » 363 « 4161 Fax: 650 = 363 = 4849
[] To the Board of Supervisors

Name: C_lﬂ\r\b %SU\‘\V\Q\/\Q G_]OU\/\QLOQQAUC&SS: \ g5 \/&«RD & R .

GARY ARATA HALFE MooN  BAY oA .
Phone, \X@fo)~7z,g~-s (< H@n{@ 726 -7SH4RB | Zip: Q4014

Permit Numbers involved:

?(/N :;LO/‘ D o %2/07 | have read and understood the attached information

regarding appeal process and alternatives.

yes Q no
| hereby appeal the decision of the:

Q Staff or Community Development Director
. ) Appellant’s Signature:
[ Zoning Hearing Officer PP 9

{Q Design Review Committee m ?%77 -
lanning Commission . / Ju /v -4~ 20¢]

made on ju“*a 2;:‘ 20 “ , to approve/deny
the abovedisted permit applications.

Planning staff will prepare a report based on your appeal. In order to facilitate this, your precise objections are needed. For
example: Do you wish the decision reversed? If so, why? Do you object to certain conditions of approval? If so, then which
conditions and why?

DO To HARVEST GARY ARATA EAN AVOT PARTICIPATE U AuGUST
AUD HE 1S A VITAL PART TO ©OUR APCAL.
a. Allow Parking Along One Side of Verde Road at the intersection of Purisma Creek Road, where
road width is over 26-feet in width (Number of Spaces to be shown on a map prepared by

Sigma Prime '
OuUR -&T(‘E?/Uéx/ g@ziéo ¥ AATOUE PO TO PERSOwAC F ommmmpa s SS0EDN "’4";) MOJZZ[VZ
Conrri JE, TS WENR ATERALY #7158 AICEAA ) NECD S TmE TO cATEH UP  EAY £
b. AIIow sword fighters to perform in coliseum do cvwt et I Raoue MR, AnTow o,

c.  Allow Venue to Close later on Friday (10pm), but earlier on Saturdays (10pm) and Sundays
(7pm} in October

d.  Allow Applicant to Retain 22 Parking Spaces on Prime Soils
e.  Allow Applicant to Keep Train on Prime Soils

-f. Proposed Changes to “As-Conditioned” Site Plan to Add Additional On-site Parking Spaces
(Number of Spaces to be shown on a map prepared by Sigma Prime)

20_apps\appeal. rev |1/03/09 yc



LAW OFFICES OF MICHAEL D. McCRACKEN, ESQ.

a PROFESSIONAL CORPORATION
870 MITTEN ROAD
BURLINGAME, CALIFORNIA 94010-1304
TEL: (650) 697-4890
FAX: (650) 697-4895

August 4, 2011

Tiare Pena and Camille Leung, Project Planners
San Mateo County Planning and Building Department

Re: PLN2011-00207:
Grounds of Appeal re Applicant’'s Appeal of June 29, 2011 Planning
Commission Decision

Dear Tiare and Camille:

This supplements the July 14, 2011appeal by the Applicant of the Planning
Commission’s June 29, 2011decision. Per my understanding at that time, | was to
provide you more details of the appeal, centered around the governing statutes and
ordinances.

The legal basis of the Applicant’s appeal concerns the conditions imposed by
the Commission as part of its 3-1 decision.

The Commission’s decision constitutes a prejudicial abuse of the discretion
vested in it by law. It is not supported by legally adequate findings [California Code of
Civil Procedure 1094.5(b)]. Such findings as do exist are not supported by substantial
evidence in light of the whole record [CCP 1094.5(c)]. ' ,

Thank you for the opportunity to present our legal argument.

Mike McCracken
Attorney for Applicant/Appellant

cc: Chris Gounalakis
Sunniva Gounalakis
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This document includes pages 6 and 7 which were inadvertently omitted in the
Answers to Questions portion of this document as well as corrections to dates of
operation on page 2 of the Notice of Intent document.

COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT

NOTICE OF INTENT TO ADOPT
NEGATIVE DECLARATION

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public
Resources Code 21,000, et seq.), that the following project: Planned Agricultural Permit and
Coastal Development Permit, when adopted and implemented, will not have a significant impact
on the environment.

FILE NO.: PLN 2010-00207

OWNER: Gary Arata/Lillian Arata

APPLICANT: Chris and Sunneva Gounalakis
ASSESSOR’S PARCEL NO.: 066-310-080

PROJECT LOCATION: 185 Verde Road, Half Moon Bay

PROJECT DESCRIPTION: Consideration of a Planned Agricultural Permit and a Coastal
Development Permit to allow the incorporation of project activities at the Arata Farm site.
Such activities include a hay maze, pony rides, train rides, hay rides, haunted barn, pumpkin
sales and private parties.

These activities have been in existence for approximately ten (10) years without the benefit of
permits, which the applicant is proposing to remedy by this application. The site is developed
with a 1,500 sq. ft. single-family residence, three (3) barns measuring 1,800, 500 and 300 sq. ft.,
respectively, and a 900 sq. ft. store which sells packaged snacks, agricultural sales and local
miscellaneous crafts. A Confined Animal Exemption for the keeping of four (4) ponies has
previously been applied for and approved on the subject property.

The following table describes the applicant’s requested months and time periods of operation,
Staff has presented an alternative recommendation in order to lessen any negative impacts on the
surrounding neighborhood.



Elements/Structures
of theFacility

1 Prop ed L

Hours of Operation

May - November
Daily: 8:30 am. —11:00 p.m.

July — November (excepting October)

Monday-Friday 9:00 a.m. - 6:00 p.m.
Saturday: 9:00 a.m. —9:00 p.m.
Sunday: 9:00 a.m. - 8:00 p.m.

October

Monday — Friday: 9:00 a.m. - 7:00 p.m.
Saturday: 9:00 a.m. —11:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

Ponies/Rides

May - November

July — November

Maze/Labyrinth/Coliseum

May - November

July —- November

Train Ride

May - November

July — November

Petting Zoo

May - November

July - November

Air Jumpers

May - November

July — November

Private Party Rentals

May - November

July — November

School Field Trips

May - November

July — November

Pumpkin Picking

September — November

September - November

Haunted Barn September - November September — November

Movie Nights October (Friday and Saturday) | October (Saturday)

Sunset - 11:30 p.m. Sunset — 11:00p.m.

The project parcel which is located on the east side of Cabrillo Highway is developed with

a 1,500 sq. fi. single-family residence, three barns measuring 1,800, 500 and 300 sq. ft.,
respectively, and a 900 sq. ft. store building which is being used for pumpkin sales. The parcel
has been a Williamson Act contract County File Number AP67-39, since 1968. The areas for
project activities are located throughout the entire parcel with some of those activities occurring
on prime soils.

The area for growing of pumpkins and corn is located toward the western portion of the parcel
that is designated as prime soil. Parking for 144 vehicles is located toward the southern portion
of the parcel. Lobitos creek runs along the northeast perimeter of the parcel and intersects

with School House Creek intersects at the northwest portion of the property. Neither creek

is impacted by the activities contained on the subject parcel. '

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

The Current Planning Section has reviewed the initial study for the project and, based upon
substantial evidence in the record, finds that:

1. The project will not adversely affect water or air quality or increase noise levels
substantially.

2. The project will not have adverse impacts on the flora or fauna of the area.



3. The project will not degrade the aesthetic quality of the area.
4.  The project will not have adverse impacts on traffic or land use.
5.  In addition, the project will not:
a.  Create impacts which have the potential to degrade the quality of the environment.

b.  Create impacts which achieve short-term to the disadvantage of long-term
environmental goals.

c.  Create impacts for a project which are individually limited, but cumulatively
considerable.

d.  Create environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly.

The County of San Mateo has, therefore, determined that the environmental impact of the project
is insignificant.

MITIGATION MEASURES included in the project to avoid potentially significant effects:

Mitigation Measure 1: The applicant shall not be allowed to utilize more than 3 acres of the
total area of land to activities not producing agriculture. At such time that the farm related uses
cease, any structures (other than the barns and single-family dwelling) shall be removed and the
land made available for agricultural purposes.

Mitigation Measure 2: During the weekends of the Halloween/Pumpkin Festival Season
(September 15 to October 31), the applicant shall employ at least three (3) parking attendants to
assist in the facilitation of pedestrian and vehicular movement from Cabrillo Highway and within
the designated parking area on the site. During the Halloween/Pumpkin Festival season, the
applicant shall install no more than four directional signs within the property for the purposes of
directing traffic. Such signs may be double-sided and each sign shall not exceed twenty (20) sq.
ft. in area.

Mitigation Measure 3: The applicant shall maintain the 144 parking spaces within the property.
All spaces shall be clearly marked with chalk prior to September 1; the applicant shall submit to
the Planning Department for review and approval a parking management plan that includes
placement of attendants and vehicular movement within the site. At no time shall vehicles be
allowed to park along Cabrillo Highway or along Verde Road.

During the weekends of the Halloween/Pumpkin Festival Season (September 15 to October 31),
the applicant shall employ at least three (3) parking attendants to assist in facilitation of pedes-
trian and vehicular movement from Cabrillo Highway and within the property site.

During the Halloween/Pumpkin festival season (September 15 to October 31), the applicant no
more than four signs within the property for the purposes of directing traffic only. Signs may be

double-sided and each sign shall not exceed 20 sq. ft. in area.

o
J



Mitigation Measure 4: During the weekends of the Halloween/Pumpkin Festival Season
(September 15 to October 31), the applicant shall employ at least three (3) parking attendants
to assist in the facilitation of vehicular movement from and to Cabrillo Highway, and within the
site.

Mitigation Measure 5: The applicant shall be responsible for ensuring that all visitors have left
the premises within 30 minutes of the site activities closing time.

Mitigation Measure 6: The months, days and hours of operation are as follows: July 1 to
November 30 (excepting October), Monday — Friday, 9:00 a.m. — 6:00 p.m., Saturday 9:00 a.m.
—9:00 p.m., and Sunday 9:00 a.m. — 8:00 p.m.

During the month of October, Monday - Friday 9:00 a.m. — 7:00 p.m., Saturday 9:00 a.m. —
11:00 p.m. and Sunday 9:00 a.m. — 8:00 p.m.

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to October 31)
the applicant is permitted to temporarily install up to four (4) directional traffic signs, maximum
2 ft. x 3 ft. each visible from Cabrillo Highway. Such signs shall be installed on-site and not in
the public right-of-way. No signage shall be allowed on or along Cabrillo Highway.

RESPONSIBLE AGENCY CONSULTATION

None.

INITIAL STUDY

The San Mateo County Current Planning Section has reviewed the Environmental Evaluation of
this project and has found that the probable environmental impacts are insignificant. A copy of
the initial study is attached.

REVIEW PERIOD: April 20,2011 to May 2, 2011

All comments regarding the correctness, completeness, or adequacy of this Negative Declaration
must be received by the County Planning and Building Department, 455 County Center, Second
Floor, Redwood City, no later than 5:00 p.m., May 2, 2011.

CONTACT PERSON

Tiare Pefia, Project Planner
Telephone 650/363-1850

/

{ . ’b’kﬁfi/

Tlare"Pené, Project Planner

TP:cdn - TGPV0285_WCH.DOC
FRMO00013(click).doc
(1/11/07)



COUNTY OF SAN MATEO
Planning and Building Department

Initial Study Pursuant to CEQA
Project Narrative and Answers to Questions for the Negative Declaration
File Number: PLN 2010-00207
Arata Pumpkin Farm/Seasonal Recreational Activities

PROJECT DESCRIPTION

Consideration of a Planned Agricultural Permit and a Coastal Development Permit to allow the
incorporation of seasonal and recreational activities into the normal pumpkin selling activities
to occur at the Arata Farm site from July 1 through November 30. Such activities include a
hay maze, pony rides, train rides, hay rides, haunted barn, pumpkin sales and private parties.

These activities have been in existence for approximately ten (10) years without the benefit of
permits, which the applicant is proposing to remedy by this application. The site is developed
with a 1,500 sq. ft. single-family residence, three (3) barns measuring 1,800, 500 and 300 sq. ft.,
respectively, and a 900 sq. ft. store which sells packaged snacks, agricultural sales and local
miscellaneous crafts. A Confined Animal Exemption for the keeping of four (4) ponies has
previously been applied for and approved on the subject property.

ANSWERS TO QUESTIONS

1. LAND SUITABILITY AND GEOLOGY

a. Wil (or could) this project involve a unique landform or biological area, such as
beaches, sand dunes, marshes, tidelands or San Francisco Bay?

No Impact. The project site is located on the east side of Cabrillo Highway and does
not involve a unique landform or biological area.

b. Wil (or could) this project involve construction on slopes of 15% or greater?

No Impact. The project area is relatively flat and no permanent construction is
proposed.

¢.  Will (or could) this project be located in an area of soil instability (subsidence,
landslide or severe erosion)?

No Impact. There are no known soil instability issues on this subject parcel.

d.  Will (or could) this project be located on, or adjacent to, a known earthquake
fault?



ANSWERS TO QUESTIO.
County File No. PLN 2010-00207
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Yes, Not Significant. The San Andreas Fault is located approximately 13 miles
northeast of the subject site. The proposed hay maze/coliseum will be constructed
in compliance with current building codes and standards, therefore, no mitigation is
necessary in the event of an earthquake.

Will (or could) this project involve Class I or Class II Agriculture Soils and
Class I1I Soils rated good or very good for artichokes or Brussels sprouts?

Yes, Significant. The eight (8) acre parcel is designated as prime soils on the San
Mateo Area Prime Soils Map specifically “Loamy Soil.” This soil consists of sand,
silt and clay to some extent. The proposed uses upon this soil are temporary by nature
and no additional permanent structures are proposed.

Will or could this project cause erosion or siltation?

No Impact. Breakdown is a natural occurring outcome of hay as it ages, the applicant
spreads the spent hay throughout the site after each pumpkin season, therefore, the
project is not expected to cause an unusually significant amount of erosion or
siltation.

Will (or could) this project result in damage to soil capability or loss of
agricultural land?

Yes, Not Significant. The proposed uses are temporary and do not require
conversion of prime soils; therefore, no loss of agricultural lands is expected.

Will or could this project be located within a flood hazard area?

No Impact. The project site is located within Flood Zone C (area of minimal
flooding) as defined by the Federal Emergency Map Act (FEMA) map number
060311 0225 C.

Will (or could) this project be located in an area where a high water table may
adversely affect land use?

No Impact. There is no indication of the presence of a high water table occurring in
this area.

Will (or could) this project affect a natural drabinage cannel or streambed, or
watercourse?
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No Impact. The proposed uses are located at least 100 feet away from both Lobitos
Creek and School House Creek which run along the northeast and northwest peri-
meters of the parcel; therefore, no impact is identified.

2. VEGETATION AND WILDLIFE

a.  Will (or could) this project affect federal or state listed rare or endangered
species of plant life in the project area?

No Impact. The project site is not located within or adjacent to a sensitive plant
habitat, as determined by review of the California Natural Diversity Database
(CNDDB).

b.  Will (or could) this project involve cutting of heritage or significant trees as
defined in the County Heritage Tree and Significant Tree Ordinance?

No Impact. No tree removal is proposed or required as part of this project.

c¢.  Will (or could) this project be adjacent to or include a habitat food source,
water source, nesting place or breeding place for a federal or state listed rare
or endangered wildlife species?
No Impact. The project site is not located within or adjacent to a sensitive plant
habitat, as determined by review of the California Natural Diversity Database
(CNDDB).

d. Wil (or could) this project affect fish, wildlife, reptiles, or plant life?

No Impact. The project will not have a significant effect on fish, wildlife, reptiles,
or plant life.

e.  Will (or could) this project be located inside or within 200 feet of a marine or
wildlife reserve?

No Impact. The proposed project is not located within 200 feet of a marine or
wildlife preserve.

f.  Will (or could) this project infringe on any sensitive habitats?

No Impact. There are no identified sensitive habitats within the project site.
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3.

4.

Will (or could) this project involve clearing land that is 5,000 sq. ft. or greater
(1,000 sq. ft. within a County Scenic Corridor), that has slopes greater than 20%
or that is in a sensitive habitat or buffer zone?

No Impact. No grading is proposed or required for the proposed project.

PHYSICAL RESOURCES

a.

Will (or could) this project result in the removal of a natural resource for com-
mercial purposes (including rock, sand, gravel, oil, trees, minerals or topsoil)?

No Impact. No removal of natural resources are proposed or required.
Will (or could) this project involve grading in excess of 150 cubic yards?
No Impact. This project does not involve grading.

Will (or could) this project involve lands currently protected under the
Williamson Act (agricultural preserve) or an Open Space Easement?

Not Significant. The project site is under a Williamson Act (AP 67-39). The site
is an active farm producing pumpkins and corn.

Will (or could) this project affect any existing or potential agricultural uses?

Yes, Significant Unless Mitigated. The property measures 8.37 acres, of which 2.2
acres has been designated for uses associated with project activities. However, the
following mitigation measure is proposed to address the agricultural uses on the
project site.

Mitigation Measure 1: The applicant shall not be allowed to utilize more than 3
acres of the total area of land to activities not producing agriculture. At such time
that the commercial recreational uses cease, any structures (other than the barns and
single-family dwelling) shall be removed and the land made available for agricultural
purposes.

AIR QUALITY, WATER QUALITY, SONIC

a.

Will (or could) this project generate pollutants (hydrocarbon, thermal odor, dust
or smoke particulates, radiation, etc.) that will violate existing standards of air
quality on-site or in the surrounding area?

No Impact. No pollutants will be generated by the farm related uses on the site.
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Will (or could) this project involve the burning of any material, including brush,
trees and construction materials?

No Impact. The project does not involve the burning of any material.

Will or could this project be expected to result in the generation of noise levels
in excess of those currently existing in the area, after construction?

Not Significant. During the pumpkin season, visitors to the site will generate
some noise, however, such noise shall not exceed the levels determined appropriate
according to the County Noise Ordinance standard.

Will (or could) this project involve the application, use or disposal of potentially
hazardous materials, including pesticides, herbicides, other toxic substances, or
radioactive material?

No Impact. The project does not involve the application, use or disposal of
potentially hazardous materials.

Will (or could) this project be subject to noise levels in excess of levels deter-
mined appropriate according to the County Noise Ordinance or other standard?

No Impact. There are no adjacent or nearby noise sources in excess of levels
determined appropriate according to the County Noise Ordinance that would affect
the project site and activities

- Will (or could) this project generate noise levels determined appropriate

according to the County Noise Ordinance standard?

Yes, Not Significant. The project activities would produce noise levels that would
exceed the limits of the County Noise Ordinance standard. Implementation of
Mitigation Measures 5 and 6 will limit site noise levels to the site and will ensure
that they will not create a significant impact beyond the operating hours of the daily
project activities.

Will (or could) this project generate polluted or increased surface water runoff
or affect groundwater resources?

No Impact. There is no anticipated polluted or increased surface water runoff.
Will (or could) this project require installation of a septic tank/leachfield sewage

disposal system or require hookup to an existing collection system which is at or
over capacity?



ANSWERS TO QUESTIC .
County File No. PLN 2010-00207
Page 6

No Impact. The installation of a septic tank/leachfield or hookup to an existing
collection system is not required. The applicant provides portable facilities for use
by visitors to the farm.

5. TRANSPORTATION

a.  Will (or could) this project affect access to commercial establishments, schools,
parks, etc.?

No Impact. The project will not affect access to commercial establishments, schools,
parks or other amenities or services.

b.  Will (or could) this project cause noticeable increase in pedestrian traffic or a
change in pedestrian patterns?

No Impact. All pedestrian traffic will be contained on the farm; no increase in
pedestrian traffic will be on any adjacent property.

c.  Will (or could) this project result in noticeable changes in vehicular traffic
patterns or volumes (including bicycles)?

Yes, Significant Unless Mitigated. During the pumpkin season it is anticipated
that the volume of traffic will increase at the entrance and exit of the farm and
along Cabrillo Highway, therefore, the following mitigation is proposed to address
vehicular traffic.

Mitigation Measure 2: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of pedestrian and vehicular movement
from Cabrillo Highway and within the designated parking area on the site. During
the Halloween/Pumpkin Festival season, the applicant shall install no more than
four directional signs within the property for the purposes of directing traffic. Such
signs may be double-sided and each sign shall not exceed twenty (20) sq. ft. in area.
Signage shall be removed within thirty (30) days of the end of the seasonal activities.

d. Will (or 'could) this project involve the use of off-road vehicles of any kind (such
as trail bikes)?

No Impact. The project will not involve the use of off-road vehicles of any kind.

e.  Will (or could) this project result in or increase traffic hazards?
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Yes, Significant Unless Mitigated. During the weekends of the Halloween/Pumpkin
Festival season (September 15 to October 31), it is anticipated that traffic will
increase, therefore, to mitigate any possible traffic hazards the following mitigation
measure is proposed:

Mitigation Measure 3: The applicant shall maintain the 144 parking spaces within
the property. All spaces shall be clearly marked with chalk prior to September 1; the
applicant shall submit to the Planning Department for review and approval a parking
management plan that includes placement of attendants and vehicular movement
within the site. At no time shall vehicles be allowed to park along Cabrillo Highway
or along Verde Road.

During the weekends of the Halloween/Pumpkin Festival Season (September 15 to
October 31), the applicant shall employ at least three (3) parking attendants to assist
in facilitation of pedestrian and vehicular movement from Cabrillo Highway and
within the property site.

During the Halloween/Pumpkin festival season (September 15 to October 31), the

applicant no more than four signs within the property for the purposes of directing

traffic only. Signs may be double-sided and each sign shall not exceed 20 sq. ft. in
area.

Will (or could) this project provide for alternative transportation amenities such
as bike racks?

No Impact. The applicant is not proposing to provide for alternative transportation
amenities at the site.

Will (or could) this project generate traffic which will adversely affect the traffic
carrying capacity of any roadway?

Yes, Significant Unless Mitigated. During the weekends of the Halloween/Pumpkin
Festival Season (September 15 to October 31), it is anticipated that traffic will
increase and affect carrying capacity along Cabrillo Highway, therefore, to mitigate
any possible traffic hazards the following mitigation measure is proposed:

Mitigation Measure 4: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of vehicular movement from and to
Cabrillo Highway, and within the site.
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6. LAND USE AND GENERAL PLAN

Will (or could) this project result in the congregating of more than S0 people on
a regular basis?

Yes, Significant Unless Mitigated. The number of visitors congregating at the farm
will vary with the ebb and flow of the nature of the farm related activities on the site;
it could exceed 50 people at any given time. The following mitigation measures are
proposed to address any significant impacts to the surrounding area.

Mitigation Measure 5: The applicant shall be responsible for ensuring that all
visitors have left the premises within 30 minutes of the site activities closing time.

Mitigation Measure 6: The months, days and hours of operation are as follows:
July 1 to November 30 (excepting October), Monday — Friday 9:00 a.m. — 6:00 p.m.,
Saturday 9:00 a.m. — 9:00 p.m., and Sunday 9:00 a.m. — 8:00 p.m. During the month
of October, Monday — Friday 9:00 a.m. — 7:00 p.m., Saturday 9:00 a.m. — 11:00 p.m.
and Sunday 9:00 a.m. - 8:00 p.m.

Will (or could) this project result in the introduction of activities not currently
found within the community?

No Impact. While unincorporated Half Moon Bay is home to many farms that
incorporate farm entertainment activities during the Halloween/Pumpkin Festival
season, most of those farms are located along San Mateo Road. Further, the applicant
has been providing these activities on the site for approximately ten (10) years.

Will (or could) this project employ equipment that could interfere with existing
communication and/or defense systems?

No Impact. This project will not employ equipment that could interfere with existing
communication and/or defense systems.

Will (or could) this project result in any changes in land use, either on or off the
project site?

No Impact. This project will result in any changes in the current use of the land.

Will (or could) this project serve to encourage off-site development of presently
undeveloped areas or increase development intensity of already developed areas
(examples include the introduction of new or expanded public utilities, new
industry, commercial facilities or recreation activities)?
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No Impact. This project will not encourage off-site development.

Will (or could) this project adversely affect the capacity of any public facilities
(streets, highways, freeways, public transit, schools, parks, police, fire,
hospitals), public utilities (electrical, water and gas supply lines, sewage and
storm drain discharge lines, sanitary landfills) or public works serving the site?

Not Significant. This project will not adversely affect the capacity of any public
facilities. Cal-Fire, Environmental Health and the County Sheriff’s Office, which
are familiar with the activities on the site, conduct field inspections to confirm that
the site meets with all requirements.

Will (or could) this project generate any demands that will cause a public facility
or utility to reach or exceed its capacity?

Not Significant. This project will not generate such demands. See discussion in
previous question (6.1).

Will (or could) this project be adjacent to or within 500 feet of an existing or
planned public facility?

No Impact. The project site is not adjacent to or within 500 feet of an existing or
planned public facility.

Will (or could) this project create significant amounts of solid waste or litter?
No Impact. Any solid waste associated with the project will be contained in a
portable facility and removed from the site. Both the County Sheriff’s Office and
Environmental Health, which are familiar with the activities on the site, conduct field

inspections to confirm that the site meets with all requirements.

Will (or could) this project substantially increase fossil fuel consumption
(electricity, oil, natural gas, coal, etc.)?

No Impact. This project will not substantially increase fossil fuel consumption.

Will (or could) this project require an amendment to or exception from adopted
general plans, specific plans, or community policies or goals?

No Impact. This project does not require any amendments or exceptions.

Will (or could) this project involve a change in zoning?
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No Impact. This project does not involve a change in zoning.

Will (or could) this project require the relocation of people or business?
No Impact. This project will not require the relocation of people or businesses.
Will (or could) this project reduce the supply of low-income housing?

No Impact. This project will not reduce the supply of low-income housing.

Will (or could) this project result in possible interference with an emergency
response plan or emergency evacuation plan?

No Impact. This project will not result in the interference with an emergency *
response or evacuation plan.

Will (or could) this project result in creation of or exposure to a potential health
hazard?

No Impact. This project will not result in the creation of or exposure to a potential
health hazard.

7.  AESTHETIC, CULTURAL AND HISTORIC

Will (or could) this project be adjacent to a designated Scenic Highway or within
a State or County Scenic Corridor?

Yes, Significant Unless Mitigated. The project is located on the eastside of Cabrillo
Highway a designated Scenic Highway. Signage is not permitted along a Scenic
Highway, therefore, staff proposes the following mitigation measure:

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to
October 31) the applicant is permitted to temporarily install up to four (4) directional

‘traffic signs, maximum 2 ft. x 3 ft. each visible from Cabrillo Highway. Such signs

shall be installed on-site and not in the public right-of-way. No signage shall be
allowed on or along Cabrillo Highway.

Will (or could) this project obstruct scenic views from existing residential areas,
public lands, public water body, or roads?

No Impact. This project will not obstruct scenic views from existing residential
areas, public lands, public water bodies or roads.



ANSWERS TO QUESTIO:~vS
County File No. PLN 2010-00207
Page 11

c.  Will (or could) this project involve the construction of buildings or structures in
excess of three stories or 36 feet in height?

No Impact. This project will not involve the construction of buildings or structures
in excess of three stories or 36 feet in height.

d.  Will (or could) this project directly or indirectly affect historical or archaeo-
logical resources on or near the site?

No Impact. This project will not directly or indirectly affect historical or archaeo-
logical resources on our near the site.

e. Wil (or could) this project visually intrude into an area having natural scenic
qualities?

Not Significant. Although the proposed project is visibie along Cabrillo Highway,
the visual aspects of the project seek to blend with the rural scenic qualities of the
site. The use of hay, corn and pumpkins grown on the site supports the goal of the
preservation and continued farming along the San Mateo County Coastside.

ATTACHMENTS

A. Initial Study Environmental Evaluation Checklist, March 30, 2011
B. Site Plan

C. Prime Soils Map

D. Distance to Creeks Map

TP:cdn — TGPV0283_WCH.DOC
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ITEM #8 ARATA PUMPKIN
FARM

COUNTY OF SAN MATEO PLN2010-00207
PLANNING AND BUILDING DEPARTMENT

DATE: June 8, 2011

o pamingCommision - PROJECT FILE

FROM: Planning Staff

SUBJECT: EXECUTIVE SUMMARY: Consideration of an After-the-Fact Planned Agri-
cultural District Permit and a Coastal Development Permit, and certification of a
Mitigated Negative Declaration, pursuant to the California Environmental Quality
Act, to allow seasonal agriculture and non-agriculture-related commercial recrea-
tional activities to occur at the Arata Pumpkin Farm located at 185 Verde Road in
the unincorporated Half Moon Bay area of San Mateo County. This project is
appealable to the California Coastal Commission.

PROPOSAL

The proposed project would legalize and allow the incorporation of a variety of seasonal agricul-
ture and non-agriculture-related commercial recreational activities, referred to as “agritainment”
activities in this report, into the normal pumpkin selling activities at the Arata Farm.
Approximately 0.94 acres of the property would be designated for the proposed agritainment
activities for the period between May 1 through November 30 each year. Specifically, the
applicant proposes the following seasonal activities: a hay maze/labyrinth/coliseum, jousting
events, a haunted barn, a petting zoo, pony rides, train rides, and a children’s play area, which
includes a mini-maze, bounce house, and the sale of prepared foods. No new permanent struc-
tures are proposed, nor are permanent improvements to the property required for these activities.
The western edge of the property runs along the Cabrillo Highway, a portion that is designated
a State scenic corridor.

RECOMMENDATION

Planning staff recommends that the Planning Commission certify the Mitigated Negative
Declaration and approve the After-the-Fact Planned Agricultural District Permit and Coastal
Development Permit, County File Number PLN 2010-00207, by making the required findings
and adopting the conditions of approval in the staff report. As of the time of the writing of
this staff report, the applicant has not agreed to mitigation measures of the Mitigated Negative
Declaration intended to minimize parking impacts along Cabrillo Highway and Verde Road
and limit the hours of operation to minimize project impacts to the surrounding community.

SUMMARY

Since 1932, the Arata Pumpkin Farm has operated as a working pumpkin farm. In 1999,
Mr. Gounalakis (project applicant) leased the property from the Arata family and continued



the pumpkin farm operation. In 2005, in an effort to attract customers and sell agricultural
products, the applicant initiated the commercial recreational use, including many of the
proposed uses, at the property during the months of May through October,

In 2009, a complaint was filed by Joann Arata, daughter of Lillian Arata, regarding the expan-
sion of the activities and safety concerns associated with late night activities. The applicant was
contacted by the County Planning and Building Department, Cal-Fire, Environmental Health, the
District Attorney’s Office and the Sheriff’s Office and directed to cease all unpermitted activities
on the property until the required permits were secured. On September 1, 2010, Planning staff
issued “Interim Operating Conditions” for the 2010 season in anticipation that the proposal
would be presented to the Planning Commission for a decision on said permits.

The proposal is subject to criteria set forth in the County General Plan, the Local Coastal
Program (LCP) and the County Zoning Regulations. The proposed activities have been reviewed
against General Plan policies pertaining to Land Use Objectives on Rural Lands, LCP policies
pertaining to Agriculture, Sensitive Habitats and Visual Resources, and Planned Agricultural
District (PAD) regulations specific to uses permitted on prime soils and lands suitable for agri-
culture subject to the issuance of a PAD Permit and the conversion of prime soils. Staff has
determined that the project, as proposed and conditioned, would be considered ancillary to
agriculture in areas of prime soils and considered commercial recreation on lands suitable for
agriculture.

Staff circulated a Mitigated Negative Declaration and has received numerous comments
regarding the proposed commercial recreational activities. Concerns expressed by the public
pertain to the project’s conformance with permitted uses within the PAD and project compati-
bility with the Williamson Act contract for the property.
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TO.:
FROM:

SUBJECT:

PROPOSAL

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: June 8, 2011

Planning Commission
Planning Staff

Consideration of an After-the-Fact Planned Agricultural District and Coastal
Development Permit, pursuant to Sections 6353 and 6328.4, respectively, of
the San Mateo County Zoning Regulations, and certification of a Mitigated
Negative Declaration pursuant to the California Environmental Quality Act, to
allow seasonal agriculture and non-agriculture-related commercial recreational
activities at the Arata Pumpkin Farm located at 185 Verde Road in the unincor-
porated Half Moon Bay area of San Mateo County. This project is appealable
to the California Coastal Commission.

County File No. PLN 2010-00207 (Gounalakis)

The requested permits would legalize and allow the incorporation of a variety of seasonal
agriculture and non-agriculture-related commercial recreational activities, referred to as
“agritainment” activities in this report, into the normal pumpkin selling activities at the Arata
Farm property. Approximately 0.94 acres of the 8.37-acre property would be designated for
the proposed agritainment activities for the period between May 1 and November 30 each year.
Specifically, the applicant is proposing to legalize and continue the following on-site, seasonal

activities:

a hay maze/labyrinth/coliseum,
jousting events,

a haunted barn,

a petting zoo,

pony rides, and

train rides.

The applicant also proposes a children’s play area for birthday parties and school field trips,
consisting of the following:

* amini-maze,
* abounce house, and
» asales kiosk (for the sale of prepared foods).



No new permanent structures are proposed, nor are permanent improvements to the property
required for these activities. These activities have been in existence on the Arata farm for
approximately ten (10) years without the benefit of permits, which the applicant is proposing

to remedy by this application.

The following table describes the applicant’s requested months and times of operation as well

as staff’s recommendation.

Table A

-Déiit\es, & Hours of Operation ,

Elements/Structures
of the Eacility

Proposed

Staff Recommendation

Hours of Operation

May —- November
Daily: 8:30 a.m. - 11:00 p.m.

July — November (excepting October)
Monday-Friday 9:00 a.m. - 6:00 p.m.
Saturday: 9:00 a.m. — 9:00 p.m.
Sunday: 9:00 a.m. ~ 8:00 p.m.

October

Monday — Friday: 9:00 a.m. — 7:00 p.m.
Saturday: 9:00 a.m. — 11:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

Ponies Rides May — November July — November
Hay Maze May — November July - November
Coliseum May — November Use is Not Permitted
Train Ride May — November July — November
Petting Zoo May — November July — November

Bounce House

May — November

July — November

Private Party Rentals

May — November

July — November

School Field Trips

May — November

July —~ November

Haunted Barn

September - November

September — November

Movie Nights

October (Friday and Saturday)
Sunset — 11:30 p.m.

Use is Not Permitted

The subject property currently contains 2.94 acres dedicated to agricultural uses in active
production of corn and pumpkins. The property also has been a Williamson Act contract

(AP 67-73) since 1967.

RECOMMENDATION

Applicant’s Concurrence to Mitigation Measures of the Mitigated Negative Declaration

At the time of the writing of this staff report, the applicant has not agreed to Mitigation Measure
3 (which prohibits parking along Cabrillo Highway and Verde Road) and Mitigation Measure 6
(which limits the hours of operation) of the Mitigated Negative Declaration. The California

-2



Environmental Quality Act (CEQA) requires the applicant to agree to identified mitigation
measures prior to the certification of the Mitigated Negative Declaration.

At the time of the writing of this staff report, the applicant has stated his desire to make various
changes to his proposal to address staff concerns regarding the hours of operation and parking
on Verde Road. The applicant will discuss these in further detail at the public hearing. If, at
the close of the public hearing, the applicant has not agreed to the proposed mitigation measures
then the Planning Commission would not be able certify the Mitigated Negative Declaration

or approve the project.

Consideration in the Continuation or Denial of the Project

As described in this report, should the Planning Commission desire to continue or deny the
proposed project at this hearing, staff recommends that the Planning Commission consider
extending the 2010 “Interim Operating Conditions,” (Attachment M) to allow the applicant
to conduct the proposed commercial recreation activities for this year. This would allow the
applicant to operate during the continuation period or appeal a decision to deny the project
until the final local decision is made.

Based on the foregoing and once the applicant agrees to the mitigation measures, staff
recommends that the Planning Commission:

1. Certify the Mitigated Negative Declaration, pursuant to the California Environmental
Quality Act.

2. Issue an After-the-Fact Planned Agricultural Permit, by making the required findings and
adopting the conditions of approval listed in Attachment A.

3. Issue an After-the-Fact Coastal Development Permit, by making the required findings and
adopting the conditions of approval listed in Attachment A.

BACKGROUND

Report Prepared By: Tiare Pefia and Camille Leung, Project Planners
Owner: Gary Arata/Lillian Arata

Applicants: Chris and Sunneva Gounalakis

Location: 185 Verde Road, Half Moon Bay

APN: 066-310-080

Parcel Size: 8.37 acres

Existing Zoning: PAD/CD (Planned Agricultural District/Coastal Dévelopment)



General Plan Designation: Agriculture
Sphere of Influence: Half Moon Bay

Existing Land Use: Agricultural uses, residence, barns, accessory buildings, and several
agritainment activities

Water Supply: Riparian Rights from Lobitos Creek for agriculture and spring for residential
purposes

Sewage Disposal: On-site septic system

Flood Zone: Flood Zone C (Area of Minimal Flooding) FEMA map number 060311 0225 C;
effective date July 5, 1984

Environmental Evaluation: Initial Study and Negative Declaration issued, public review period
from April 20, 2010 to May 2, 2010.

Setting: The project parcel is located on Verde Road to the east of Cabrillo Highway and is
relatively flat in terrain. Lobitos Creek runs along the northern perimeter of the parcel. The
property contains 2.94 acres under agricultural production located in a western portion of the
parcel. The parcel contains a 0.92-acre developed area containing paved driveways and five (5)
legal structures: a 1,500 sq. ft. single-family residence, three barns measuring 1,800 sq. ft., 500
sq. ft. and 300 sq. ft., and a 900 sq. ft. covered sales building. These buildings were constructed
in the 1930s, prior to building permit requirements. The property owner proposes to locate agri-
tainment activities in a 0.94-acre area located in a north/northeast section of the parcel. The

. remaining 3.57 acres contains unpaved areas (used for parking and fire access) and undeveloped
areas.

Chronology

Date Action

1932 - Commencement of pumpkin farm operations at the property.

1967 - Property Owner (John Arata Sr.) enters into Williamson Act contract
(AP 67-73) with San Mateo County for the 23-acre parcel. Subsequently,
portions of the property were sold to different parties, with the remaining
parcel measuring 8.37 acres in size.

1999 - Applicant (Mr. Gounalakis) leases the 8.37-acre property from the
Arata family.

2003 - Applicant receives a Confined Animal Exemption from the County for the

keeping of five (5) ponies (County File No. PLN 2003-00264).



Approx. 2005

2009

June 2010

July 2010

September 2010

October 21, 2010

March 15, 2011

April 20,2010

May 2, 2010

Agricultural operation is expanded without the benefit of permits to include
seasonal commercial recreation activities (including those proposed under
this application) during the months of May through October.

Complaint filed to the County by Joann Arata on behalf of her mother Lillian
Arata regarding the expansion of the activities and safety concerns asso-
ciated with late night activities, i.e., raves and musical events. Applicant

is directed by the County to cease all unpermitted activities on the property
until the required permits are secured.

Applicant submits the required applications, including a letter of concurrence
from Mr. Gary Arata (Attachment G), for the operation of agritainment
activities on the property.

Applicant constructs hay maze without the required and issued building
permit and submits an application for a building permit. The Planning and
Building Department determines that the hay maze does not comply with
the building code and directs the applicant to lower the maze to a maximum
height of six feet, such that a building permit would not be required.
Subsequently, Cal-Fire conducts inspections to ensure that the hay maze
complies with fire safety requirements. During building inspections, the
Chief Building Official discovers a coliseum/viewing area (used for jousting
events and movie nights) constructed in excess of 14 feet without the benefit
of a building permit.

Due to public use of the agritainment activities by the public in advance
of the public hearing, Planning staff issues “Interim Operating Conditions”
(Attachment M) for the 2010 season. Conditions limited the hours of
operation. Over the course of inspections, the Sheriff’s Department
confirmed that the applicant adhered to conditions.

Applicant is directed by County to cease any public activities with the
coliseum/viewing area until a building permit had been issued for the

structure (proposed jousting and movie night use is the subject of this

application).

Building Inspection Section issues a building permit (BLD 2010-01218) for
the coliseum/viewing area. Inspections under the issued building permit are
currently ongoing,.

Public release date and start of 20-day public comment period for Mitigated
Negative Declaration.

End of 20-day public comment period for Mitigated Negative Declaration.
Comments received.



April 14 & - Agricultural Advisory Committee reviewed the project over two meetings

May 9, 2011 and determined that the proposed recreational activities were not in con-
formance with the Planned Agricultural District (PAD) regulations, in that
the on-site agricultural uses were ancillary to the commercial recreation uses
and recommended that the applicant should consider scaling back the
operations. The Committee also determined that the proposed commercial
recreation uses are incompatible with the Williamson Act contract.

June 8, 2011 - Planning Commission public hearing.

DISCUSSION

A. History of Commercial Recreational Use at the Arata Farm

Property Owners and Tenants

The Arata Pumpkin Farm was owned by brothers John and Clarence Arata and became

a working pumpkin farm in 1932. In 1999, John Arata bequeathed his interest in the
property to his son Gary Arata. In 2006, Clarence’s interest was bequeathed to his widow
Lillian Arata. In 1999, Mr. Gounalakis (applicant) leased the property from the Arata
family and continued the pumpkin farm operation. In 2003, the applicant applied for

and received a Confined Animal Exemption per Section 7700 of the San Mateo County
Confined Animal Regulations for the keeping of five ponies (County File No. PLN 2003-
00264), which are currently used for pony rides, an existing commercial recreational use
at the property.

Applicant’s Addition of Unpermitted Commercial Recreation Uses at the Property

In or about 2005, the applicant initiated the commercial recreational use at the property

to include seasonal agriculture and non-agriculturally-related commercial recreational
activities (referred to as agritainment in this report) during the months of May through
October, including a hay bale maze, a hay bale coliseum, a petting zoo, jousting exhibits,
hay rides, train rides, a haunted house, and areas for the hosting of birthday parties, school
field trips and movie nights. The applicant added these recreational activities to the prop-
erty without the required permits, and currently seeks to obtain the permits on an after-the-
fact basis through the current application.

County Involvement in Violation Case

In 2009, a complaint was filed by Joann Arata, daughter of Lillian Arata, regarding the
expansion of the activities, including raves and musical events, and associated safety
concerns. The applicant was contacted by the County Planning and Building Department,
Cal-Fire, Environmental Health, the District Attorney’s Office and the Sheriff’s Office and
directed to cease all unpermitted activities on the property until the required permits were
secured.

On June 28, 2010, after conference with County officials, the applicant submitted the
required applications, including a letter of concurrence from Mr. Gary Arata (Attachment
G), for the operation of agritainment activities on the property.



In July 2010, without benefit of a building permit, the applicant constructed the hay maze.
Subsequently, the applicant submitted “as-built” engineering plans of the hay structures

to the Building Inspection Section, in hopes that the plans would conform to the Uniform
Building Code. After numerous resubmittals it became evident that the hay maze could
not be made to conform with building code requirements. The Building Inspection Section
Manager directed the applicant to lower the maze to a maximum height of six feet, such
that the structure would qualify for an exemption in the Uniform Building Code and would
no longer require a building permit. Also, Cal-Fire required and conducted inspections

to ensure that the hay maze complied with fire safety requirements.

During a site inspection, the Building Inspection Section Manager discovered an additional
illegal structure, a coliseum/viewing area which had been constructed in excess of 14 feet
without the benefit of a building permit. The applicant stated that he was not aware that the
coliseum/viewing area required a permit. In a letter from Planning and Building Depart-
ment staff, dated October 21, 2010 (Attachment N), the applicant was directed to cease any
public activities with the coliseum/viewing area until a building permit had been issued.

In 2011, the applicant submitted engineered plans for the coliseum for the 2011 season,
and on March 15, 2011, was issued a building permit (BLD 2010-01218) for the structure.
Inspections under the issued building permit are currently ongoing. It should be noted that
the proposed jousting events and movie night uses are not a subject of this permit applica-
tion and have not been approved or recommended for approval via action on this permit.

County'’s Interim Operating Conditions for the 2010 Season

In September 2010, due to the fact that the maze and other activities were open to the
public, but that the Planning application was some months away from consideration at a
public hearing, Planning staff issued “Interim Operating Conditions” (Attachment N) for
the 2010 season. The terms strictly limited the terms and hours of operation whereas this
proposal allows for longer hours of operation. Staff coordinated with the Sheriff’s Office
to conduct weekend evening visits to monitor adherence to the days/hours of operation
set forth in the interim operating conditions. Reports from the Sheriff’s Office confirmed
that the applicant adhered to the day/hours of the conditions. However, in a letter dated
October 21, 2010 (Attachment N), the Community Development Director noted that the
applicant was out of compliance with permitting requirements for the coliseum, as well
as Environmental Health food sales permitting requirements.

Should the Planning Commission desire to continue or deny the proposed project at this
hearing, staff recommends that the Planning Commission consider the extension of the
2010 “Interim Operating Conditions,” (Attachment M) to allow the applicant to conduct
the proposed commercial recreation activities for this year (in order to allow the applicant
to operate during the continuation period or to appeal a decision to deny the project), until
the final local decision is made.

Conformance with the County’s General Plan

The County General Plan designates the property for Agriculture and describes the primary
feasible uses associated with this land use designation as “resource management and pro-



duction uses including but not limited to agriculture and uses considered accessory and
ancillary to agriculture.” As shown in Attachment C, with the approval of the proposed
project, agriculture would remain the predominant use of the property, occupying 2.94
acres, where recreation uses would occupy 0.94 acres of the property. The proposed
agriculture-related commercial recreation use would comply with General Plan Policies 9.4
(Land Use Objectives for the Rural Lands) and 9.38 (Encourage Private Recreation Land
Uses), which promote the provision of diverse private and public outdoor recreational
opportunities for existing and future County residents. An additional objective of this
policy is the promotion of local employment opportunities and enhancement of creative
enterprise by encouragement of visitor-serving facilities. The variety of proposed
recreational uses, including pony rides, hay rides, petting zoo, the hay maze and other
commercial recreation activities, offer diverse recreational activities specifically geared
toward children and provide additional local employment opportunities at the property.
During the pumpkin season, the applicant employs approximately 15 individuals at the

property.

As proposed and conditioned, the project would comply with General Plan Policy 4.21
(Scenic Corridors), which seeks to protect and enhance the visual quality of scenic cor-
ridors by managing the location and appearance of structural development. The western
edge of the property runs along the Cabrillo Highway, a portion designated a State scenic
corridor. The project would maintain the property’s appearance from Cabrillo Highway, as
the western portion of the property would remain in agricultural production (i.e., corn and
pumpkin fields). The temporary hay maze structure and other commercial recreation uses
are located on the eastern half of the property and are somewhat visible from Cabrillo
Highway. Condition No. 5 requires the property owner to maintain and plant additional
vegetative screening of all aspects of commercial recreational use (i.e., hay maze, jump
houses, etc.) such that structures are not visible from Cabrillo Highway, to the extent
feasible, as determined by Community Development Director. The property owner is
responsible for maintaining the health of intervening vegetation and replacing such vege-
tation, should vegetation trimming/removal become necessary. Per Section 6324.2 of the
Zoning Regulations (Site Design Criteria), the removal of any mature trees (those over 55”
in circumference) would be subject to the issuance of a PAD Permit.

Conformance with Planned Agricultural District (PAD) Regulations

The property is located within the Planned Agricultural District (PAD). The proposed
seasonal commercial recreation use is not a use allowed by right in the PAD Zoning
District and requires the issuance of a conditional PAD permit. The PAD regulations allow
a variety of conditionally-permitted uses based on soil types. As shown in Attachment D,
a majority of the site is characterized by prime soils, consisting of Class II (TuB - Tunitas
clay loam, gently sloping) and Class IV Cld2 (Sandy Loam, moderately steep). Existing
and proposed uses on prime soils consist of agricultural use, structures associated with the
agricultural use, approximately 50% of the hay maze structure, and dirt surface parking
areas. Remaining areas consist of Class VII (Ma - Mixed alluvial), areas considered

“lands suitable for agriculture.” Existing and proposed on-site uses on such lands consist



of agricultural use, approximately 50% of the hay maze structure, and dirt surface parking
areas.

1.

Uses Permitted Subject to the Issuance of a PAD Permit on Prime Agricultural Lands

Section 6353(A) (Uses Permitted Subject to the Issuance of a Planned Agricultural
Permir) does not specifically allow commercial recreational uses. Section 6353(6)
allows for “Uses Ancillary to Agriculture” on prime soils subject to the issuance

of a PAD permit. The PAD regulations define ancillary uses as agricultural grading
equipment supplies, agricultural rental supplies, topsoil stockpiling, and other similar
uses determined to be appropriate by the Community Development Director. The
following table includes a compliance review of each of the proposed uses with this

section;

Compliance with Uses Permi

‘Table B

tted on Prime Soils with a PAD Permit

Complies with Uses

Nights

Agriculture

Commercial Recreation Sl Permitted on Prime Soils
Use : Compliance Review with a PAD Permit?
Hay maze/ labyrinth/ Involves storage of materials | Yes
coliseum traditionally associated with

agriculture (i.e., hay bales);

Promotes agriculture
Jousting Events/Movie | Use is Unrelated to No, building permit

has been issued for the
coliseum structure but uses
have not been approved.

Haunted Barn

Involves the use of a structure
traditionally associated with
agriculture (i.e., barn);
Promotes agriculture

Yes

Petting Zoo

Involves the use of a animals
traditionally associated with
agriculture (i.e., sheep, goats);
promotes agriculture

Yes

Pony Rides

Involves the use of animals
traditionally associated with
agriculture (i.e., ponies);
Promotes agriculture

Yes

Train Ride

Use is Unrelated to
Agriculture

No, relocate to area of non-
prime soils

Mini-maze (Children’s
Area)

Involves storage of materials
traditionally associated with
‘agriculture (i.e., hay bales);
Promotes agriculture

Yes




: Table B e

Compliance with Uses Permitted on Prime Soils with a PAD Permit.

- . Complies with Uses
Commercial Recreation Permitted on Primie Soils
Use . Compliance Review with a PAD Permit?
Bounce House Use i1s Unrelated to No, relocate to area of non-
(Children’s Area) Agriculture prime soils
Sales kiosk (Prepared Use is necessary to support Yes
Foods only) (Children’s | other recreational uses of the
Area) property

Based on the review above, the proposed commercial recreation uses are related to
agriculture, with the exception of the train ride, the bounce house, and the proposed
jousting event/movie night use. With regard to the ancillary nature of the proposed
uses, it should be noted that the word “ancillary” means subordinate or subsidiary;
auxiliary or assisting. As shown in Attachment C, with the approval of the proposed
project, agriculture would remain the predominant use of the property, occupying
2.94 acres, where recreation uses would occupy 0.94 acres of the property.
Therefore, the agriculture-related recreation uses would be considered ancillary to
agriculture. Staff recommends relocation of the train and bounce house uses which
are not related to agriculture to areas of non-prime soil. Condition No. 26 has been
added to require the applicant to replace the proposed jousting event/movie night use
(as proposed in the coliseum/viewing area) with an agriculture-related commercial
recreation use, subject to the approval of the Community Development Director.

Uses Permitted Subject to the Issuance of a PAD Permit on Lands Suitable for
Agriculture and Other Lands

The proposed commercial recreation use complies with Section 6353(B) (On Lands
Suitable for Agriculture and Other Lands), which allows for “commercial recreation”
uses on Lands Suitable for Agriculture and Other Lands. This section defines
commercial recreation as “country inns, commercial stables, riding academies,
campgrounds, rod and gun clubs, private beaches, food/gasoline/telephone services,
hostels,” and other similar uses determined to be appropriate by the Planning
Commission.

Approximately half of the area utilized for the hay maze is considered “lands suitable
for agriculture.” As discussed above, staff recommends relocation of the train ride
and the bounce house to areas of non-prime soil (Lands Suitable for Agriculture),
such as the area designated Ma soils. The applicant could accommodate these uses
within areas designated for the hay maze by reducing the size of the hay maze and
maintaining a minimum of 50-feet from the edge of riparian vegetation along Lobitos
Creek.
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3.  Development Standards

Agricultural development in the PAD is subject to a minimum 30-foot front setback
from the front property line, while non-agricultural development is subject to a mini-
mum 50-foot front setback. The PAD Regulations require 20-foot minimum side and
rear setbacks. The front of the property is located on Cabrillo Highway. Existing
permanent structures on the site, all of which are associated with agricultural devel-
opment, comply with the minimum front setback (30 feet) and rear and side yard

setback (20 feet) requirements.

Structures associated with the commercial recreation use, the hay maze, mini-maze,
bounce house', and sales kiosk, are all considered non-agricultural development and
comply with the minimum front setback (50 feet) and rear and side yard setback (20
feet) requirements. It should be noted that the hay maze is located 92 feet away from
the centerline of Lobitos Creek (where a minimum 20-foot side setback is required).
However, as discussed in this report, Condition No. 4 requires the property owner to
maintain the hay maze so as to provide an additional 50-foot buffer zone from the

edge of riparian vegetation along Lobitos Creek. Policies that apply to riparian

corridors are provided in Attachment E.

4.  Criteria for Issuance of a Planned Agricultural District (PAD) Permit

In order for the County to issue a PAD Permit, the project must comply with the
substantive criteria for the issuance of a PAD Permit, as applicable and as delineated
in Section 6355 of the Zoning Regulations. Below is a discussion of the project’s
compliance with applicable substantive criteria.

ment upon land which is suitable for
agricultural uses and other lands
shall be minimized.

are limited to areas that are already devel-
oped. Condition No. 24 requires the
property owner to relocate areas of train
ride and the bounce house to areas of non-
prime soil. Hay maze, mini-maze and the
pony ride areas are located on prime soils,
but do not involve the construction of any
permanent structures.

‘Table C :
Substantive Criteria for the Issuance of a PAD Permit
Complies
with
. : Substantive
Criteria .- Compliance Review Criteria?
General Criteria
The encroachment of all develop- Petting zoo, haunted barn and sales kiosk Yes

! Staff recommends conditioning the permit on relocation of the bounce house to an area of non-prime soils.
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Table C

Substantive Criteria,f(‘)r the Issuance of a PAD Permit

and other lands within a parcel shall
not be converted to uses permitted
by a Planned Agricultural Permit
unless all of the following criteria
are met’:

prime soils. Areas considered “lands
suitable for agriculture” are proposed for
parking and hay maze uses. Agriculturally
unsuitable lands are heavily vegetated and
undeveloped. The property will maintain

ol Complies -
with
: Substantive

Criteria Compliance Review , Criteria?
All development permitted on a site | Proposed development is clustered on the Yes
shall be clustered. eastern part of the property, next to existing

agricultural development.
Adequate and sufficient water The proposed commercial recreation use Yes
supplies needed for agricultural would necessitate additional consumer
production and sensitive habitat demand for drinking water at the site.
protection in the watershed are not | Commercial water demand would be met
diminished. with sales of bottled water.
Prime Agricultural Land within a Approximately 50% of the proposed hay Yes
parcel shall not be converted to uses | maze structure is located on prime soils.
permitted by a Planned Agricultural | Due to the location of existing areas of
Permit unless it can be demon- agricultural production, existing develop-
strated that: ment, required setbacks and necessary

buffering of the commercial recreation use
a. No alternative site exists on the from the State Scenic Corridor (Hwy 1),
parcel for the use, no alternative site exists. Therefore, the
b. Clearly defined buffer areas are proposed location of half of the hay maze
provided between agricultural and on prime soils is reasonable. Additionally,
non-agricultural uses, the temporary nature of the hay maze
c. The productivity of an adjacent allows for agricultural production of winter
agricultural land will not be crops in the area during the winter months,
diminished, and as required by Condition No. 17. The
d. Public service and facility proposed site plan provides for clear
expansions and permitted uses will | division of agricultural and recreational
not impair agricultural viability, uses on the property. There is no change to
including by increased assessment | existing public services, including facility
costs or degraded air and water expansions. The productivity of adjacent
quality. agricultural land will not be diminished.
All lands suitable for agriculture The property consists predominantly of Yes

? Includes but does not repeat analysis of criteria elsewhere in this table.
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Table C

Substantive Crlterla for the Issuance of a PAD Permlt

—

‘Complies
with
‘Substantive
Criteria | Compliance Review Criteria?
1. All agriculturally unsuitable lands | current agricultural production of 2.94 acres
on the parcel have been developed | of the property. The applicant states that
or determined to be undevelopable, | the addition of the revenue-generating
and commercial recreational uses will allow the
property to remain in agricultural
2. Continued or renewed production.
agricultural use of the soils is not
capable of being accomplished in a
successful manner within a reason-
able period of time, taking into
account economic, environmental,
social, and technological factors
(Section 30108 of the Coastal Act).
Project shall conform to Chapter (See specific criteria below) Yes
20A.2 (Development Review
Criteria) of the Zoning Regulations
(applicable policies only).
Development shall be located, sited | The pre-existing character of the site is Yes
and-designed to carefully fit its vegetated and undeveloped, as well as
environment so that its presence agricultural in use. Per Condition No. 5,
is subordinate to the pre-existing non-agricultural use will be screened to the
character of the site and its extent feasible and minimally visible from
surrounding is maintained to the Cabrillo Highway (Hwy 1). Agricultural
maximum extent practicable. use, as seen from Hwy 1 will remain.
Small, separate parking areas are In order to both maximize on-site parking Yes
preferred to single large parking and minimize parking on prime soils,
lots. parking spaces are concentrated in one large
parking area along the southern side of the
property.
No use, development or alteration Per Condition No. 5, non-agricultural use Yes

shall substantially detract from the
scenic and visual quality of the
County; or substantially detract
from the natural characteristics of
existing major water courses,

will be screened to the extent feasible and
minimally visible from Cabrillo Highway
(Hwy 1). The project does not involve the
removal of any vegetation or riparian
vegetation.
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Table C

Substantive Criteria for the Issuance of a PAD Permit

. L Complies
' ’ with
» v | Substantive
Criteria | Compliance Review Criteria?
established and mature trees and
other woody vegetation, dominant
vegetative communities or primary
wildlife habitats.
All development shall be sited and | Impacts from noise and light from the Yes
designed to minimize the impacts proposed commercial recreation uses to
of noise, light, glare and odors surrounding agricultural and residential
on adjacent properties and the areas are minimized by limiting the hours of
community-at-large. operation in the month of October from 9
a.m. to 7 p.m. Monday through Friday; 9
a.m. to 11 a.m. on Saturdays; and 9 a.m. to
8 p.m. on Sundays, per Condition No. 10.
Condition No. 19 prohibits flashing lights.
The applicant does not proposed any new
lighting.
The development shall employ Condition No. 12 requires the proposed Yes
colors and materials which blend in | structures (haunted barn and sales kiosk)
with, rather than contrast with, the and associated signage to maintain same
surrounding soil and vegetative earth and vegetative tones as the
cover of the site. Materials shall predominant colors of the site (as
absorb light (i.e., dark, rough determined by inspections by Planning
textured materials). In grassland, or | staff).
grassland/forest areas, all exterior
materials shall be of the same earth
and vegetative tones as the pre-
dominant colors of the site (as
determined by on-site inspections).
Highly reflective surfaces and
colors are discouraged.
Suitability for septic tank installa- The proposed commercial recreation use Yes

tion or other treatment facility must
- be demonstrated where no sewer
system exists.

would necessitate consumer use of on-site
portable toilet facilities at the site.
Commercial waste disposal services would
be utilized to maintain the toilets. No addi-
tional demand would be placed on the exist-
ing septic field, which serves the residence.
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Table C

Substantive Criteria for the Issuance of a PAD Permit

S s Complies’
L with -
s Substantive
Criteria | Compliance Review Criteria?
Projects shall clearly demonstrate Per Condition No. 9, the property owner Yes
methods to be employed for shall maintain the dirt-surface parking lot,
management of vegetative cover, maze structures, and other development
surface water runoff, groundwater from producing pollutants (including trash
recharge, and erosion and sedi- and sediment) that could potentially enter
mentation processes to assure Lobitos Creek or any right-of-way.
stability of downstream aquatic
environments.
Public views within and from Condition No. 5 requires the property Yes
Scenic Corridors shall be protected | owner to maintain and plant additional
and enhanced, and development vegetative screening of all aspects of
shall not be allowed to significantly | commercial recreational use (i.e., hay maze,
obscure, detract from, or negatively | jump houses etc.) such that structures are
affect the quality of these views. not visible from Cabrillo Highway, to the
Vegetative screening or setbacks extent feasible. The property owner is
may be used to mitigate such responsible for maintaining the health of
impacts. intervening vegetation and replacing such
vegetation, should vegetation
trimming/removal become necessary. Per
Section 6324.2 of the Zoning Regulations
(Site Design Criteria), the removal of any
mature trees (those over 55” in circum-
ference) would be subject to the issuance
of a PAD Permit.
No off-premise outdoor advertising | Condition No. 12 requires associated Yes

shall be permitted. Other permitted
signs shall be carefully designed to
harmonize with the scenic qualities
of Scenic Corridors.

signage to maintain same earth and
vegetative tones as the predominant colors
of the site (as determined by inspections by
Planning staff). Condition No. 25 prohibits
off-premise outdoor advertising.
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Table C

Substantive Criteria for the Issuance of a PAD Permit

i Complies
with
Substantive
Criteria Compliance Review ‘ Criteria?
Where possible, structural uses shall | Petting zoo, haunted barn, sales kiosk, are Yes

be located away from prime
agricultural soils.

limited to areas that are already developed.
Condition No. 24 requires the property

owner to relocate areas of train ride and the
bounce house to areas of non-prime soil.

Hay maze, mini-maze and the pony ride
area are located on prime soils, but do not
involve the construction of any permanent
structures. Condition No. 17 requires that
on-site areas of prime soils shall be utilized
for agricultural production of winter crops
during the winter months. In discussion
with the Department of Agricultural
Weights and Measures Department,
Brussels sprouts, cabbage, leeks, broccoli,
cauliflower, and artichokes could be cul-
tivated during the winter months, for
harvest in the spring.

. Maximum Density of Development

The PAD regulations establishes a system for determining the maximum total number
of density credits accumulated on any parcel for residential use, non-agricultural uses
except for visitor-serving uses, and visitor-serving and commercial recreation uses.
For visitor-serving and commercial recreation uses, the regulations require one (1)
density credit for the first 945 gallons, or fraction thereof, of average daily water use
during the two months of highest water use in a year. The regulations require one (1)
additional density credit for each 630 gallons, or fraction thereof, of average daily
water use during the two months of highest water use in a year. As previously stated,
the proposed commercial recreation use would necessitate additional consumer
demand for drinking water at the site. Recreational water demand would be met with
sales of bottled water. The proposed commercial recreation use would necessitate
consumer use of on-site portable toilet facilities at the site, which require no water.
Water use on the site may be increased minimally (less than 945 gallons over 2
months) for hand-washing associated with portable toilet use.
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Conformance with the Local Coastal Program (LCP)

The following is a discussion of project compliance with policies of the Local Coastal
Program (LCP). The discussion focuses on applicable policies of the Agriculture, Sensitive
Habitats and Visual Resource Components. It should be noted that LCP policies similar to
policies of the PAD regulations are not discussed below, as the discussion is already
provided in Section C of this report.

1.  Agriculture Component

LCP Policy 5.1 (Definition of Prime Agricultural Soils and Use of Land) and County
Zoning Regulations Section 6351(A) define prime agricultural land as “all lands
which qualify as Class I or Class II in the United States Department of Agriculture
(USDA) Soil Conservation Service Land Use Capability Classification as well as
Class I lands classified as Lands Suitable for Agriculture.” The subject property
contains Prime Soils and is designated as Prime Agricultural Land. The subject
property, including areas proposed for commercial recreation use, contains Class 11
prime soils (TuB), designated as prime agricultural land, as well as Class IV non-
prime soils (Ma), designated as lands suitable for agriculture.

Staff has confirmed with the United States Department of Agriculture (USDA)

that the proposed commercial recreation activities, including parking on the site,

do not render the soil damaged for any future agricultural uses. Of the 8.37 acres

of land, 2.94 acres are dedicated to agricultural uses and remain in active production
of corn and pumpkins. This is confirmed by the returned Williamson Act survey sub-
mitted by the owner (Attachment J) and receipts for seed submitted by the applicant
(Attachment J).

LCP Policy 5.5 (Permitted Uses on Prime Agriculture Lands) permits agricultural
and agriculturally related development on prime agricultural lands, specifically agri-
culture, non-residential development customarily considered accessory to agricultural
uses including barns, storage/equipment sheds, stables for farm animals, water wells,
and water storage tanks, and temporary road stands for seasonal sale of produce
grown in San Mateo County, among other uses. In addition, the policy conditionally
permits single-family residences, farm labor housing, public recreation and shoreline
access trails, non-soil-dependent greenhouses and nurseries, uses ancillary to agri-
culture, and permanent road stands for the sale of produce, among other uses. As
discussed in Section C, Table B of this report, the proposed commercial recreation
uses are related to agriculture, with the exception of the train ride, the bounce house,
and the jousting events/movie nights use (as proposed in the coliseum/viewing area).
Condition No. 24 requires relocation of those uses that are not related to agriculture to
areas of non-prime soil, as defined in the PAD regulations. Condition No. 26 requires
the applicant to replace the proposed jousting event/movie night use (as proposed in
the coliseum/viewing area) with an agriculture-related commercial recreation use,
subject to the approval of the Community Development Director. With the approval
of the proposed project, agriculture would remain the predominant use of the prop-
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erty, occupying 2.94 acres, where recreation uses would occupy 0.94 acres of the
property. Therefore, the agriculture-related recreation uses would be considered
ancillary to agriculture.

The commercial recreation elements do not require the conversion of any designated
prime soils as all uses are deemed temporary. Further, those uses comprise 0.92 acres
of an 8.37-acre parcel. Condition No. 17 requires that on-site areas of prime soils
shall be utilized for agricultural production of winter crops during the winter months.
In discussion with the Department of Agricultural Weights and Measures Depart-
ment, Brussels sprouts, cabbage, leeks, broccoli, cauliflower, and artichokes could

be cultivated during the winter months, for harvest in the spring.

2. Sensitive Habitat Component

Policy 7.11 (Establishment of Buffer Zones) requires a buffer zone of 50 feet from the
edge of riparian vegetation for perennial streams. Lobitos Creek, a perennial stream
containing primary riparian vegetation, runs along the project parcel’s northeastern
property line. Attachment C delineates the proposed area for the hay maze. The
closest edge of the temporary hay-maze is located 92 feet away from the centerline
of Lobitos Creek. Per Condition No. 4, the applicant shall hire a licensed civil
engineer to confirm the 50-foot buffer zone requirement is met and shall submit

such plan to the Planning and Building Department for review and approval prior

to construction of the hay maze.

3. Visual Resources Component

The proposed site is located along a portion of the Cabrillo Highway (Highway 1),
‘which is designated a State Scenic Corridor. The following LCP policies apply:

Policy 8.21 (Commercial Signs) seeks to prohibit off-premises commercial signs,
brightly colored illuminated colored, rotating, reflective, blinking, flashing or moving
signs, pennants or streamers and requires such directional signs to be simple, easy

to read and harmonize with surrounding elements.

During the Halloween/Pumpkin season (September 15 to October 31) the applicant
1s permitted to temporarily install up to four (4) directional traffic signs, maximum

2 ft x 3 ft. each visible from Cabrillo Highway, per Condition No. 12 such signs shall
be installed on-site and not in the public right-of-way. No signage shall be allowed
on or along Cabrillo Highway. Signage shall include verbiage prohibiting parking
along Verde Road and Cabrillo Highway. Signage shall be removed within 30 days
of the end of seasonal activities.

" E. Conformance with the Confined Animal Regulations

Per Section 7700 of the San Mateo County Confined Animal Regulations the keeping of
up to five ponies on lands designated as Planned Agricultural District can be exempted by
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application to and approval by the Planning Department. A Confined Animal Exemption
for the keeping of up to five ponies (PLN 2003-00234) has been previously applied for and
approved on the subject property. Any increase in the number of ponies beyond five will
require an application for the keeping of Confined Animals. The applicant has met all
requirements for manure and storm water management per the stated regulations.

Conformance with the Williamson Act

In 1967, the property owner, John Arata Sr., placed the then 23-acre parcel under a
Williamson Act Contract (AP 67-73).. Since that time two of the parcels have been sold,
with 8.37 acres of the subject parcel remaining under the ownership of the Arata Family.
In 2008, the property owner returned the Williamson Act survey to the County confirming
that active agriculture was occurring on the site. Further, the survey (Attachment J) states
that the land has returned annual gross revenues of not less than $200 per acre, a require-
ment of the Agriculture Component of the Local Coastal Program (LCP).

In order to be approved, the proposed commercial recreation use shall comply with

the existing Williamson Act Contract, which allows for uses that can be considered
“compatible uses” on agricultural lands. The Williamson Act handout (Attachment I),
identifies specific uses which may be permitted subject to the issuance of a use permit,
which, in this case, would be a PAD permit. Those uses are riding academies; commercial
stables; the keeping or raising of more than 25 turkeys, ducks, or geese; a commercial
kennel for the breeding, boarding, or training of dogs or cats; temporary trailer parks for
seasonal farm labor; motorcycle parks; dude ranches; and temporary camping uses.

The proposed commercial recreation use, in conjunction with the existing agricultural use,
is analogous to a “dude ranch.” A dude ranch, also known as a guest ranch, is a type of
ranchsoriented toward visitors or tourism. While the project site would not contain guest
rooms for overnight stay, the proposed use is oriented towards vistors and tourism and
promote agriculture as a way of life. Therefore, the proposed commercial recreation use,
is a use that is compatible with the existing Williamson Act contract for the property.

Review by the Agricultural Advisory Committee

On April 14 and May 9, 2011, the Agricultural Advisory Committee reviewed the project
as proposed. The Committee heard comments and concerns from the public in attendance,
as well as the applicant. The Committee disagreed with Planning staff’s assessment,
stating that various recreational activities proposed were not in conformance with what

is allowed within the Planned Agricultural District (PAD), and does not consider the pro-
posed commercial recreation components to be compatible uses with uses allowed under
the Williamson Act contract for the property. The Committee determined that the agri-
cultural uses were ancillary to the commercial recreation uses, and that the applicant should
consider scaling back the operations. As'discussed previously, with the approval of the
proposed project, agriculture would remain the predominant use of the property, occupying
2.94 acres, where recreation uses would occupy 0.94 acres of the property. Therefore, staff
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has determined that the agriculture-related recreation uses, as proposed and conditioned,
would be considered ancillary to agriculture.

Environmental Review

An Initial Study and Mitigated Negative Declaration under CEQA Guidelines were com-
pleted for this project. The public review period for this document was from April 20,
2011 to May 2, 2011.

The Mitigated Negative Declaration’s discussion of environmental impacts identified
potential traffic impacts associated with the proposal. Specifically, during the pumpkin
season, it is anticipated that the volume of traffic will increase at the entrance and exit of
the farm and along Cabrillo Highway. During the weekends of the Halloween/Pumpkin
Festival Season (September 15 through October 31), the applicant shall employ at least
three (3) parking attendants to assist in the facilitation of pedestrian and vehicular move-
ment from Cabrillo Highway and Verde Road. The applicant shall be responsible to ensure
that no parking occurs along Verde Road or Cabrillo Highway. As mitigated, the applicant
shall install no more than four (4) directional signs within the property for the purposes of
directing traffic. Such signs may be double-sided and each sign shall not exceed 20 sq. ft.
in area. Signage shall be removed within 30 days of the end of seasonal activities. Also,
all parking for the agritainment uses are required to occur on-site with no parking allowed
on or along Verde Road. Prior to commencing any commercial activities on the site, the
applicant shall be required to apply for and be issued a temporary parking restriction permit
from the Department of Public Works and shall be responsible for placing “No Parking”
signs along Verde Road. Condition No. 15 encourages the applicant to explore off-site
parking opportunities.

Staff has received comments regarding the document. The concerns expressed by
commenters are generally discussed in this report and will be addressed in more detail
during the public hearing on the proposed project.

At the time of the writing of the staff report the applicant has not agreed to the Mitigation
Measures as recommended by staff, in particular Mitigation Measure 3 prohibiting parking
along Cabrillo Highway and Verde Road and Mitigation Measure 6 regarding months, days
and hours of operation. The California Environmental Quality Act (CEQA) requires the
applicant agree to the identified Mitigation Measures prior to the certification of the
Negative Declaration.

At the time of the public hearing, if the applicant has agreed to the Mitigation Measures
then staff recommends that the Planning Commission: (1) certify the Negative Declara-
tion, and (2) approve the Planned Agricultural Permit and Coastal Development Permit

by making the required findings and adopting the conditions of approval.

If at the close of the public hearing the applicant has not agreed to the mitigation measures,
then no further action can be taken.
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I.  REVIEWING AGENCIES

1. Building Inspection Section

2. Cal-Fire

3.  California Coastal Commission

4.  Department of Public Works

5. Environmental Health

6.  San Mateo County Agricultural Advisory Committee
ATTACHMENTS

Recommended Findings and Conditions of Approval
Location Map

Site Plan

Prime Soils Maps

LCP Policy for Riparian Buffer Zone

Map Delineating Riparian Buffer Zone

Owner Gary Arata’s Letters of Concurrence
Williamson Act Contract

Williamson Act Handout

Williamson Act Survey/Receipts for Seed

Receipts for Traffic Security Firm

Receipts for Portable Facilities

September 2010 Interim Operating Conditions
October 2010 Letter Regarding Exhibits

Initial Study Checklist and Negative Declaration
Measurements Along Verde Road

Letters of Support

Public Comments received on the Mitigated Negative Declaration

FOTOZIr AT mOmMEOO®E

TGP/CLM:cdn — TGPV0412_WCU.DOC
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2010-00207 Hearing Date: June 8, 2011
Prepared By: Tiare Pefia/Camille Leung For Adoption By: Planning Commission
RECOMMENDED FINDINGS

Based on the staff report and evidence presented at the hearing:

Regarding the Mitigated Negative Declaration, Find:

1.

That-the Mitigated Negative Declaration is complete, correct and adequate and prepared in
accordance with the California Environmental Quality Act and applicable State and County
Guidelines.

That on the basis of the Initial Study, comments received hereto, and testimony presented
and considered at the public hearing, there is no substantial evidence that the project, if
subject to the mitigation measures contained in the Mitigated Negative Declaration, will
have a significant effect on the environment.

That the Mitigated Negative Declaration reflects the independent judgment of San Mateo
County. '

That the mitigation measures identified in the Mitigated Negative Declaration, have been
agreed to by the applicant and property owner and placed as conditions on the project. As
mitigation measures have been incorporated into the conditions of approval for this project,
in conformance with California Public Resources Code Section 21081.6, no Mitigation
Monitoring and Reporting Plan is necessary.

Regarding the After-the-Fact Planned Agricultural District Permit, Find:

5.

That the proposed seasonal commercial recreation activities associated with the traditional
celebration of pumpkin season in the unincorporated area of San Mateo County constitute
a non-residential use ancillary to agriculture, per Section 6353(a)(6), and are considered a
commercial recreation use, per Section 6353(b)(7) of Chapter 21A, Planned Agricultural
District, of the County Zoning Regulations.
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6.  That the project conforms to the Development Review Criteria contained in Chapter 20A of
the San Mateo County Zoning Regulations, specifically relating to the protection of scenic
resources.

7. That the productivity of any adjacent agricultural lands is not diminished, including the
ability of the land to sustain animal grazing.

8. That all development on the site is clustered.

9. That the encroachment of all development upon prime soils, land which is suitable for
agricultural uses, and other lands is minimized.

Regarding the After-the-Fact Coastal Development Permit, Find:

10.  That the project, as described in the application and accompanying materials required by
Section 6328.7 and as conditioned in accordance with Section 6328.14, conforms to the
plans, policies, requirements and standards of the San Mateo County Local Coastal
Program, specifically applicable policies of the Agriculture Component, Sensitive Habitat
Component, and the Visual Resources Component. '

11.  That the project, as conditioned, conforms to the specific findings required by the policies
of the San Mateo County Local Coastal Program, particularly those findings that the
proposed seasonal commercial recreation activities associated with the traditional celebra-
tion of pumpkin season in the unincorporated area of San Mateo County constitute a non-
residential use ancillary to agriculture and are considered a commercial recreation use.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1. This approval applies only to the proposal described in this report and submitted to and
approved by the Planning Commission on June 8, 2011. Minor revisions or modifications
may be approved by the Community Development Director if they are consistent with the
intent of and in substantial conformance with the approval. Any other changes, modifica-
tions or additions shall require an amendment to the permit at a public hearing.

2. The Planned Agricultural District Permit shall expire five (5) years from the date of
approval and shall be subject to annual administrative reviews and the applicable fee.
Annual inspections shall be scheduled by the applicant/property owner with Planning
staff and shall occur no later than September 30 of each year.

3. The applicant/property owner shall coordinate with the project planner to record the Notice
of Determination and pay an environmental filing fee of $2,044 (or current fee), as required
under Fish and Game Code Section 711.4(d), plus a $50 recording fee to the San Mateo
County within four (4) working days of the final approval date of this project.
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10.

Prior to construction of any of the commercial recreation elements on the parcel,

the applicant/property owner shall submit for approval by the Community Development
Director a site plan developed by an engineer. Such plan shall include all elements for the
upcoming season and shall delineate the location of the hay maze in relation to the required

50-foot buffer zone from the edge of riparian vegetation along Lobitos Creek.

The applicant/property owner shall maintain and plant additional vegetative screening of
all aspects of commercial recreation use (i.e., hay maze, jump houses, etc.) such that struc-
tures are minimally visible from Cabrillo Highway, to extent feasible, as determined by
Community Development Director.

The property owner is responsible for maintaining the health of intervening vegetation
necessary for screening all structures associated with commercial recreation as viewed
from the Cabrillo Highway. Per Section 6324.2 of the Zoning Regulations (Site Design
Criteria), the removal of any mature trees (those over 55” in circumference) would

be subject to the issuance of a PAD Permit.

The petting zoo shall be limited to animals traditionally associated with California coastal
agriculture (i.e., sheep, goats, chickens, etc.).

All structures (i.e., haunted barn and sales kiosk) and signage associated with the commer-
cial recreation use are required to maintain the same earth and vegetative tones as the
predominant colors of the site, as determined and to the satisfaction of the Community
Development Director.

The applicant/property owner shall maintain the dirt-surface parking lot, maze structures,
and other development such that pollutants (including trash and sediment) do not enter
Lobitos Creek or any right-of-way.

The applicant/property owner shall strictly adhere to the following hours/days of operation:

July — November (except October)
Monday — Friday: 9:00 a.m. — 6:00 p.m.
Saturday: 9:00 a.m. — 9:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

‘October

Monday — Friday: 9:00 a.m. — 7:00 p.m.
Saturday: 9:00 a.m. — 11:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

Violation of the hours of operation, as confirmed by Planning staff, may result in the
revocation of this permit.
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11.

12.

13.

14.

15.

16.

17.

18.

All owners, employees, visitors and individuals otherwise associated with the property
shall park on-site. At no time shall parking associated with the property be allowed on or
along Verde Road. Prior to commencing any commercial recreation activities on the site,
the applicant/property owner shall be required to (1) apply for and obtain a temporary
parking restriction permit from the County Department of Public Works, and (2) place
“No Parking” signs at intervals determined appropriate by the Department of Public Works
along all of Verde Road. Violation of parking restrictions, as confirmed by Planning staff,
may result in the revocation of this permit.

During the Halloween/Pumpkin Season (September 15 to October 31), the applicant/
property owner is permitted to temporarily install up to four (4) directional traffic signs,
maximum 2 ft. x 3 ft. each in size, which may be visible from Cabrillo Highway. Such
signs shall be installed on-site and not in the public right-of-way and shall be of the same
earth and vegetative tones as the predominant colors of the site, as determined and to the
satisfaction of the Community Development Director. All signage shall be removed from
the site within 30 days of the end of seasonal activities.

No signage shall be allowed on or along Cabrillo Highway.

During the Halloween/Pumpkin Season (September 15 to October 31), the applicant/
property owner shall employ at least three (3) parking attendants to assist in the facilitation
of pedestrian and vehicular movement along Cabrillo Highway and Verde Road and
entering and exiting the site. The applicant/property owner shall be responsible to ensure
that no parking occurs on or along Cabrillo Highway or Verde Road.

The applicant/property owner is encouraged to explore off-site parking opportunities (i.e.,
a formal off-site parking agreement with property owner(s) in the area), to ease parking
challenges at the site.

At the end of the Halloween/Pumpkin Season on November 30, operation of all activities
will cease and within 30 days, the applicant/property owner shall deconstruct the hay maze
and coliseum. Hay that is stacked for future use shall be clustered and located at least 50
feet away from the edge of riparian vegetation on lands deemed Class IIV.

During winter to spring months of December 1 to May 30, the applicant/property owner
must commit all areas of commercial recreation to viable agricultural production, including
but not limited to the harvesting of winter crops and grazing uses. In discussion with the
Department of Agricultural Weights and Measures, Brussels sprouts, cabbage, leeks,
broccoli, cauliflower, and artichokes could be cultivated during the winter months, for
harvest in the spring. The applicant/property owner shall supply financial records to

the Current Planning Section by June 15 of each year to confirm compliance with this
condition.

The applicant/property owner shall submit for review and approval a trash and debris

management plan that, at the minimum, addresses immediate removal of trash and debris
and its management on the property in a contained area that avoids any health or safety
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19.

20.

21.

22.

23.

24.

26.

impact to the public, riparian buffer zones and areas used for agricultural operation. The
plan shall be submitted for review and approval by the Community Development Director
within 30 days of the approval of the permit.

The use of flashing lights on the property is prohibited.

A building permit shall be obtained from the Building Inspection Section prior to any
construction on the property and all construction shall be in accordance with approved
plans.

The applicant/property owner shall apply for and obtain a farm-stand license from the
Environmental Health Division for and prior to the operation of the store and sales kiosk.
Copies of permits shall be submitted to the Current Planning Section.

Additional demand on the existing septic system or the existing well to serve the
commercial recreation use is subject to Environmental Health Division review and

permitting.

The applicant/property owner shall apply for and obtain any required permits from Cal-

- Fire. Copies of permits shall be submitted to the Current Planning Section.

The applicant/property owner shall relocate the train ride and the bounce house to areas
of non-prime soil, prior to the opening day of the 2011 season.

Off-premises commercial signs, brightly colored or illuminated, rotating, reflective,
blinking, flashing or moving signs, and pennants or streamers are prohibited, per Local
Coastal Program Policy 8.21 (Commercial Signs). Directional signs shall be simple, easy
to read and harmonize with surrounding elements.

The applicant/property owner shall replace the proposed jousting event/movie night use (as
proposed in the coliseum/viewing area) with an agriculture-related commercial recreation
use, subject to the approval of the Community Development Director.

TGP/CLM:fc/edn — TGPV0412 WCU.DOC
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TO:

FROM:

SUBJECT:

PROPOSAL

COUNTY OF SAN MATEO
PLANNING AND BUILDING DEPARTMENT

DATE: June 29,2011

Planning Commission PROJ ECT FI LE

Planning Staff

STAFF REPORT ADDENDUM: Consideration of an After-the-Fact Planned
Agricultural District and Coastal Development Permit, pursuant to Sections

6353 and 6328.4, respectively, of the San Mateo County Zoning Regulations,

and certification of a Mitigated Negative Declaration pursuant to the California
Environmental Quality Act, to allow seasonal agriculture and non-agriculture-
related commercial recreational activities at the Arata Pumpkin Farm located at
185 Verde Road in the unincorporated Half Moon Bay area of San Mateo County.
This project is appealable to the California Coastal Commission.

County File Number: PLN 2010-00207 (Gounalakis)

The requested permits would legalize and allow the incorporation of a variety of seasonal (May 1
and November 30 each year) agriculture and non-agriculture-related commercial recreational
activities, referred to as “agritainment™ activities in this report, into the normal pumpkin selling
activities at the Arata Farm property. Specifically, the applicant is proposing to legalize and
continue the following on-site, seasonal activities:

a hay maze/labyrinth/coliseum,
jousting events,

a haunted barn,

a petting zoo,

pony rides, and

train rides..

The applicant also proposes a children’s play area for birthday parties and school field trlp%
consisting of the following:

. a mini-maze,
. a bounce house, and
. a sales kiosk (for the sale of prepared foods).



No new permanent structures are proposed, nor are permanent improvements to the property
required for these activities. The property also has been in a Williamson Act contract
(AP 67-73) since 1967.

Dates and Hours of May — November July — November (excepting October)
Operation Daily: 8:30 am.-11:00 p.m. | Monday-Friday 9:00 a.m. ~ 6:00 p.m.

) Saturday: 9:00 a.m. - 9:00 p.m.
Sunday: 9:00 a.m. - 8:00 p.m.

October

Monday — Friday: 9:00 a.m. — 7:00 p.m.
Saturday: 9:00 a.m. - 11:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

Ponies Rides May — November July — November
Hay Maze May — November July — November
Coliseum May — November Use is Not Permitted
Train Ride May — November July — November
Petting Zoo May — November July — November

Bounce House

May -- November

July — November

Private Party Rentals

May — November

July — November

School Field Trips

May - November

July — November

Haunted Barn September - November
October (Friday and Saturday) | Use is Not Permitted

Sunset - 11:30 p.m.

September — November

Movie Nights

RECOMMENDATION

Staff recommends that the Planning Commission:

1. Certify the Mitigated Negative Declaration, pursuant to the California Environmental
Quality Act.

2. Issue an After-the-Fact Planned Agricultural Permit, by making the required findings and
adopting the conditions of approval listed in Attachment A.

3. Issue an After-the-Fact Coastal Development Permit, by making the required findings and
adopting the conditions of approval listed in Attachment A.



4. Approve the 2011 “Interim Operating Conditions” (Attachment E) to allow the applicant to
conduct certain commercial recreation activities during the appeal period and prior to the
final local decision, for the 2011 calendar year only.

DISCUSSION

A.  Previous Planning Commission Public Hearing

1. Applicant’s Requested Modifications

The Planning Commission considered the project at its June 8, 2011 meeting. During

the public hearing, Mr. Gounalakis and his counsel, Greg Antone, stated their concurrence
to the mitigation measures of the Mitigated Negative Declaration and the conditions of
approval, but requested the modifications, as described with staff’s analysis below.

a. Applicant Requests to Extend the Hours of Operation from 7:00 p.m. until 11:00 p.m.
for Fridays in October

The applicant explained that, since the County would allow the applicant to close
the farm at 11:00 p.m. on Saturdays in October, closure by 11:00 p.m. on Fridays
should also be allowed. He questions the purpose of requiring the early closure time
on Fridays in October. Commissioners expressed that the property’s hours of opera-
tion should be comparable with other agritainment venues in the area. However, in
light of public comment regarding late night parties conducted at the property in the
past, Commissioners indicated a desire that nighttime activities should only be
allowed on a limited basis, at least initially, to ensure the safety of the community.

Other agritainment venues in the area are Lemos Farm (12320 San Mateo Road),
Pastorino Farm (12391 San Mateo Road) and Cozzolino Farm (11881 San Mateo
Road). Per the conditions of approval of the Lemos Farm use permit (PLN 2000-
00711), entertainment activities at the property must cease by 11:30 p.m. in the
month of October and by 9:30 p.m. for other months of the year. However, published
hours of operations on the Lemos Farm website state that the farm closes at 5:00 p-m.
on a daily basis. Per the conditions of approval of the Pastorino Farm Use Permit
(PLN 2000-00730), entertainment activities at the property must cease by 9:30 p.m.
Similarly, published hours of operations on the Pastorino Farm website state that the
farm closes at 5:30 p.m. Mondays through Saturdays and at 5:00 p.m. on Sundays.
The use permit for Cozzolino Farm (PLN 2002-00712) does not regulate the hours of
operation. As of the writing of this report, Planning staff was unable to reach the
Cozzolino family regarding the hours of operation at their property.

In summary, while County use permits for the Lemos and Pastorino properties allow
nighttime operation of the venues, the venues, which cater primarily to children,

have limited their hours of operations to the daytime. In light of the hours of
operations of other agritainment venues, a recommendation for close of the Arata
Farm by 7:00 p.m. on Fridays in the month of October is comparable to other



agritainment operations in the unincorporated County. Depending on the results of
required annual reviews, the hours of operation could be reconsidered and adjusted
during upcoming use permit renewals.

Applicant Requests to Defcr Moving the Train Ride for 1 Year, Stating Time and
Financial Hardship in Moving the Train this Year

As described in the staff report dated June 8, 2011, Section 6353(6) of the Planned
Agricultural District (PAD) regulations allows for “Uses Ancillary to Agriculture” on
prime soils, subject to the issuance of a PAD permit. As the train ride is currently
located on prime soils and, as currently configured, is not related to agriculture,
Condition No. 24 requires the applicant/ property owner to relocate the train ride to
areas of non-prime soil, prior to the opening day of the 2011 season, if the train
remains unrelated to agriculture. The relocation or non-operation of the ride for this
season is reasonable in that the applicant has many other agritainment features
available on-site which, as proposed and conditioned, comply with the PAD regula-
tions.

Staff does not support deferral of the implementation of this condition, as the train
ride and other agritainment activities have operated without the benefit of permits for
many years. The applicant has not provided substantial evidence of a hardship on the
basis of which the Commission should defer the timely correction of this violation.

On June 16, 2011, Mr. Antone stated that the applicant proposes to add a produce car
to the train ride as an educational feature to illustrate the method by which much
produce is distributed. No additional information regarding the revised train ride
proposed has been submitted to staff. Should the Planning Commission determine
that the train with the produce car is related to agriculture, Condition No. 24 should
be amended to require the applicant to move the train ride to an area of non-prime
soils unless and until the ride operates with a produce car.

Applicant Requests to Defer Discontinuation of Jousting Use in the Coliseum for
1 Year, Due to Contract with the Jousting Company and Additional Time Needed
to Build Another Structure to Accommodate the Use

As described in the staff report dated June 8, 2011, Section 6353(6) of the PAD
regulations allows for “Uses Ancillary to Agriculture” on prime soils, subject to the
issuance of a PAD permit. Staff does not recommend the approval of the jousting
use, as the use is non-agriculture related and located within the coliseum, a permitted
structure located in an area of prime soils. Condition No. 26 requires the applicant/
property owner to replace the proposed jousting event/movie night use (as proposed
in the coliseum/viewing area) with an agriculture-related commercial recreation use,
subject to the approval of the Community Development Director. At the hearing, the
property owner stated that he has already entered into a contract with the jousting
company for the event to occur 68 days a year and would need additional time to
build another structure to accommodate the use.



The applicant has entered into a contract that calls for a land use that has not been
permitted, but is still under review by the Planning Commission. The applicant was
aware of the status of the review of his project, but entered into a contract with the
jousting company at his own risk. Therefore, the contract itself is not a hardship on
the basis of which the Commission should allow the non-agriculture related use to
take place on prime soils, which is not permitted by the PAD regulations. Staff does
not recommend alteration of this condition.

Applicant Requests a Movie Use, Which is Not Supported by the Staff Report, on
Friday and Saturdays Only

As described in the staff report dated June 8, 2011, Section 6353(6) of the PAD
regulations allows for “Uses Ancillary to Agriculture” on prime soils, subject to

the issuance of a PAD permit. Staff does not recommend the approval of the movie
use as the use is not related to agriculture and is located within the coliseum, a
permitted structure located in an area of prime soils. Condition No. 26 requires

the applicant/property owner to replace the proposed movie use (as proposed in the
coliseum/viewing area) with an agriculture-related commercial recreation use, subject
to the approval of the Community Development Director. At the hearing, the
property owner stated that the movie use of the coliseum structure is necessary to
entertain visitors who are resting and already seated within the coliseum structure.

Due to the property’s location within a scenic corridor and its proximity to residential
uses, introduction of a movie use could result in significant noise and light impacts.
While noise and light impacts could be minimized by limiting show times and vol-
ume levels, it is anticipated that allowing the use would result in complaints from the
community regarding such impacts (as noise and light are experienced subjectively)
and create monitoring challenges for the County. It should be noted that movie uses
have not been permitted at the other agritainment venues in the area.

Applicant Requests to Use 22 Parking Spaces on Verde Road to be Enforced by
Parking Attendants

At the hearing, John Riddell, Deputy Fire Marshal, Coastside Fire Protection District,
stated that parking on Verde Road could be accommodated within a southern part of
the right-of-way, as shown on Attachment H. Within the 450-foot area, a total of

22 parking spaces can be accommodated without compromise to fire, life, and

safety clearances, as the width of the roadway exceeds 26 feet. With the addition

of 22 street parking spaces, Commissioners stated that an equivalent number of
on-site parking spaces currently located on prime soils should be removed in order to
minimize encroachments onto prime soils. Condition No. 11 has been revised to
reflect this requirement. Staff has worked with project engineers at Sigma Prime to
revise the site plan to eliminate the 22 parking spaces on prime soils, as shown in
Attachments C (Proposed Site Plan) and D (As-Conditioned Site Plan). Condition
No. 30 requires the applicant to utilize this area for agricultural production.



On June 21, 2011, the applicant delivered a letter to the Planning Department from
Gary Arata (Attachment J) stating his concurrence with the revised conditions of
approval, which include the mitigation measures of the Mitigated Negative
Declaration.

2. Planning Commission Discussion

During the public hearing, two Commissioners (Ranken and Hansson) had to leave the
meeting due to prior commitments, while three Commissioners (Dworetzky, Slocum, and
Wong) remained to review the item. It became clear in deliberation amongst the remaining
Commissioners that any motion on the substance of the permit application would likely
result in a split vote. County Counsel advised that on this permit application, a 2—1 split
vote by three Commissioners would result in a failed motion, and therefore, Counsel
recommended that the Commission consider a motion to continue the item until additional
Commissioners could be present and a motion could carry three votes. The item was
continued to the Planning Commission meeting of June 29, 2011.

In its deliberation, the remalmng Commlssmners discussed a variety of concerns, including
those described below':

a. Shorten Term of Use Permit

At the hearing, Commissioners stated a preference for a shorter term for the use
permit than the five-year term originally recommended by staff. While a five-year
term is consistent with use permit terms of other agritainment venues in the area, in
light of past violations at the property (i.e., use and construction related), staff
recommends a two-year term for this use permit. Condition of approval No. 2 has
been revised accordingly.

b.  Revise Sigma Prime Site Plan to Better Reflect Proposed Areas of Recreation

The Commission reviewed the color-coded proposed site plan prepared by Sigma
Prime and provided the following feedback:

. Commissioners noted that the green color-coding for all recreation areas should
include the area of the 150-space parking lot, which would more accurately
represent the uses of the site.

*  Commissioners noted that the project, as conditioned, would represent a
reduction in the total area dedicated to recreation use on-site, stating that the
application of a 50-foot riparian buffer zone as requlred by Condition No. 4
would reduce the size of the hay maze.

' Commissioners also discussed the applicant’s requests to change the hours of operation for Fridays in October and
to utilize a 450-foot area of Verde Road for 22 parking spaces, which are described in Section A.1.e of this report.
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* Commissioners noted that implementation of Condition No. 24 would reduce
the total area of recreation use located on prime soils, as the applicant would be
required to move the bounce house and train ride to areas of non-prime soil.

Planning staff worked with staff at Sigma Prime to revise the proposed site plan to
represent the parking areas as recreation use. Staff identified other areas that should
also be color-coded as recreation, specifically areas of the petting zoo, store, and
castle. The revised proposed site plan (Attachment C) more accurately represents the
uses of the site, with recreation areas totaling 2.48 acres, where the original map
presented a total of 0.94 acres as recreation use.

Agriculture Area 2.94 3.03 +0.09 (+3,920)
Recreation Area 2.48 2.09 -0.39 (-16,988)
Developed Area 0.82 0.82 0

In order to better represent the uses of the property with the implementation of
conditions, staff worked with Sigma Prime staff to create an “ ‘As-Conditioned’
Site Plan” (Attachment D). This site plan represents the resulting areas of use after
the implementation of Condition No. 4 (requirement for 50-foot buffer zone),
Condition No. 24 (requirement to move the train ride to areas of non-prime soil),
and new Condition No. 30 (requirement to remove the 22 on-site parking spaces
and use the area for agricultural production). As conditioned, the project would
result in 2.09 acres of recreation use, compared to the 2.48 acres of proposed
recreation use. Implementation of Condition No. 30 would increase the area of the
property under agricultural production from 2.94 to 3.03 acres, an increase of 0.09
acres or 3,920 sq. ft. As conditioned, agriculture would remain the predominant use
of the property, occupying 3.03 acres, where recreation uses would occupy 2.09 acres
of the property. :

Other Changes Made to the Findings and Conditions of Approval

The revised Attachment A includes conditions added based on the discussion at the
Planning Commission meeting of June 8, 2011. Also, staff has made further edits to

the findings and conditions of approval to provide additional clarity and to incorporate

all the mitigation measures of the Mitigated Negative Declaration. All edits made to
Attachment A of the staff report dated June 8, 2011 are shown in underline and strike-outs.

Applicant’s Concurrence to Mitigation Measures of the Mitigated Negative Declaration

. During the public hearing, Mr. Gounalakis and his counsel, Greg Antone, stated their
concurrence to the mitigation measures of the Mitigated Negative Declaration and the
conditions of approval, but requested the modifications, as described in Section A.1 of this
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report. On June 21, 2011, the applicant delivered a letter to the Planning Department from
Gary Arata (Attachment J) stating his concurrence with the revised conditions of approval,
which include the mitigation measures of the Mitigated Negative Declaration.

Alternatives
Denial of the Project

Should the Planning Commission be unable to approve the proposed project at this hearing,
staff recommends that the Planning Commission consider allowing the continuation of the
2010 “Interim Operating Conditions” (Attachment F) in the form of the 2011 “Interim
Operation Conditions” (Attachment E), in anticipation of an appeal of the decision to the
Board of Supervisors. This would allow the applicant to conduct the proposed commercial
recreation activities (with daytime hours of operation only and no parking on Verde Road)
for the 2011 calendar year, during the appeal period until the final local decision is made.

If the Planning Commission were inclined to allow the agritainment activities to continue
during the pendency of an appeal to the Board of Supervisors, staff believes such approval
would itself require certification of an environmental document. Thus, staff also recom-
mends that the Planning Commission, prior to its approval of the 2011 Interim Operating
Conditions, certify the Mitigated Negative Declaration in connection with the approval
of the Interim Operating Conditions if the Planning Commission is able to make the
required California Environmental Quality Act (CEQA) findings in Attachment A. The
reduced scope of the project under the Interim Operating Conditions would result in less
impacts than the project as proposed. CEQA allows for minor changes to the project
description without re-circulation of the environmental document as long as the changes
would not result in new significant impacts.

Should the Planning Commission desire to deny the proposed project, staff recommends
that the Planning Commission:

a.  Deny the After-the-Fact Planned Agricultural Permit and/or the After-the-Fact
Coastal Development Permit by making the appropriate findings.

b.  Certify the Mitigated Negative Declaration, pursuant to the California Environmental
Quality Act.

c.  Approve the 2011 “Interim Operating Conditions” (Attachment E) to aliow the
applicant to conduct certain of the commercial recreation activities for the 2011
calendar year only.

Continuation of the Public Hearing

Should the Planning Commission desire to continue the public hearing, staff recommends
that the Planning Commission direct staff to work with the applicant and/or public to
address remaining concern(s) and consider approving the 2011 “Interim Operating
Conditions” (Attachment E) to allow the applicant to conduct the proposed commercial
recreation activities for the 2011 calendar year. This would allow the applicant to conduct
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the proposed commercial recreation activities (with daytime hours of operation only and no
parking on Verde Road) for the 2011 calendar year, until the final local decision is made.

Again, if the Planning Commission were inclined to allow the agritainment activities to
continue during further proceedings before the Commission, staff believes such approval
would itself require certification of an environmental document. Thus, staff also
recommends that the Planning Commission, prior to its approval of the 2011 Interim
Operating Conditions, certify the Mitigated Negative Declaration in connection with the
approval of the Interim Operating Conditions if the Planning Commission is able to make
the required CEQA findings in Attachment A. The reduced scope of the project under the
Interim Operating Conditions would result in less impacts than the project as proposed.

Should the Planning Commission desire to continue the public hearing, staff recommends
that the Planning Commission:

a.  Continue the item and direct staff to work with the applicant and/or public to address
remaining concern(s).

b.  Certify the Mitigated Negative Declaration, pursuant to the California Environmental
Quality Act. :

c.  Approve the 2011 “Interim Operating Conditions” (Attachment E) to allow the
applicant to conduct the proposed commercial recreation activities for the 2011
calendar year only.

REVIEWING AGENCIES

Building Department

Cal-Fire

California Coastal Commission

Department of Public Works

Environmental Health

San Mateo County Agricultural Advisory Committee

ATTACHMENTS
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Revised Recommended Findings and Conditions of Approval
Location Map

Revised Proposed Site Plan

As-Conditioned Site Plan

September 2011 Interim Operating Conditions

September 2010 Interim Operating Conditions

Initial Study Checklist and Negative Declaration
Measurements Along Verde Road '

Staff Report dated June 8, 2011 (excludes attachments)
Letter of Concurrence from Gary Arata, dated June 15, 2011
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Attachment A

County of San Mateo
Planning and Building Department

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL

Permit or Project File Number: PLN 2010-00207  Hearing Date: June 29, 2011

Prepared By: Tiare Pefia, Project Planner For Adoption By: Planning Commission

Camille Leung, Project Planner

RECOMMENDED FINDINGS

Based on the staff report and evidence presented at the hearing:

Regarding the Mitigated Negative Declaration, Find:

1.

That the Mitigated Negative Declaration is complete, correct and adequate and prepared

in accordance with the California Environmental Quality Act (CEQA) and applicable
State and County Guidelines. An Initial Study and a Mitigated Negative Declaration

were prepared and issued with a public review period from April 20, 2011 to May 2, 2011,
per the provisions of the CEQA. It should be noted that minor changes to mitigation
measures have been made (as shown in underline and strike-outs) to provide additional
clarity and would not result in new significant impacts. Therefore, CEQA does not
require re-circulation of the Mitigated Negative Declaration.

That on the basis of the Initial Study, comments received hereto, and testimony presented
and considered at the public hearing, there is no substantial evidence that the project, if
subject to the mitigation measures contained in the Mitigated Negative Declaration, will
have a significant effect on the environment. The mitigation measures contained in the .
Mitigated Negative Declaration and the conditions of approval in this document adequately
mitigate any potential significant effect on the environment.

That the Mitigated Negative Declaration reflects the independent judgment of San Mateo
County.

That the mitigation measures identified in the Mitigated Negative Declaration, have been
agreed to by the applicant and property owner and placed as conditions on the project. As
mitigation measures have been incorporated into the conditions of approval for this project,
in conformance with California Public Resources Code Section 21081.6, no Mitigation
Monitoring and Reporting Plan is necessary.
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Regarding the After-the-Fact Planned Agricultural District Permit, Find:

5.

That the proposed seasonal commercial recreation activities associated with the traditional
celebration of pumpkin season in the unincorporated area of San Mateo County constitute
a non-residential use ancillary to agriculture, per Section 6353(a)(6), and are considered a
commercial recreation use, per Section 6353(b)(7) of Chapter 21A, Planned Agricultural
District (PAD), of the County Zoning Regulations. Based on staff’s review contained

in the staff report dated June 8, 2011, the proposed commercial recreation uses are related
to agriculture, with the exception of the train ride, the bounce house, and the proposed
jousting event/movie night use. Condition No. 24 requires relocation of the train and
bounce house uses to areas of non-prime soil and Condition No. 26 requires the applicant
to replace the proposed jousting event/movie night use (as proposed in the coliseum/
viewing area) with an agriculture-related commercial recreation use. Agriculture would
remain the predominant use of the property, occupying 3.03 acres, where recreation uses
would occupy 2.09 acres of the property. As proposed and conditioned, the project
complies with the regulations of the Planned Agricultura) District.

That the project conforms to the Development Review Criteria contained in Chapter 20A of
the San Mateo County Zoning Regulations, specifically relating to the protection of scenic
resources. Based on staff’s review contained in the staff report dated June 8, 2011, the
project, as proposed and conditioned, complies with applicable Development Review
Criteria, including, but not limited to, those relating to protection of views within scenic
corridors and minimization of development on prime agricultural soils. As discussed in

the staff report, Condition No. 5 requires the applicant/property owner to maintain and
plant additional vegetative screening of all aspects of commercial recreational use and
Condition No. 24 requires the property owner to relocate areas of train ride and the

bounce house to areas of non-prime soil.

That the productivity of any adjacent agricultural lands is not diminished, including the
ability of the land to sustain animal grazing. As discussed in the staff report dated June 8,
2011, no new permanent structures or uses are proposed which would result in the
permanent conversion of agricultural lands.

That all development on the site is clustered. As discussed in the staff report dated June 8,
2011, proposed development is clustered on the eastern part of the property.

That the encroachment of all development upon prime soils, land which is suitable for
agricultural uses, and other lands is minimized. As discussed in the staff report dated
June 8, 2011, Condition No. 4 requires the applicant/property owner to locate the hay

‘maze outside of the required 50-foot buffer zone from the edge of riparian vegetation

along Lobitos Creek thereby reducing the size of development on prime soil and
Conditian No. 24 requires the property owner to relocate areas of the train ride and
the bounce house to areas of non-prime soil.
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Regarding the After-the-Fact Coastal Development Permit, Find:

10.

11.

That the project, as described in the application and accompanying materials required by
Section 6328.7 and as conditioned in accordance with Section 6328.14, conforms to the
plans, policies, requirements and standards of the San Mateo County Local Coastal Pro-
gram, specifically applicable policies of the Agriculture Component, Sensitive Habitat
Component, Recreation/Visitor Serving Facilities Component and the Visual Resources
Component. As discussed in the staff report dated June 8, 2011, the proposed agriculture-
related recreation uses would be considered ancillary to agriculture, a conditionally
permitted use on prime agricultural lands. Condition No. 4 requires the applicant/property
owner to locate the hay maze outside of the required 50-foot buffer zone from the edge of
riparian vegetation along Lobitos Creek, in compliance with applicable policies of the
Sensitive Habitat Component. In compliance with applicable policies of the Sensitive
Habitat Component, Condition No. 5 requires the applicant/property owner to maintain
and plant additional vegetative screening of all aspects of commercial recreational use and
Condition No. 12 regulates the number, location, size and color of signs at the property.
As described in staff presentation to the Planning Commission on June 8, 2011, the project
complies with applicable policies of the Recreation/Visitor Serving Facilities Component,
specifically the encouragement of commercial recreation facilities that would permanently
subsidize agriculture, when conversion policies have been met.

That the project, as conditioned, conforms to the specific findings required by the policies
of the San Mateo County Local Coastal Program (LCP), particularly those findings that the
proposed seasonal commercial recreation activities associated with the traditional celebra-
tion of pumpkin season in the unincorporated area of San Mateo County constitute a non-
residential use ancillary to agriculture and are considered a commercial recreation use. As
discussed in the staff report dated June 8, 2011, the proposed agriculture-related recreation
uses would be considered ancillary to agriculture, a conditionally permitted use on prime
agricultural lands. The project, as proposed and conditioned, complies with requirements
pertaining to the location of commercial recreation facilities outside of rural service centers -
in that the project benefits from a location surrounded by open land, provides needed
visitor services in an isolated area of attraction, and does not require new structures which
obstruct or detract from existing views.

RECOMMENDED CONDITIONS OF APPROVAL

Current Planning Section

1.

This approval applies only to the proposal described in this report and submitted to and
approved by the Planning Commission on June 29, 2011. Minor revisions or modifications
may be approved by the Community Development Director if they are consistent with the
intent of and in substantial conformance with the approval. Any other changes, modifica-
tions or additions shall require an amendment to the permit at a public hearing.

The PAD Permit shall expire five-(5) two (2) years from the date of approval and shall be
subject to annual administrative reviews and the applicable fee. Annual inspections shall
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10.

be scheduled by the applicant/property owner with Planning staff and shall occur no later
than September 30 of each year.

The applicant/property owner shall coordinate with the project planner to record the Notice
of Determination and pay an environmental filing fee of $2,044 (or current fee), as required
under Fish and Game Code Section 711.4(d), plus a $50 recording fee to the San Mateo
County within four (4) Working days of the final approval date of this project.

Prior to construction of any of the commercial recreation elements on the parcel,

the applicant/property owner shall submit for approval by the Community Development
Director a site plan developed by an engineer. Such plan shall include all elements for the
upcoming season and shall delineate the location of the hay maze in relation to the required
50-foot buffer zone from the edge of riparian vegetation along Lobitos Creek.

The applicant/property owner shall maintain and plant additional vegetative screening of all
aspects of commercial recreation use (i.e., hay maze, jump houses, etc.) such that structures
are minimally visible from Cabrillo Highway, to extent feasible, as determined by
Community Development Director.

The property owner is responsible for rriaintaining the health of intervening vegetation
necessary for screening all structures associated with commercial recreation as viewed
from the Cabrillo Highway. Per Section 6324.2 of the Zoning Regulations (Site Design
Criteria), the removal of any mature trees (those over 55” in circumference) would be
subject to the issuance of a PAD permit.

~‘The petting zoo shall be limited to animals traditionally associated with California coastal

agriculture (i.e., sheep, goats, chickens, etc.).

All structures (i.e., haunted barn and sales kiosk) and signage associated with the commer-
cial recreation use are required to maintain the same earth and vegetative tones as the
predominant colors of the site, as determined and to the satisfaction of the Community
Development Director.

The applicant/property owner shall maintain the dirt-surface parking lot, maze structures,
and other development such that pollutants (including trash and sediment) do not enter
Lobitos Creek or any right-of-way.

Mitigation Measure 6: The applicant/property owner shall strictly adhere to the following

heours/days-ef-operation:—months, days and hours of operation:

July — November (except October)
Monday - Friday: 9:00 a.m. — 6:00 p.m.
Saturday: 9:00 a.m. — 9:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.
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11.

12.

October

Monday — Friday: 9:00 a.m. — 7:00 p.m.
Saturday: 9:00 a.m. — 11:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

Violation of the hours of operation, as confirmed by Rlanning-staff County, may result in
the revocation of this permit.

All owners, employees, visitors and individuals otherwise associated with the property
shall park on- 51te w1th the exceptlon of the 450-foot length of road—Atne-time-shall

: : , erty-be - n-or along Verde Road, as identified by
Cal F1re staff and shown in Attachment H of the staff report, to accommodate a maximum
of 22 parking spaces and maintain a clear 26-foot wide road width. Applicant must dis-
continue use of on-street parking until Department of Public Works (DPW) requirements,
including those listed below, have been met; otherwise, any on-street parking authorized by
this permit will be void.

Prior to commencing any commercial recreation activities on the site, the applicant/
property owner shall be required to: (1) applyfor-and-ebtain-a-temperary-parking
restﬂet}en—permﬁ submit a parking plan and traffic control plan frem to the County DPW,
(2) submit a signage plan to include the placement of “No Parking — Fire Lane” signs at
intervals along Verde Road, with the exception of the portion of road described above,
subject to the approval of the DPW, and (3) enter into a maintenance agreement with DPW
for maintenance of signage as approved by DPW. The traffic control plan shall show any
shuttle routes and any off-site parking spaces, as well as a plan to turn away visitors if all
authorized parking spaces are full. Signage plan shall describe the location, type, color,
size. and mounting of proposed signage to be located along Verde Road. The applicant/
property owner is responsible for the cost of all improvements and long-term maintenance
of improvements. Violation of parking restrictions, as confirmed by Planning County staff,
may result in the revocation of this permit.

The applicant/property owner shall monitor all parking associated with this project within
the Verde Road right-of-way. The applicant/property owner shall coordinate with Cal-Fire
and the DPW to permanently mark the start and end of the 450-foot section of Verde Road

alon,q which parkmg is allowed, as well as the 1nd1v1dual 22 parkm,q spaces to nromote

contact the County Sheriff’s Ofﬁce 1mmed1atelv 1f there are violations of the “No Parking”
zones. Furthermore, the applicant shall hire security guards or after-hour police/sheriff’s
officers, as needed, to ensure that the “No Parking” zones are enforceable at all times.

Durmg the Halloween/Pumpkm Season (September 15 to October 31) the applicant is
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13.

14.

15.

16.

17.

18.

permitted to temporarily install up to four (4) directional traffic signs, maximum 2 ft. x 3 ft.
each visible from Cabrillo Highway. Such signs shall be installed on-site and not in the
public right-of-way. No signage shall be allowed on or along Cabrillo Highway and shall
be of the same earth and vegetative tones as the predominant colors of the site, as deter-
mined and to the satisfaction of the Community Development Director. All signage shall
be removed from the site within 30 days of the end of seasonal activities.

No signage shall be allowed on or along Cabrillo Highway.

emem*g—aﬂd—eaﬂﬁng—{-he—sﬁe—Mltlgatlon Measures 2 and 4 Durlng the weekends of the

Halloween/Pumpkin Festival Season (September 15 to October 31), the applicant/property
owner shall employ at least three (3) parking attendants to assist in the facilitation of
pedestrian and vehicular movement from Cabrillo Highway and Verde Road, vehicles
entering and exiting the site, and within the designated parking area on the site. During
the Halloween/Pumpkin Festival season, the applicant shall install no more than four
directional signs within the property for the purposes of directing traffic. Such signs

may be double-sided and each sign shall not exceed twenty (20) sq. ft. in area. The
applicant/property owner shall be responsible to ensure that no parking occurs on or

along Cabrillo Highway or within areas of Verde Road where parking is prohibited.

The applicant/property owner is encouraged to explore off-site parking opportunities
(i.e., a formal off-site parking agreement with property owner(s) in the area), to ease
parking challenges at the site.

At the end of the Halloween/Pumpkin Season on November 30, operation of all activities
will cease and within 30 days, the applicant/property owner shall deconstruct the hay maze
and coliseum. Hay that is stacked for future use shall be clustered and located at least

50 feet away from the edge of riparian vegetation on lands deemed Class IIV_(non-prime
soils).

During winter to spring months of December 1 to May 30, the applicant/property owner
must commit all areas of prime soils available for agricultural production eemmereial
reereation to viable agricultural production, including but not limited to the harvesting of
winter crops and grazing uses. In discussion with the Department of Agricultural Weights
and Measures, Brussels sprouts, cabbage, leeks, broccoli, cauliflower, and artichokes could
be cultivated during the winter months, for harvest in the spring. The applicant/property
owner shall supply financial records to the Current Planning Section by June 15 of each
year to confirm compliance with this condition.

The applicant/property owner shall submit for review and approval a trash and debris
management plan that, at the minimum, addresses immediate removal of trash and debris
and its management on the property in a contained area that avoids any health or safety
impact to the public, riparian buffer zones and areas used for agricultural operation. The
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19.

20.

21.

22.

25.

27.

28.

plan shall be submitted for review and approval by the Community Development Director
within 30 days of the approval of the permit.

The use of flashing lights on the property is prohibited.

A building permit shall be obtained from the Building Inspection Section prior to any
construction on the property and all construction shall be in accordance with approved
plans.

The applicant/property owner shall apply for and obtain a farm-stand license from the
Environmental Health Division for and prior to the operation of the store and sales kiosk.
Copies of permits shall be submitted to the Current Planning Section.

Additional demand on the existing septic system or the existing well to serve the
commercial recreation use is subject to Environmental Health Division review and
permitting.

The applicant/property owner shall apply for and obtain any required permits from
Cal-Fire. Copies of permits shall be submitted to the Current Planning Section.

The applicant/property owner shall relocate the train ride (if found to be unrelated to
agriculture) and the bounce house to areas of non-prime soil, prior to the opening day of the
2011 season._The train ride (if found to be unrelated to agriculture) and the bounce house
shall be located and maintained outside of areas of prime soils for the life of the project.

Off-premises commercial signs, brightly colored or illuminated, rotating, reflective,
blinking, flashing or moving signs, and pennants or streamers are prohibited, per Local
Coastal Program Policy 8.21 (Commercial Signs). Directional signs shall be simple, easy
to read and harmonize with surrounding elements. :

The applicant/property owner shall replace the proposed jousting event/movie aight use (as
proposed in the coliseum/viewing area) with an agriculture-related commercial recreation
use, subject to the approval of the Community Development Director.

Mitigation Measure 1: The applicant/property owner shall not-be-allowed-te utilize
moreless than 3.03 acres of the total area of land te for recreational activities-net-produeing
agriculture. This permit does not allow any intensification or expansion of use beyond the
scope of the approved project. At such time that the farm related uses cease, any structures
(other than the barns and single-family dwelling) shall be removed and the land made
available for agricultural purposes.

Mitigation Measure 3: The applicant/property owner shall maintain the 344 128 parking
spaces within the property. All spaces shall be clearly marked with chalk prior to
September 1; the applicant shall submit to the Planning Department for review and
approval a parking management plan that includes placement of attendants and vehicular
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29.

30.

31.

movement within the site. At no time shall vehicles be allowed to park along Cabrillo
Highway or along areas of Verde Road_where parking is prohibited.

Mitigation Measure 5: The applicant/property owner shall be responsible for ensuring that

all visitors have left the premises within 30 minutes of the site activities closing time.

The applicant/property owner shall utilize areas of prime soils where the 22 parking spaces

were removed on-site, for agricultural production, for the life of the project.

Per LCP Policy 11.15(c)(2) (Private Recreation and Visitor-Serving Facilities), the

property owner/ applicant shall execute and record a deed restriction over the entire parcel
and shall specify that: “Conversion of any portion of the commercial recreation facilities to
a non-public, private, or member only use, or the implementation of any program to allow
extended or exclusive use or occupancy of such facilities by an individual or limited group
or segment of the public, shall require an amendment to the applicable permit.

TGP:CML:pac - CMLV0449 WPU.DOC
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County of San Mateo

Planning & Building Department

455 County Center, 2nd Floor Mail Drop PLN122
Redwood City, California 94063 pingbldg@co.sanmateo.ca.us
650/363-4161 Fax: 650/363-4849 WWwWw.co.sanmateo.ca.us/planning

July 1, 2011

Chris and Sunneva Gounalakis
185 Verde Road
Half Moon Bay, CA 94019

Gary Arata _
2001 Green Hollow Road
Colfax, WA 99111

Lillian Arata
P.O.Box 15
San Gregorio, CA 94074

Dear Mr. and Mrs. Gounalakis, Mr. Arata and Ms. Arata:
SUBJECT: LETTER OF DECISION

County File Number PLN 2010-00207
185 Verde Road, Half Moon Bay; APN 066-310-080

On June 29, 2011, the San Mateo County Planning Commission considered a Planned
Agricultural District Permit and a Coastal Development Permit, pursuant to Sections 6530
and 6328, respectively, of the San Mateo County Zoning Regulations, and certification
of a Mitigated Negative Declaration pursuant to the California Environmental Quality
Act, to allow farm related seasonal and recreational activities to occur at the Arata
Pumpkin Farm located at 185 Verde Road in the unincorporated Half Moon Bay area

of San Mateo County. This project is appealable to the California Coastal Commission.
Application filed June 28, 2010. PROJECT PLANNERS: Tiare Penia and Camille Leung.
Telephone Numbers: 650/363-1850 and 650/363-1826.

Based on information provided by staff and evidence presented at the hearing, the
Planning Commission voted 3-1 on the actions listed below, including revising and
adding conditions of approval. See Attachment A for the complete set of Findings
and Conditions of Approval.

1.  Certification of the Mitigated Negative Declaration, pursuant to the California
Environmental Quality Act, with a deletion of a proposed mitigation measure to
require the applicant to take measures to prevent all parking on Verde Road,
and. substitution of a equivalent or more effective measure to prevent parking on
portions of Verde Road, and to cooperate with the Department of Public Works to
implement traffic control measures for the remainder.
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2. Approval of an After-the-Fact Planned Agricultural Permit, by making the required
findings, subject to the following amendments to the conditions of approval, as
listed below and in Attachment A,

a. Revised Condition No. 2 to read: The PAD Permit shall expire on December
31, 2011.

b. Added new Condition No. 32: The one bounce house shall be operated in
compliance with the standards of the “Safe Inflatable Operators Training
Organization” and/or other comparable best management practices for the
safe operation of the bounce house.

c. Added new Condition No. 33: For the renewal of this permit, the Planning
Commission requires that the applicant submit the following information for
ifs review:

(1} Revised site plan showing the relocation of the hay maze and the
coliseum structures to on-site areas of non-prime soils. Subsequently, the
current locations of the hay maze and the coliseum structures shall be
committed to agricultural production.

(2) The applicant/property owner is required to establish off-site parking
(i.e., a formal off-site parking agreement with property owner(s) in the
areaq) providing a minimum of 200 parking spaces for use by visitors and
employees of the Arata farm, to ease parking challenges at the site.
The applicant shall submit a traffic control plan showing the location
and number of off-site parking spaces and associated access roads to
demonstrate compliance with this condition.

3. Approval of an After-the-Fact Coastal Development Permit, by making the
required findings and adopting the Conditions of Approval listed in Attachment A.

Any interested party aggrieved by the determination of the Planning Commission has
the right of appeal to the Board of Supervisors within ten (10) business days from such
date of determination. The appeal period for this matter will end at 5:00 p.m. on July
14, 2011.

The Board of Supervisors’ approval is appealable to the California Coastal Commission.
Any aggrieved person who has exhausted local appeals may appeal this decision to
the Cadlifornia Coastal Commission within 10 working days following the Coastal
Commission's receipt of the Board decision. Please contact the Coastal Commission’s
North Central Coast District Office at 415/904-5260 for further information concerning
the Commission's appeal process. The County and Coastal Commission appedal
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periods are sequential, not concurrent, and together fotal approximately one month.
A project is considered approved when these appeal periods have expired and no

appeals have been filed.

If you have questions regarding this matter, please contact Tiare Pefia or Camille
Leung, Project Planners, at 650/363-1850 or 650/363-1826.

Rosdario Fernandez
Planning Commission Secretary

RF/TPG:cdn - TGPV0497_WCN.DOC

Attachments

Enclosure: San Mateo County Survey - An online version of our Customer Survey is also
available at: hitp://www.co.sanmateo.ca.us/planning/survey

cc: Andrew C. Bell
Barbara Bocca
Bob Lanig
Brooke B. Knier
Cal-Fire
Corey Bruce
Department of Public Works
Gary Arata

Half Moon Bay Planning Dept.

Irini Gounalakis
Jennifer Cayne
Joann Arata
Josh Pefrick
Laura Camozzi
Leonard Priestly
Manoli Gounalakis
Oliveno Silva
Rex Geitner
Shannon Crespo
Tim von Nieda

April Vargas

Bill Johnston

Brandon Spitzack

Building Inspection Section
Coastside Fire Protection
County Assessor
Environmental Health Division
Gregory J. Antone
Heather Gordon

James Birkelurd

Jennifer Chapman

Joseph M. Tamez
Kathleen Lee

Lennie Roberts

Luke Bruce

Michael Miller

R. J. Brown

Robin Camozzi

Tara Benjamin

W. R. Cochran
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Attachment A

County of San Mateo
Planning and Building Department

FINDINGS AND CONDITIONS OF APPROVAL THROUGH DECEMBER 31, 2011

Permit or Project File Number: PLN 2010-00207 Hearing Date: June 29, 2011

Prepared By: Tiare Pefa, Project Planner Adopted By: Planning Commission
Camille Leung, Project Planner

FINDINGS

Based on the staff report and evidence presented at the public hearing:

Regarding the Mitigated Negative Declaration, Found:

1. That the Mitigated Negative Declaration is complete, correct and adequate and
prepared in accordance with the California Environmental Quality Act (CEQA)
and applicable State and County Guidelines. An Initial Study and a Mitigated
Negative Declaration were prepared and issued with a public review period from
April 20, 2011 to May 2, 2011, per the provisions of the CEQA.

2. That certain Mitigation Measures identified in the circulated Mitigated Negative
Declaration are infeasible or otherwise undesirable, such that deletion of those
Mitigation Measures and substitution of other measures (as shown in underline
and strike-out) would be equivalent or more effective in mitigating or avoiding
potential significant effects and that it in itself will not cause any potentially
significant effect on the environment; and that the new measures will avoid
or reduce the significant effect to at least the same degree as, or to a greater
degree than the original measure and will create no more adverse effect of its
own than would have the original measure.

3. That on the basis of the Initial Study, comments received hereto, and testimony
presented and considered at the public hearing, there is no substantial evidence
that the project, if subject to the Mitigation Measures contained in the Mitigated
Negative Declaration, will have a significant effect on the environment. The
Mitigation Measures contained in the Mitigated Negative Declaration and the
conditions of approval in this document adequately mitigate any potential
significant effect on the environment.
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That the Mitigated Negative Declaration reflects the independent judgment of
San Mateo County.

That the Mitigation Measures identified in the Mitigated Negative Declaration
have been agreed to by the applicant and property owner and placed as
conditions on the project. As Mitigation Measures have been incorporated into
the Conditions of Approval for this project, in conformance with California Public
Resources Code Section 21081.6, no Mitigation Monitoring and Reporting Plan is
necessary.

Regarding the After-the-Fact Planned Agricultural District Permit, Found:

6.

That the proposed seasonal commercial recreation activities associated with

the fraditional celebration of pumpkin season in the unincorporated area of San
Mateo County constitute a non-residential use ancillary to agriculture, per Section
6353(a)(6), and are considered a commercial recreation use, per Section
6353(b)(7) of Chapter 21A, Planned Agricultural District (PAD), of the County
Zoning Regulations. Based on staff's review contained in the staff report dated
June 8, 2011, the proposed commercial recreation uses are related to agriculture,
with the exception of the train ride, the bounce house, and the proposed jousting
event/movie night use. Condition No. 24 requires relocation of the train and
bounce house uses to areas of non-prime soil and Condition No. 26 requires the
applicant to replace the proposed jousting event/movie night use {as proposed
in the colisesum/ viewing area) with an agriculture-related commercial recreation
use. Agriculture would remain the predominant use of the property, occupying
3.03 acres, where recreation uses would occupy 2.09 acres of the property. As
proposed and conditioned, the project complies with the regulations of the
Planned Agricultural District,

That the project conforms to the Development Review Criteria contained in
Chapter 20A of the San Mateo County Zoning Regulations, specifically relating to
the protection of scenic resources. Based on staff's review contained in the staff
report dated June 8, 2011, the project, as proposed and conditioned, complies
with applicable Development Review Criteria, including, but not limited to, those
relating to protection of views within scenic corridors and minimization of develop-
ment on prime agricultural soils. As discussed in the staff report, Condition No. 5
requires the applicant/property owner to maintain and plant additional vegeto-
tive screening of all aspects of commercial recreational use and Condition No. 24
requires the property owner to relocate the train ride and the bounce house to
areas of non-prime soail.
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10.

That the productivity of any adjacent agricultural lands is not diminished, including
the ability of the land to sustain animal grazing. As discussed in the staff report
dated June 8, 2011, no hew permanent structures or uses are proposed which
would result in the permanent conversion of agricultural lands.

That all development on the site is clustered. As discussed in the staff report dated
June 8, 2011, proposed development is clustered on the eastern part of the

property.

That the encroachment of all development upon prime soils, land which is suitable
for agricultural uses, and other lands is minimized. As discussed in the staff report
dated June 8, 2011, Condition No. 4 requires the applicant/property owner to
locate the hay maze outside of the required 50-foot buffer zone from the edge of
riparian vegetation along Lobitos Creek thereby reducing the size of development
on prime soil and Condition No. 24 requires the property owner to relocate the
train ride and the bounce house to areas of non-prime soil.

Regarding the After-the-Fact Coastal Development Permit, Found:

1.

12.

That the project, as described in the application and accompanying materials
required by Section 6328.7 and as conditioned in accordance with Section
6328.14, conforms to the plans, policies, requirements and standards of the San
Mateo County Local Coastal Program, specifically applicable policies of the
Agriculture Component, Sensitive Habitat Component, Recreation/Visitor Serving
Facilities Component and the Visual Resources Component. As discussed in the
staff report dated June 8, 2011, the proposed agriculture-related recreation uses
would be considered ancillary to agriculture, a conditionally permitted use on
prime agricultural lands. Condition No. 4 requires the applicant/property owner
to locate the hay maze outside of the required 50-foot buffer zone from the edge
of riparian vegetation along Lobitos Creek, in compliance with applicable policies
of the Sensitive Habitat Component. In compliance with applicable policies of
the Sensitive Habitat Component, Condition No. 5 requires the applicant/property
owner to maintain and plant additional vegetative screening of all aspects of
commercial recreational use and Condition No. 12 regulates the number,
location, size and color of signs at the property. As described in the staff
presentation to the Planning Commission on June 8, 2011, the project complies
with applicable policies of the Recreation/Visitor Serving Facilities Component,
specifically the encouragement of commercial recreation facilities that would
permanently subsidize agriculture, when conversion policies have been met.

That the project, as conditioned, conforms to the specific findings required by the
policies of the San Mateo County Local Coastal Program (LCP), particularly those
findings that the proposed seasonal commercial recreation activities associated
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with the traditional celebration of pumpkin season in the unincorporated area of
San Mateo County constitute a non-residential use ancillary to agriculture and are
considered a commercial recreation use. As discussed in the staff report dated
June 8, 2011, the proposed agriculture-related recreation uses would be con-
sidered ancillary to agriculture, a conditionally permitted use on prime agricultural
lands. The project, as proposed and conditioned, complies with requirements
pertaining to the location of commercial recreation facilities outside of rural
service centers in that the project benefits from a location surrounded by open
land, provides needed visitor services in an isolated area of attraction, and does
not require new structures which obstruct or defract from existing views.

CONDITIONS OF APPROVAL

Current Planning Section

I.

This approval applies only to the proposal described in the staff reports and sub-
mitted to and approved by the Planning Commission on June 29, 2011. Minor
revisions or modifications may be approved by the Community Development
Director if they are consistent with the infent of and in substantial conformance
with the approval. Any other changes, modifications or additions shall require
an amendment to the permits at a public hearing.

The PAD Permit shall expire on December 31, 2011.

The applicant/property owner shall coordinate with the project planner to record
the Notice of Determination and pay an environmentail filing fee of $2,044 (or
current fee), as required under Fish and Game Code Section 711.4(d), plus a $50
recording fee to the San Mateo County within four (4) working days of the final
approval date of this project.

Prior to construction of any of the commercial recreation elements on the parcel,
the applicant/property owner shall submit for approval by the Community
Development Director a site plan developed by an engineer. Such plan shall
include all elements for the upcoming season and shall delineate the location

of the hay maze in relation fo the required 50-foot buffer zone from the edge of
riparian vegetation along Lobitos Creek.

The applicant/property owner shall maintain and plant additional vegetative
screening of all aspects of commercial recreation use (i.e., hay maze, jump
houses, etc.) such that structures are minimally visible from Calbrillo Highway,

“to extent feasible, as determined by Community Development Director.
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10.

1.

The property owner is responsible for maintaining the health of intervening
vegetation necessary for screening all structures associated with commercial
recreation as viewed from Cabrillo Highway. Per Section 6324.2 of the Zoning
Regulations (Site Design Criteria), the removal of any mature trees (those over 55”
in circumference) would be subject fo the issuance of a PAD permit.

The petting zoo shall be limited to animals traditionally associated with California
coastal agriculture (i.e., sheep, goats, chickens, etc.).

All structures (i.e., haunted barn and sales kiosk) and signage associated with
the commercial recreation use are required to maintain the same earth and
vegetative tones as the predominant colors of the site, as determined and to
the satisfaction of the Community Development Director.

The applicant/property owner shall maintain the dirt-surface parking lot, maze
structures, and other development such that pollutants (including frash and
sediment) do not enter Lobitos Creek or any right-of-way.

Mitigation Measure 6*: The applicant/property owner shall strictly adhere to the

following heourstdays-of-eperationi—months, days and hours of operation:

July - November (except October)
-Monday - Friday: 9:00 a.m. - 6:00 p.m.
-Saturday: 9:00 a.m. - 2:00 p.m.

Sunday: 9:00 a.m. -8:00 p.m.

October

Monday — Friday: 92:00 a.m. -7:00 p.m.
Saturday: 2:00 a.m. - 11:00 p.m.
Sunday: 9:00 a.m.-8:00 p.m.

Violation of the hours of operation, as confirmed by Planning-staff County, may
result in the revocation of this permit.

All owners, employees, visitors and individuals otherwise associated with the
property shall park on-site, with the exception of the 450-foot length of road along
Verde Road, as identified by Cal-Fire staff and shown in Attachment H of the staff
report, to accommodate a maximum of 22 parking spaces and maintain a clear
26-foot wide road width. Applicant must discontinue use of on-street parking until

* Changes made by the Planning Commission to the published Mitigation Measures of the
project Mitigated Negative Declaration are shown in strike-outs {deletions) and underlines
(additions).
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Department of Public Works (DPW) requirements, including those listed below,
have been met; otherwise, any on-street parking authorized by this permit will be
void.

Prior to commencing any commercial recreation activities on the site, the
applicant/ property owner shall be required to: (1) submit a parking plan and
traffic control plan to the County DPW, (2) submit a signage plan to include the
placement of “No Parking — Fire'Lane” signs at intervals along Verde Road, with
the exception of the portion of road described above, subject to the approval

of the DPW, and (3) enter info a maintenance agreement with DPW for mainten-
ance of signage as approved by DPW. The traffic control plan shall show any
shuttle routes and any off-site parking spaces, as well as a plan to turn away
visitors if all authorized parking spaces are full. Signage plan shall describe the
location, type, color, size, and mounting of proposed signage fo be located along
Verde Road. The applicant/ property owner is responsible for the cost of all
improvements and long-term maintenance of improvements. Violation of parking
restrictions, as confirmed by County staff, may result in the revocation of this
permit.

The applicant/property owner shall monitor all parking associated with this
project within the Verde Road right-of-way. The applicant/property owner shalll
coordinate with Cal-Fire and the DPW to permanently mark the start and end of
the 450-foot section of Verde Road along which parking is allowed, as well as the
individual 22 parking spaces to promote efficient parking. The applicant shall
contact the County Sheriff's Office immediately if there are violations of the "No
Parking” zones. Furthermore, the applicant shall hire security guards or after-hour
police/sheriff's officers, as needed, to ensure that the “No Parking” zones are
enforceable at all times.

of-way-and-Mitigation Measure 7*: During the Halloween/ Pumpkin Season
(September 15 to October 31) the applicant is permitted to temporarily install up
to four (4) directional traffic signs, maximum 2 ft. x 3 ft. each visible from Cabrillo
Highway. Such signs shall be installed on-site and not in the public right-of-way.
No signage shall be allowed on or along Cabrillo Highway and shall be of the
same earth and vegetative tones as the predominant colors of the site, as deter-

* Changes made by the Planning Commission 1o the published Mitigation Measures of the
project Mitigated Negative Declaration are shown in strike-outs (deletions} and underlines
(additions).
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15.

16.

mined and to the safisfaction of the Community Development Director. All
signage shall be removed from the site within 30 days of the end of seasonal
activities.

No signage shall be allowed on or along Cabrillo Highway.

2 ond 4" During the weekends of the Holloween/ Pumpkm Festival Season
(September 15 to October 31), the applicant/ property owner shall employ at

least three (3) parking attendants to assist in the facilitation of pedestrian and
vehicular movement from Cabrillo Highway and Verde Road, vehicles entering
and exiting the site, and within the designated parking area on the site. During
the Halloween/Pumpkin Festival season, the applicant shall install no more than
four directional signs within the property for the purposes of directing fraffic. Such
signs may be double-sided and each sign shall not exceed twenty (20) sq. ft. in
area. The applicant/ property owner shall be responsible to ensure that no
parking occurs on or along Cabirillo Highway or within areas of Verde Road where
parking is prohibited.

The -applicant/property owner is encouraged to explore off-site parking oppor-
tunities (i.e., a formal off-site parking agreement with property owner(s) in the
areaqy), o ease parking challenges at the site.

At the end of the Halloween/Pumpkin Season on November 30, operation of
all activities will cease and within 30 days, the applicant/property owner shall
deconstruct the hay maze and coliseum. Hay that is stacked for future use
shall be clustered and located at least 50 feet away from the edge of riparian
vegetation on lands deemed Class IV {(nhon-prime soils). :

During winter to spring months of December 1 to May 30, the applicant/property
owner must commit all areas of prime soils available for agricultural production fo
viable agricultural production, including but not limited 1o the harvesting of winter
crops and grazing uses. In discussion with the Department of Agricultural Weights
and Measures, Brussels sprouts, cabbage, leeks, broccoli, cauliflower, and
artichokes could be cultivated during the winter months, for harvest in the spring.
The applicant/property owner shall supply financial records to the Current

* Changes made by the Planning Commission to the published Mitigation Measures of the
project Mitigated Negative Declaration are shown in strike-outs (deletions) and underlines
(additions).
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18.

20.

21.

22.

23.

24.

25.

26.

Planning Section by June 15 of each year to confirrh compliance with this
condition.

The applicant/property owner shall submit for review and approval a trash and
debris management plan that, at the minimum, addresses immediate removal of
trash and debris and its management on the property in a contained area that
avoids any health or safety impact to the public, riparian buffer zones and areas
used for agricultural operation. The plan shall be submitted for review and
approval by the Community Development Director within 30 days of the approval
of the permit.

The use of flashing lights on the property is prohibited.

A building permit shall be obtained from the BUiIding Inspection Section prior to
any construction on the property and all construction shall be in accordance with
approved plans.

The applicant/property owner shall apply for and obtain a farm-stand license from
the Environmental Health Division for and prior to the operation of the store and
sales kiosk. Copies of permits shall be submitted to the Current Planning Section.

Additional demand on the existing septic system or the existing well to serve the
commercial recreation use is subject to Environmental Health Division review and
permifting.

The applicant/property owner shall apply for and obtain any required permits from
Cal-Fire. Copies of permits shall be submitted to the Current Planning Section.

The applicant/property owner shall relocate the train ride and the bounce house
to areas of non-prime soll, prior to the opening day of the 2011 season. The train

ride and the bounce house shall be located and maintained outside of areas of

prime soils for the life of the project.

Off-premises commercial signs, brightly colored or illuminated, rotating, reflective,
blinking, flashing or moving signs, and pennants or streamers are prohibited, per
Local Coastal Program Policy 8.21 (Commercial Signs). Directional signs shall be
simple, easy to read and harmonize with surrounding elements.

The applicant/property owner shall replace the proposed jousting event/movie
use (as proposed in the coliseum/viewing area) with an agriculture-related
commercial recreation use, subject to the approval of the Community
Development Director.
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27.

28.

29.

30.

31.

32.

33.

Mitigation Measure 1°: The applicant/property owner shall ret-be-cllowed-to
utilize mrere less than 3.03 acres of the total area of land te for recreational
actfivities retproducing-agriculiure. This permit does not allow any intensification
or expansion of use beyond the scope of the approved project. At such time that
the farm related uses cease, any structures (other than the barns and single-family
dwelling) shall be removed and the land made available for agricultural purposes.

Mitigation Measure 3*: The applicant/property owner shall maintain the +44 128
parking spaces within the property. All spaces shall be clearly marked with chalk
prior fo September 1; the applicant shall submit to the Planning Department for
review and approval a parking management plan that includes placement of
attendants and vehicular movement within the site. At no time shall vehicles be
allowed to park along Cabrillo Highway or along areas of Verde Road where
parking is prohibited.

Mitigation Measure 5°: The applicant/property owner shall be responsible for
ensuring that all visitors have left the premises within 30 minutes of the site activities
closing time.

The applicant/property owner shall utilize areas of prime soils where the 22 parking
spaces were removed on-site, for agricultural production, for the life of the
project.

Per LCP Policy 11.15(c)(2) (Private Recreation and Visitor-Serving Facilities), the
property owner/applicant shall execute and record a deed restriction over the
entire parcel and shall specify that: “Conversion of any portion of the commercial
recreation facilities to a non-public, private, or member only use, or the
implementation of any program to allow extended or exclusive use or occupancy
of such facilities by an individual or limited group or segment of the public, shaill
require an amendment to the applicable permit.

The one bounce house shall be operated in compliance with the standards of the
“Safe Inflatable Operators Training Organization” and/or other comparable best
management practices for the safe operation of the bounce house.

For the renewal of this permit, the Planning Commission requires that the applicant
submit the following information for its review:

" Changes made by the Planning Commission 1o the published Mitigation Measures of the
project Mitigated Negohve Declaration are shown in strike-outs (deletions) and underlines
(additions).



Chris and Sunneva Gounalakis
Gary Arata

Lillian Arata

July 1, 2011

Page 13

a.  Revised site plan showing the re-location of the hay maze and the coliseum
structures to on-site areas of non-prime soils. Current location of hay maze
and the coliseum structures shall be committed to agricultural production.

b. The applicant/property owner is required to establish off-site parking (i.e., a
formal off-site parking agreement with property owner(s) in the area)
providing a minimum of 200 parking spaces for use by visitors and employees
of the Arata farm, to ease parking challenges at the site. The applicant shall
submit a traffic control plan showing the location and number of off-site
parking spaces and associated access roads to demonstrate compliance
with this condition.

RF/TGP:cdn - TGPV0497_WCN.DOC
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LAND CONSERVATION AGREEMENT . . o

seg O Jo- oo %(e v APZ.. Coavny ' . i
THIS AGREEMENT, made and entered into this 3&’ day

E&Zzzae ﬂ, 1966 by and between %
' ‘s herei fter referred to as
“Owner", and thé'GOUNTImQF_SANfMATEO, a political subdivisiqp of

the State of Californis, hereinafter referred to as "County",

WITNESSETH:

WHEREAS, Owner is the ownbr_of;cgrtain'real propexrty
in the County of San M@feo, which property 1s presently devoted

to agricultural use and 1s .described in Exhibit "A" attached
hereto; and o . ' B B , '
WHEREAS, said‘ﬁropérty ié:locdted in an agricultural
preserve that the county proposes to establish ox ‘has heretofore
established; and ‘ ) A o
WHEREAS, Eot'n:'ovnerl and County desire to limit the - !

et somsam a a1 oo s 20

use of sald property to »agi-i_cultﬁral purp.o'si'es in order to dls- .
courage premature. and unnécessa'ry conversion of such land to',
urban use, recogniz:lngv that sﬁch..land has substantlial public
value as open space and that the preservation of such land in
agricultural production constitutes an mportant physioal,

soclal, esthetlec and eeonomic asset ta Ccmnty, and

WHEREAS, the part;ies have determined. that the highesb
: and best use of such land during the 1:1fe or the within contract,
or any renewal thereof, is for. agricultural purposes:

- NOW, THEREFORE, the paz'ties, in consideration ot‘ the
mutusl covenants and conditions set forth herein and the sub-- K

stanti_ai i)u_bl:!.c benefits to be derived therefrom do hereby agree
as follows: . - I - T - ?

_ 1. The within Agreement.is made and entered into

DA-HEG: .
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ACORD GERTIFICATE OF LIABILITY INSURANCE o

il

PROQUCER  Phone' 408-280-2100 Fax 408.280-2310 THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION
QNEPOINT BUSINESS & INSURANCE SERVICES ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE
950 S. BASCOM AVE., SUITE 2118 HOLDER. THIS CERTIFICATE DOES NOT AMEND, EXTEND OR
SAN JOSE CA 95128 ALTER THE COVERAGE AFFORDED BY THE POLICIES BELOW.
. INSURERS AFFORDING COVERAGE NAIC #
Agency Lick: 0833663 | — -
INSURED INSURER . —
ARATA'S PUMPKIN FARM INSURER ]
CI/O GOUNALAKIS, SUNNEVAI INSURER
185 VERDE ROAD A - - -
HALF MOON BAY CA 94018 INSURER R ]
INSURER E. |

COVERAGES

. |THE POUICIES OF INSURANCE LISTEC BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD NDICATED. NOTWITHSTANDING
" JANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TOWHICH THIS CERTIFICATE MAY BE ISSUED OR

MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TD ALL THE TERMS, EXCLUSIONS ANO CONDITIONS QF SUCH
POLICIES AGGREGATE LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INSR| ADD' POLICY EFFECTIVE POLICY EXPRATION
SR ACDL  YYPE OF INSURANCE POLICY NUMBER oUCY EFFR et owITS
GENERAL LIABILITY TBA 07122111 07122142 | EACH OCCURRENCE 5 1,000,000
x TO RENTED
X | COMMERCIAL GENERAL LIABILITY RS CEn ameonce) $ 100,000
] cLams wae[ x| occur MED.EXF {Anyons person] (5 5,000
1A, PERSONAL B ADVINJURY S 1,000,000
™ GENERAL AGGREGATE s 2,000,000
| GENL AGGREGATE LIMIT APPLIES PER. PRODUCTS-COMP/IOP AGG.  |$ 2,000,000
R —- PRO-
| poLicy l —] JECT l } LoC
AUTOMOBILE UABILITY COMBINED SINGLE UIMIT
ANY AUYO [En accident) b4
ALL OWNED AUTOS BODILY IMIURY
] (Per pursan) $
SCHEDULED AUTOS .
. HIRED AUYOS BODILY INJURY s
NON-OWNED AUTOS (Por mecident) B
_— - PROPEATY DAMAGE s
(Per acsidant)
l | GARAGE LIABILIFY AUTO ONLY - EAACCIDENT |3
| amvauro OTHER THAN EAACG |$
, AUTD ONLY: oG 15
EXCESS | UMBRELUA LIABILITY EACH OCCURRENCE s B
] QCCUR D CLAIMS MADE AGGREGATE s
s
DEDUCTIBLE s
RETENTION $ 3

WORKERS COMPENSATION AND
EMPLOYERS® LIABILITY

ANY PROPRIEY ORPART NER/EXTCUTIVE

WCSTATU. T
Immrumn | OTHER

E.L. EACH ACCIDENT

. OFFICERMENBER EXCLUDED? E.L. DISEASE-EA EMPLOYEE |§

14 desaribe und : —
; IPECIAL PROVISIONS baiow EL DISEASEPOLICY LMT 'S

"OTHER,

Projact: All Callfornia Operations

DESCRIPTION OF OPERATIONS/L.OCATIONS/VEHICLES/EXCLUSIONS ADDED BY ENDORSEMENT/ SPECIAL PROVISIONS
Cartificate of Insurance naming Gary Arata and Lilllan Arata a8 additional insured with respect to work done by Arata Pumpkin Farm

CERTIFICATE HOLDER

CANCELLATION

GARY ARATA
2001 GREEN HOLLOW RD,
COLFAX, WA 99111

LILLIAN ARATA
PO BOX 15
SAN GREGORIQ, CA

Attention: TPENA@COSANMATEQ.CA US

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE
EXPIRATION DATE THEREOF. THE ISSUING INSURER WILL ENDEAVOR YO MAIL 30 DAYS
WRITTEN NOTICE TQ THE CERTIFICATE HOLDER NAMED TO THE LEFT. BUT FAILURE
TO DO S0 SHALL MPOSE NO OBLIGATION OR LIABILITY OF ANY KiND UPON THE INSURER,
IT5 AGENTS OR REPRESENTATIVES.

AUTHORIZED REPRESENTATIVE

Jeff Tairo

AGORD 25 {2001/08)

Cerlificate #

23059

® ACORD CORPORATION 1938
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San Mateo County
P{ann}ng and Bu#ding Danartmon

Dear Planning Commission Members and Staff,

June 15,2011

I own one half of the property at 185 Verde Rd. Half Moon Bay, Ca,. which_is
known as the Arata Pumpkin Farm. | would like to take this opportunity to.a‘pgloglze
to you that you are being dragged into what has become a persona_al_and CI_v:I issue
between my "family" and the Gounalakis'. My aunt has filed a partition action with
the court against me and the Gounalakis', which is the proper place_to settle the§e
issues, not by the planning commission. The issue before the planning commission
should be the use permit to operate the farm, no matter who operates it.

This was the first pumpkin farm in Half Moon Bay, having its beginning in the
1930's. My grandfather John Arata Sr. was a pioneer in the "pick your own" _
marketing concept. Clarence Arata obtained the seeds for the first pumpkins, and it
was my father John Arata Jr. who sold the first pumpkins in 1935. My grandfather
was the one who first had the idea to have farm animals on display in order to
attract people to the farm to buy pumpkins. Mr. Gounalakis has rented the farm
since 1991 and he came up with the idea of a straw maze as an attraction.

I feel that | have been a responsible owner and have been sensitive to
neighbors and others with genuine concerns about the operation of the farm. Mr.
Gounalakis has been approached by several promoters of night time "music
events". After some discussion he and | came to a decision that these events have
grown so much that we can not accomodate them on our small farm. Any reference
to these events that have occurred in the past are irrelevent, as none of these
events have taken place for the last 2 years and will not occur at this location in the
future. The use pemit being considered is not for these events, therefore it is a
dead issue and should not be a part of the discussion or decision.

Certain family members have stated that my 78 year old aunt wants to farm
the property herself. The fact is that she has a one thousand three hundred (1,300)
acre farm that she lives on that is not being farmed to capacity . | find it difficult to
believe that she wants to come to this small farm surrounded by so much
controversy to practice her farming skills.

Regarding the Williamson Act and the use of "prime soils"for commercial
recreation, these activities do not permanently harm the soil. The intent of the
Williamson Act was to protect prime farmland from non-agricultural development,
which is now being done. The farm could be put back to strictly agricultural use if
need be. The land has been used to grow pumpkins and corn to show the public
how these crops grow. I did not put the land in the Williamson Act . | inherited land

that my grandfather had put under contract. | have always paid my fair share of
taxes.

The farm is 8.37 acres total . Approximately 5 of them are usable for



agriculture. It is not possible or practical to survive in todays economy without the
added revenue of some other activities. Most of the land surrounding the pumpkin
farm is not being used for agricultural production. This is mainly because of
economics . If this permit is denied the land will most likely not remain in agriculture.

The pumpkin farm as it exists today is known world wide (through internet
and other media) . It brings many people to the Half Moon Bay area who would not
come otherwise and helps local businesses such as stores,restaurants ,gift shops,
gas stations, motel etc. This helps to generate revenue for Half Moon Bay.

The mitigation measures proposed by the staff seems adequate to me to
address the genuine concerns. This farm does an excellent job with public relations
and provides educational opportunities for many children. It would be a shame lose
it. | urge you to approve this use permit.

Tha}nk you for your time and consideration ,
Gary Arata "

Colfax, Washington
1-509-397-6499






Attention: Tiare Pefia, Project Planner

REGARDING FILE NO.: PLN 2010-00207
OWNER: Gary Arata/Lillian Arata

APPLICANT: Chris and Sunneva Gounalakis
ASSESSOR’S PARCEL NO.: 066-310-080

PROJECT LOCATION: 185 Verde Road, Half Moon Bay

Concerns, questions and comments regarding the correctness, completeness,
or adequacy of the Notice of Intent to Adopt Negative Declaration.



Attention: Tiare Peﬁa,'Project Planner

Included you will find 38 pages (including this page) expressing concerns, questions and
‘comments regarding the correctness, completeness, or adequacy of the following Notice of Intent
to Adopt Negative Declaration. These concerns, questions and comments are from Lillian Arata,
Joann Arata, Corey Bruce and Jennifer Chapman and also include a compilation and summary of
the concerns, questions and comments from neighborhood residents Robert Lanig (500 Verde

Road), Rob Coburn (515 Verde Road), Dick Cochran (101 Meyn Road) and Jennifer Marsh
(1300 Lobitas Creek Cut Off). We plan to present additional information at the upcoming
Planning Commission meeting.

FILE NO.: PLN 2010-00207

OWNER: Gary Arata/Lillian Arata

APPLICANT: Chris and Sunneva Gounalakis
ASSESSOR’S PARCEL NO.: 066-310-080

PROJECT LOCATION: 185 Verde Road, Half Moon Bay

We feel that it is very important to note that Lillian Arata, half owner of the property in question
(Parcel #066-310-080 at 185 Verde Road, Half Moon Bay) does not support this request for a
use permit nor does she support the current activities that go on at the above listed property. She
has not given her permission as a property owner for many of the listed activities, including the
Hay Maze/Labyrinth/Coliseum, Air Jumpers, Private Party Rentals, Haunted Barn, Movie
Nights, nor the previous addition of gravel to the parking area or the way in which tlie spent
hay/straw is disposed of on the property.



COUNTY OF SAN MATEO, PLANNING AND BUILDING DEPARTMENT

NOTICE OF INTENT TO ADOPT
NEGATIVE DECLARATION

A notice, pursuant to the California Environmental Quality Act of 1970, as amended (Public
Resources Code 21,000, et seq.), that the following project: Planned Agricultural Permit and
Coastal Development Permit, when adopted and implemented, will not have a significant impact
on the environment. '

FILE NO.: PLN 2010-00207

OWNER: Gary Arata/Lillian Arata

APPLICANT: Chris and Sunneva Gounalakis
ASSESSOR’S PARCEL NO.: 066-310-080

PROJECT LOCATION: 185 Verde Road, Half Moon Bay

PROJECT DESCRIPTION: Consideration of a Planned Agricultural Permit and a Coastal
Development Permit to allow the incorporation of project activities at the Arata Farm site.
Such activities include a hay maze, pony rides, train rides, hay rides, haunted barn, pumpkin
sales and private parties.

These activities have been in existence for approximately ten (10) years without the benefit of
permits, which the applicant is proposing to remedy by this application. The site is developed
with a 1,500 sq. ft. single-family residence, three (3) barns measuring 1,800, 500 and 300 sq. ft.,
respectively, and a 900 sq. ft. store which sells packaged snacks, agricultural sales and local
miscellaneous crafts. A Confined Animal Exemption for the keeping of four (4) ponies has
previously been applied for and approved on the subject property.

The following table describes the applicant’s requested months and time periods of operation,
Staff has presented an alternative recommendation in order to lessen any negative impacts on the
surrounding neighborhood. -



A

Hours of Operation -

May — November
Daily: 8:30 a.m. — 11:00 p.m.

July —- November (excepting October)
Monday-Friday 9:00 a.m. - 6:00 p.m.
Saturday: 9:00 a.m. — 9:00 p.m.
Sunday: 9:00 a.m. — 8:00 p.m.

October

Monday - Friday: 9:00 a.m. - 7:00 p.m.
Saturday: 9:00 a.m. -~ 11:00 p.m.
Sunday: 9:00 a.m. —8:00 p.m.

Ponies/Rides May - November July — November
Maze/Labyrinth/Coliseumn May - November July — November
Train Ride May - November July — November
Petting Zoo May - November July — November
Air Jumpers May - November July — November

Private Party Rentals

May - November

July — November

School Field Trips

May - November

July — November

Pumpkin Picking

September - November

September — November

Haunted Barn

September - November

September — November

Movie Nights

October (Friday and Saturday)
Sunset — 11:30 p.m.

October (Saturday)
Sunset — 11:00p.m.

QUESTIONS REGARDING PROPOSED DATES AND HOURS:
We feel that the number of months proposed for these commercial activities will
significantly reduce the potential agricultural use of this property and possible growing

seasons.

- How will the proposed hours be enforced?

- Will the following activities be allowed after dark? If so is this safe?
Train Ride, Petting Zoo, Air Jumpers, School Field Trips, Pumpkin Picking

- What would be the purpose of allowing school field trips between from July through
September 15" is school in session?

- What would be the purpose of allowing pumpkin picking past October 31

st )

- What would be the purpose of allowing the “Haunted Barn™ to be open past October 3177

The project parcel which is located on the east side of Cabrillo Highway is developed with

a 1,500 sq. ft. single-family residence, three barns measuring 1,800, 500 and 300 sq. ft.,
respectively, and a 900 sq. ft. store building which is being used for pumpkin sales. The parcel
has been a Williamson Act contract County File Number AP67-39, since 1968. The areas for




project activities are located throughout the entire parcel with some of those activities occurring
on prime soils. Please note that the entire property is considered “Prime Soil”.-

The area for growing of pumpkins and corn is located toward the western portion of the parcel
that is designated as prime soil. Parking for 144 vehicles is located toward the southern portion
of the parcel. Lobitos creek runs along the northeast perimeter of the parcel and intersects

with School House Creek intersects at the northwest portion of the property. Neither creek

is impacted by the activities contained on the subject parcel.

FINDINGS AND BASIS FOR A NEGATIVE DECLARATION

Please see our comments on the following points (1 through 5d) within the “project
Narrative and Answers to Questions for the Negative Declaration” section.

The Current Planning Section has reviewed the initial study for the project and, based upon
substantial evidence in the record, finds that:

1.  The project will not adversely affect water or air quality or increase noise levels
substantially.

w N

The project will not have adverse impacts on the flora or fauna of the area.
The project will not degrade the aesthetic quality of the area.

4. The project will not have adverse impacts on traffic or land use.

5. Inaddition, the project will not:

a.

b.

Create impacts which have the potential to degrade the quality of the environment.

Create impacts which achieve short-term to the disadvantage of long-term
environmental goals.

Create impacts for a project which are individually limited, but cumulatively
considerable. -

Create environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly.

The County of San Mateo has, therefore, determined that the environmental impact of the project
is insignificant.

Please see our comments on the above points (1 through 5d) within the “project Narrative
and Answers to Questions for the Negative Declaration” section.

MITIGATION MEASURES included in the project to avoid potentially significant effects:



Mitigation Measure 1: The applicant shall not be allowed to utilize more than 3 acres of the
total area of land to activities not producing agriculture. At such time that the farm related uses
cease, any structures (other than the barns and single-family dwelling) shall be removed and the
land made available for agricultural purposes.

- How will the square footage/acreage be calculated, at what time of year will it be
calculated and by whom?

- How will the land use requirements and maximum acreage used for activities not producing
agriculture be enforced? By whom?

- The “temporary” structure(s) such as the parking area, train ride area, petting zoo area. play
set area, as well as the building materials (hay/straw) used to construct the hay
maze/labyrinth/coliseum are currently, and have been in previous years, being stored on
prime soil making those areas unusable for agriculture.

Mitigation Measure 2: During the weekends of the Halloween/Pumpkin Festival Season
(September 15 to October 31), the applicant shall employ at least three (3) parking attendants to
assist in the facilitation of pedestrian and vehicular movement from Cabrillo Highway and within
the designated parking area on the site. During the Halloween/Pumpkin Festival season, the
applicant shall install no more than four directional signs within the property for the purposes of
directing traffic. Such signs may be double-sided and each sign shall not exceed twenty (20) sq.
ft. in area.

Please see our comments regarding “Mitigation Measure 2” within the “project Narrative
and Answers to Questions for the Negative Declaration” section.

Mitigation Measure 3: The applicant shall maintain the 144 parking spaces within the property.
All spaces shall be clearly marked with chalk prior to September 1; the applicant shall submit to
the Planning Department for review and approval a parking management plan that includes
placement of attendants and vehicular movement within the site. At no time shall vehicles be
allowed to park along Cabrillo Highway or along Verde Road.

During the weekends of the Halloween/Pumpkin Festival Season (September 15 to October 31),
the applicant shall employ at least three (3) parking attendants to assist in facilitation of pedes-
trian and vehicular movement from Cabrillo Highway and within the property site.

During the Halloween/Pumpkin festival season (September 15 to October 31), the applicant no
more than four signs within the property for the purposes of directing traffic only. Signs may be
double-sided and each sign shall not exceed 20 sq. ft. in area.

Please see our comments regarding “Mitigation Measure 3> within the ‘“project Narrative
and Answers to Questions for the Negative Declaration” section.



Mitigation Measure 4: During the weekends of the Halloween/Pumpkin Festival Season
(September 15 to October 31), the applicant shall employ at least three (3) parking attendants
to assist in the facilitation of vehicular movement from and to Cabrillo Highway, and within the
site.

Please see our comments regarding “Mitigation Measure 4 within the “project Narrative
and Answers to Questions for the Negative Declaration” section.

Mitigation Measure 5: The applicant shall be responsible for ensuring that all visitors have left
the premises within 30 minutes of the site activities closing time.

Please see our comments regarding “Mitigation Measure 5” within the ‘“project Narrative
and Answers to Questions for the Negative Declaration” section.

Mitigation Measure 6: The months, days and hours of operation are as follows: July 1 to
November 30 (excepting October), Monday — Friday, 9:00 a.m. — 6:00 p.m., Saturday 9:00 a.m.
—9:00 p.m., and Sunday 9:00 a.m. — 8:00 p.m.

During the month of October, Monday - Friday 9:00 a.m. — 7:00 p.m., Saturday 9:00 a.m. ~
11:00 p.m. and Sunday 9:00 a.m. — 8:00 p.m. ' .

Please see our comments regarding “Mitigation Measure 6” above in our questions
regarding dates and times section as well as within the “project Narrative and Answers to
Questions for the Negative Declaration”™ section.

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to October 31)
the applicant is permitted to temporarily install up to four (4) directional traffic signs, maximum
2 ft. x 3 ft. each visible from Cabrillo Highway. Such signs shall be installed on-site and not in
the public right-of-way. No signage shall be allowed on or along Cabrillo Highway.

Please see our comments regarding “Mitigation Measure 7 within the “project Narrative
and Answers to Questions for the Negative Declaration” section.

RESPONSIBLE AGENCY CONSULTATION

None.

INITIAL STUDY

The San Mateo County Current Planning Section has reviewed the Environmental Evaluation of
this project and has found that the probable environmental impacts are insignificant. A copy of

the initial study is attached.

REVIEW PERIOD: April 20,2011 to May 2,2011



All comments regarding the correctness, completeness, or adequacy of this Negative Declaration
must be received by the County Planning and Building Department, 455 County Center, Second
Floor, Redwood City, no later than 5:00 p.m., May 2, 2011. :

CONTACT PERSON

Tiare Peiia, Project Planner
Telephone 650/363-1850

Tiare Pefia, Project Planner

TP:cdn - TGPV0285_WCH.DOC
FRMO0013(click).doc
(1/11/07)



COUNTY OF SAN MATEO
Planning and Building Department

Initial Study Pursuant to CEQA
Project Narrative and Answers to Questions for the Negative Declaration
File Number: PLN 2010-00207 ‘
Arata Pumpkin Farm/Seasonal Recreational Activities

PROJECT DESCRIPTION

Consideration of a Planned Agricultural Permit and a Coastal Development Permit to allow the
incorporation of seasonal and recreational activities into the normal pumpkin selling activities
to occur at the Arata Farm site from July 1 through November 30. Such activities include a

hay maze, pony rides, train rides, hay rides, haunted barn, pumpkin sales and private parties.
Why are the other activities such as petting zoo, air jumpers, school field trips and movie nights
not included in this description?

QUESTIONS AND COMMENTS:

Please provide additional descriptions for each of the activities listed above:

Pony Rides:

What is the supervision for this activity?

Who leads the ponies (employee or child’s parent)?

Do the ponies live on the property year round?

Are there any stipulations or limitations on the time of day that this activity can take
place? Will pony rides be allowed after dark? If so, is this a safety hazard?

What department regulates the health, safety, care and humane treatment (food, water,
breaks) of these “working”™ animals? Has this department been made aware of this use

permit application? Is there a permit process for the use of ponies in commercial activity?

How is the safety of the tack and equipment being used for pony rides regulated?

Hay Maze/Labyrinth/Coliseum:

What is the square footage and height of these structures?

Are there any stipulations or limitations on the age and/or quality of the hay/straw being
used to build the hay maze/labyrinth/coliseum? It appears that a large portion of the
hay/straw bales used from the previous year is being re-used for the next year(s). What is
the structural integrity of re-used bales and who determines this?



Who inspects the building of the hay maze/labyrinth/coliscum? How often?

What are the permit requirements for electricity use within the hay
maze/labyrinth/coliseum? Will the applicant be allowed to use an abundance of clectrical
cords with many electrical extensions and splitters within the maze as in previous years?
Is this a fire hazard?

Are there any stipulations or limitations on how many emergency exits there are?

Are there any stipulations or limitations on how many fire extinguishers there are within
the structure?

Are there any stipulations or limitations on how many people can be in the structure at
one time? ' '

Are there any stipulations or limitations on how many attendants are required per square
foot of the maze to supervise the maze activities while visitors are present?

Are there any stipulations or limitations on the experience and/or safety and first aid
training that the attendants supervising the maze have?

Train Rides:

What is the square footage of the property used for train rides?

Is the structure/track permanent or is it removed in the off-season? What about the gravel
surrounding the track area?

Are there any stipulations or limitations on the time of day that this activity can take
place? Will train rides be allowed after dark? If so, is this a safety hazard?

What is the supervision for this activity?

Is this activity for adults and children? Are adults (guardians) required to be present
during train rides? Are seat belts required?

Are there any stipulations for required care and maintenance of the train? Is the train
inspected for safety? If so, by whom?

Hay Rides:

Please describe how this is done. What is the vehicle used to pull the “hay ride”?
Is the hay ride horse drawn, tractor drawn (wheel tractor or tracks) or another kind of
vehicle?



If it is tractor drawn are there any requirements for the type of tractor used, such as spark
arrester for fire safety around the hay/straw and on dry summer soils with dry vegetation
around?

What is the noise level from the tractor and how does it affect participants of the train
ride? '

Where is the path for this activity, through prime soils and/or the growing fields?
Does this activity take place in the fire lanes? Does it at any time block fire lanes?

Are there any stipulations or limitations on the time of day that this activity can take
place? Will hay rides be allowed after dark? If so, is this a safety hazard?

What is the supervision for this activity?

Is this activity for adults and children? Are adults (guardians) required to be present
on/during hay rides? Are seat belts required?

Petting Zoo:

Is a confined animal use permit required for the petting zoo animals?
How many and what type of animals are allowed for the petting zoo?
Do the petting zoo animals live on the property year round?

Are there any stipulations or requirements to post safety/warning signs about the animals,
such as kicking, biting, etc?

Are there any stipulations or limitations on the time of day that this activity can take
place? Will the petting zoo be open after dark? If so, is this a safety hazard?

What department regulates the health, safety, care and humane treatment (food, water,
breaks) of these “working” animals? Has this department been made aware of this use
permit application? Is there a permit process for the use of petting zoo animals in
commercial activity?

Air Jumpers:

This activity seems to be only for commercial use and not agriculturally related.
How many air jumpers would be allowed and what is the size of each one?
What is the supervision for this activity?

Is this activity for adults and children? Are adults (guardians) required to be present?



Private Party Rentals:

This activity seems to be only for commercial use and not agriculturally related.

Please describe in detail what private parties would include/exclude.
How many people would be allowed at these parties?

Would the private parties be specific to children’s parties? Specific to any subject matter
such as birthdays or weddings?

Would there be food served (by a licensed caterer, food prepared/sold on site, food
brought by attendees)?

Would there be alcohol served (by a licensed caterer, alcohol provided/sold by applicant,
alcohol brought by attendees)?

Would there be music at these parties (DJ or live music)?

Would these private parties be only on weekends or on weekdays as well?

School Field Trips:

What would be the purpose of School Field Trips during the moths of July through
September 15?2 Are children is school during this time? What Agriculture related
activities would they be experiencing?

Pumpkin Picking:

What would be the purpose of Pumpkin Picking after October 31st?
Would this be limited to pumpkins grown on the property?

If outside pumpkins are allowed to be brought in are there any stipulations or

requirements to sell only locally grown pumpkins?

At what point is selling pumpkins purchased and trucked in to the property considered to
be a commercial use and not an agricultural use of the property?

Haunted Barn:

Which structure is this housed in?

Has the structure been inspected by the appropriate parties to determine the safety of the
structure?

What is the purpose for this activity being open before October or past October 31%?



- Are there any stipulations or limitations on how many people can be in the Haunted barn
at one time?

- Are there any stipulations or limitations on how many attendants are required per square
foot of the Haunted Barn to supervise the maze.activities while visitors are present?

- Are there any stipulations or requirements for emergency exits, fire extinguishers?

Are children required to enter with a parent or guardian?

Movie nghtS‘
Where does this activity take place on the property?

- Are there any stipulations or requirements regarding the type and mlmg of the movies
. that are shown?

- Is this an agricultural activity or purely commercial activity?

- Would this activity be for children only or adults and children? What type of supervision
would be present during this activity?

These activities have been in existence for approximately ten (10) years without the benefit of
permits, which the applicant is proposing to remedy by this application.

Many of these activities have been going on for only a few years and have only recently been
brought to the attention of the land owners recently (particularly private parties). Lillian Arata,
half owner of the property, does not support many of these activities nor does she support this
use permit request and has not given her permission to the applicant (tenant) for these activities
to take place. ‘

Have there been negative outcomes to these activities in the past? Have there been problems
involving the police department(s), fire department, health department or complaints from
residents of the neighborhood or local citizens in the past?

The site is developed with a 1,500 sq. ft. single-family residence, three (3) barns measuring
1,800, 500 and 300 sq. ft., respectively, and a 900 sq. ft. store which sells packaged snacks,
agricultural sales and local miscellaneous crafts.

A Confined Animal Exemption for the keeping of four (4) ponies has previously been applied for
and approved on the subject property.
- What department issues this Confined Animal Exemption

- Are the ponies kept on the property year round?



- If so, are the ponies kept on prime soils? What restrictions or limitations are in place for

this?

INSURANCE REQUIREMENTS:
Will this use permit, if granted, require the applicant to provide proof of insurance adequate to
cover these activities?

ANSWERS TO QUESTIONS

1.

LAND SUITABILITY AND GEOLOGY -

Will (or could) this project involve a unique landform or biological area, such as
beaches, sand dunes, marshes, tidelands or San Francisco Bay?

No Impact. The project site is located on the east side of Cabrillo Highway and does
not involve a unique landform or biological area.

Will (or could) this project involve construction on slopes of 15% or greater?

No Impact. The project area is relatively. flat and no permanent construction is
proposed.

Will (or could) this preject be located in an area of soil instability (subsidence,
landslide or severe erosion)?

No Impact. There are no known soil instability issues on this subject parcel.

Will (or could) this project be located on, or adjacent to, a known earthquake
fault? _

Yes, Not Significant. The San Andreas Fault is located approximately 13 miles
northeast of the subject site. The proposed hay maze/coliseum will be constructed

in compliance with current building codes and standards, therefore, no mitigation is

necessary in the event of an earthquake.

- Are there any stipulations or limitations on the age and/or quality of the hay/straw being

used to build the hay maze/labyrinth/coliseum? It appears that a large portion of the
hay/straw bales used from the previous year is being re-used for the next year(s). What is
the structural integrity of re-used bales and who determines this?

Who inspects the building of the hay maze/labyrinth/coliseum? How often? Does this
happen periodically during to construction to verify that requirements are being met?

What are the permit requirements for electricity use within the hay

maze/labyrinth/coliseum? Will the applicant be allowed to use an abundance of electrical



e.

cords with many electrical extensions and splitters within the maze as in previous years?
Is this a fire hazard?

Are there any stipulations or limitations on how many people can be in the structure at
one time?

Will (or could) this project involve Class I or Class II Agriculture Soils and
Class III Soils rated good or very good for artichokes or Brussels sprouts?

Yes, Significant. The eight (8) acre parcel is designated as prime soils on the San
Mateo Area Prime Soils Map specifically “Loamy Soil.” This soil consists of sand,
silt and clay to some extent. The proposed uses upon this soil are temporary by
nature and no additional permanent structures are proposed.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act.

- Not all of the proposed uses upon the prime soils are “temporary”. The hay/straw
from the previous year’s hay maze is currently, and has in previous years, been
stored on prime soil making the area designated for the hay maze unusable for
agricultural use for the entire year. For example: the property currently has 20 hay
stacks wrapped in black plastic 8 of these 20 stacks are approximately 8 to 10 feet
wide by approximately 100 to 120 feet long by approximately 12 feet tall (or 800
to 1200 square feet each or 6,400 to 9,600 square feet total). Another 8 of the 20
stacks are approximately 8 to 10 feet wide by approximately 30 feet long by
approximately 12 feet tall (or 240 to 300 square feet each or 1.920 to 2,400 square
feet total). 8 of these 20 stacks are approximately 8 to 10 feet wide by
approximately 100 to 120 feet long by approximately 6 feet tall (or 800 to 1200
square feet each or 6,400 to 9,600 square feet total). The total square footage of
this stored hay/straw is estimated at between 14,720 square feet to 21,600 square
feet and most is situated in the area indicated as the “Maze Arca” on the map
included here. The placement of the stacks does not allow for agricultural use of
the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

- The parking area is not temporary and is situated on prime soil making it unusable
for agricultural uses throughout the entire year. This parking area is at least equal
to (if not larger than) the main Corn and Pumpkin growing field as indicated on
the map included here. As well, the applicant has previously added gravel to the
soil in the parking area making that soil unusable for growing crops in it’s current
state.



The train, play set, petting zoo and castle are also not temporary. The items
themselves or the materials used to build them remain on prime soils throughout
the year making the prime soils in those areas unusable for growing crops.

If the train, play set, petting zoo, parking arca and hay/straw that is used to build
the maze, coliseum and castle are continually constructed and stored in the same
areas how does that affect the prime soils when, as the applicant has indicated.
they continually grow the same crops in the same areas? Does lack of crop
rotation affect the quality of the prime soils?

If the applicants intends to move the train, play set and petting zoo as well as the
hay/straw that is used to build the maze, coliseum and castle where do they intend
to store them so that the items/materials do not interfere with usability of the
prime soils?

How does the equipment traffic and foot traffic needed to construct the hay
maze/coliseum affect the prime soils that they are being built on? How does it
affect the surrounding planted crops?

How does the vehicle traffic and foot traffic by visitors during the proposed use
permit time period affect the prime soils for the next growing season and beyond?
How does it affect the surrounding planted crops?

Will or could this project cause erosion or siltation?

No Impact. Breakdown is a natural occurring outcome of hay as it ages, the
applicant spreads the spent hay throughout the site after each pumpkin season,
therefore, the project is not expected to cause an unusually significant amount of
erosion or siltation.

-

The property currently has (as in previous years) large piles of decaying, moldy
hay/straw in many areas of the property, including in close proximity to and/or on
the creek banks. How does the quantity of the decaying hay/straw affect the prime
soils, erosion or siltation?

When the hay/straw is spread over the prime soils is it spread evenly throughout
the property or only in specific areas? What is the proximity of the spreading of
spent hay/straw to the sloping ground near the creek banks? Would the spent
hay/straw be spread within 100 feet of the creek banks?

Does the breakdown of the particular type of hay or straw that is used have a
negative affect on the prime soils or the nearby water supply, fish and wildlife?



Will (or could) this project result in damage to soil capability or loss of
agricultural land?

Yes, Not Significant. The proposed uses are temporary and do not require
conversion of prime soils; therefore, no loss of agricultural lands is expected.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act.

- Not all of the proposed uses upon the prime soils are “temporary”. The hay/straw
from the previous year’s hay maze is currently, and has in previous years, been
stored on prime soil making the area designated for the hay maze unusable for
agricultural use for the entire year. For example: the property currently has 20 hay
stacks wrapped in black plastic 8 of these 20 stacks are approximately 8 to 10 feet
wide by approximately 100 to 120 feet long by approximately 12 feet tall (or 800
to.1200 square feet each or 6,400 to 9,600 square feet total). Another 8 of the 20
stacks are approximately 8 to 10 feet wide by approximately 30 feet long by
approximately 12 feet tall (or 240 to 300 square feet each or 1,920 to 2,400 square
feet total). 8 of these 20 stacks are approximately 8 to 10 feet wide by
approximately 100 to 120 feet long by approximately 6 feet tall (or 800 to 1200
square feet each or 6,400 to 9,600 square feet total). The total square footage of
this stored hay/straw is estimated at between 14,720 square feet to 21,600 square
feet and most is situated in the area indicated as the “Maze Area™ on the map
included here. The placement of the stacks does not allow for agricultural use of
the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

- The parking area is not temporary and is situated on prime soil making it unusable
for agricultural uses throughout the entire year. This parking area is at least equal
to (if not larger than) the main Corn and Pumpkin growing field as indicated on
the map included here. As well, the applicant has previously added gravel to the
soil in the parking area making that soil unusable for growing crops in it’s current
state.

- The train, play set, petting zoo and castle are also not temporary. The items
themselves or the materials used to build them remain on prime soils throughout
the year making the prime soils in those areas unusable for growing crops.

- Ifthe train, play set, petting zoo, parking area and hay/straw that is used to build
the maze, coliseum and castle are continually constructed and stored in the same
areas how does that affect the prime soils when, as the applicant has indicated,
they continually grow the same crops in the same areas? Does lack of crop
rotation affect the quality of the prime soils?



- If the applicants intends to move the train, play set and petting zoo as well as the
hay/straw that is used to build the maze, coliseum and castle where do they intend
to store them so that the items/materials do not interfere with usability of the
prime soils?

- How does the equipment traffic and foot traffic needed to construct the hay
maze/coliseum affect the prime soils that they are being built on? How does it
affect the surrounding planted crops?

- How does the vehicle traffic and foot traffic by visitors during the proposed use
permit time period affect the prime soils for the next growing season and beyond?
How does it affect the surrounding planted crops?

- The property currently has (as in previous years) large piles of decaying, moldy
hay/straw in many areas of the property, including in close proximity to and/or on
the creek banks. How does the quantity of the decaying hay/straw affect the prime
soils, erosion or siltation?

- When the hay/straw is spread over the prime soils is it spread evenly throughout
the property or only in specific areas? What is the proximity of the spreading of
spent hay/straw to the sloping ground near the creck banks? Would the spent
hay/straw be spread within 100 feet of the creek banks?

- Does the breakdown of the particular type of hay or straw that is used have a
negative affect on the prime soils or the nearby water supply, fish and wildlife?

- - How is the twin from the spent hay/straw bales disposed of? Is the twin worked
into the soil as well?

Will or could this project be located within a flood hazard area?

No Impact. The project site is located within Flood Zone C (area of minimal

flooding) as defined by the Federal Emergency Map Act (FEMA) map number

060311 0225 C.

Will (or could) this project be located in an area where a high water table may
adversely affect land use?

No Impact. There is no indication of the presence of a high water table occurring in
this area.

Will (or could) this project affect a natural drainage cannel or streambed, or
watercourse?



No Impacf. The proposed uses are located at least 100 feet away from both Lobitos
Creck and School House Creek which run along the northeast and northwest peri-
meters of the parcel; therefore, no impact is identified.

- The property currently has (as in previous years) large piles of decaying, moldy
hay/straw in many areas of the property, including in close proximity to the creek
banks. How does the quantity of the decaying hay/straw affect the prime soils,
erosion or siltation?

- When the hay/straw is spread over the prime soils is it spread evenly throughout
the property or only in specific areas? What is the proximity of the spreading of
spent hay/straw to the sloping ground near the banks of Lobitos Creek and School
House Creek?

- Does the breakdown of the particular type of hay or straw that is used have a
negative affect on the prime soils or the nearby water supply, fish and wildlife?

- How does run off from this property, especially with regard to the spread spent
hay/straw affect the water quality for the down stream neighbors?

2. VEGETATION AND WILDLIFE

a.

Will (or could) this project affect fedéral or state listed rare or endangered
species of plant life in the project area?

No Impact. The project site is not located within or adjacent to a sensitive plant
habitat, as determined by review of the California Natural Diversity Database
(CNDDB).

Will (or could) this project involve cutting of heritage or significant trees as
defined in the County Heritage Tree and Significant Tree Ordinance?

No Impact. No tree removal is proposed or required as part of this project.

Will (or could) this project be adjacent to or include a habitat food source,
water source, nesting place or breeding place for a federal or state listed rare
or endangered wildlife species?

No Impact. The project site is not located within or adjacent to a sensitive plant
habitat, as determined by review of the California Natural Diversity Database
(CNDDB). What about trout and salmon populations?

Will (or could) this project affect fish, wildlife, reptiles, or plant life?



No Impact. The project will not have a significant effect on fish, wildlife, reptiles,
or plant life.

- The property currently has (as in previous years) large piles of decaying, moldy
hay/straw in many areas of the property, including in close proximity to the creek
banks. How does the quantity of the decaying hay/straw affect the prime soils.
erosion or siltation? '

- When the hay/straw is spread over the prime soils is it spread evenly throughout
the property or only in specific areas? What is the proximity of the spreading of
spent hay/straw to the sloping ground near the banks of Lobitos Creek and School
House Creek?

- Does the breakdown of the particular type of hay or straw that is used have a
negative affect on the prime soils or the nearby water supply (including fish and
wildlife)?

- Does the reported increased rodent population impact the fish, wildlife, reptiles or
plant life on or near the property including spreading of disease and dangerous
bacteria such as salmonella?

e.  Will (or could) this project be located inside or within 200 feet of a marine or
wildlife reserve?

No Impacet. The proposed project is not located within 200 feet of a marine or
‘wildlife preserve.

f.  Will (or could) this project infringe on any sensitive habitats?

No Impact. There are no identified sensitive habitats within the project site.

g.  Will (or could) this project involve clearing land that is 5,000 sq. ft. or greater
(1,000 sq. ft. within a County Scenic Corridor), that has slopes greater than 20%
or that is in a sensitive habitat or buffer zone?

No Impact. No grading is proposed or required for the proposed project.
3. PHYSICAL RESOURCES

a.  Will (or could) this project result in the removal of a natural resource for com-
mercial purposes (including rock, sand, gravel, oil, trees, minerals or topsoil)?

No Impact. No removal of natural resources are proposed or required.

b.  Will (or could) this project involve grading in excess of 150 cubic yards?



c.

No Impact. This project does not involve grading.

Will (or could) this project involve lands currently protected under the
Williamson Act (agricultural preserve) or an Open Space Easement?

Not Significant. The project site is under a Williamson Act (AP 67-39). The site
is an active farm producing pumpkins and corn.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act.

Are pumpkins actually grown on this property? If so, what portion of pumpkin
sales are from pumpkins grown on the property?

Is the corn that is grown used as an agricultural commodity or as decoration for
the proposed uses and activity?

Not all of the proposed uses upon the prime soils are “temporary”. The hay/straw
from the previous year’s hay maze is currently, and has in previous years. been
stored on prime soil making the area designated for the hay maze unusable for
agricultural use for the entire year. For example: the property currently has 20 hay
stacks wrapped in black plastic 8 of these 20 stacks are approximately 8 to 10 feet
wide by approximately 100 to 120 feet long by approximately 12 feet tall (or 800
to 1200 square feet each or 6,400 to 9,600 square feet total). Another 8 of the 20
stacks are approximately 8 to 10 feet wide by approximately 30 feet long by
approximately 12 feet tall (or 240 to 300 square feet each or 1,920 to 2,400 square
feet total). 8 of these 20 stacks are approximately 8 to 10 feet wide by
approximately 100 to 120 feet long by approximately 6 feet tall (or 800 to 1200
square feet each or 6,400 to 9,600 square feet total). The total square footage of
this stored hay/straw is estimated at between 14,720 square feet to 21,600 square
feet and most is situated in the area indicated as the “Maze Area” on the map
included here. The placement of the stacks does not allow for agricultural use of
the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

The parking area is not temporary and is situated on prime soil making it unusable
for agricultural uses throughout the entire year. This parking area is at least equal
to (if not larger than) the main Corn and Pumpkin growing field as indicated on
the map included here. As well, the applicant has previously added gravel to the
soil in the parking area making that soil unusable for growing crops in it’s current
state.



- The train, play set, petting zoo and castle are also not temporary. The items
themselves or the materials used to build them remain on prime soils throughout
the year making the prime soils in those areas unusable for growing crops.

- If'the train, play set, petting zoo, parking area and hay/straw that is used to build
the maze, coliseum and castle are continually constructed and stored in the same
areas how does that affect the prime soils when, as the applicant has indicated,
they continually grow the same crops in the same areas? Does lack of crop
rotation affect the quality of the prime soils?

- If the applicants intends to move the train, play set and petting zoo as well as the
hay/straw that is used to build the maze, coliseum and castle where do they intend
to store them so that the items/materials do not interfere with usability of the
prime soils?

Will (or could) this project affect any existing or potential agricultural uses?

Yes, Significant Unless Mitigated. The property measures 8.37 acres, of which 2.2
acres has been designated for uses associated with project activities. However, the
following mitigation measure is proposed to address the agricultural uses on the
project site.

Mitigation Measure 1: The applicant shall not be allowed to utilize more than 3
acres of the total area of land to activities not producing agriculture. At such time
that the commercial recreational uses cease, any structures (other than the barns and
single-family dwelling) shall be removed and the land made available for agricultural

purposes.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act.

How is the 3 acre recommendation above in “Mitigation Measure 1” determined
and by whom?

The areas used for commercial recreational uses (as indicated on the map
provided by the county and included here) seem to indicate that this preject does
not even meet “Mitigation Measure 17, additionally, what portion of the land is
required by Planned Agricultural District zoning regulations or the Williamson
Act to be used for agricultural purposes?

- Areas indicated for agricultural use (“growing™) = 107, 800 square feet (107,800
square feet = 2.47 acres)



Permanent Structures on the property = 5,000 square feet or .1147815 acres

8.37 acres minus 0.1147815 acres being used for permanent structures = 8.26
acres not containing permanent structures

8.26 acres minus 2.47 acres being used for growing crops = 5.79 acres NOT being
used for agricultural purposes

Not all of the proposed uses upon the prime soils are “temporary”. The hay/straw
from the previous year’s hay maze is currently, and has in previous years, been
stored on prime soil making the area designated for the hay maze unusable for
agricultural use for the entire year. For example: the property currently has 20 hay
stacks wrapped in black plastic 8 of these 20 stacks are approximately 8 to 10 feet
wide by approximately 100 to 120 feet long by approximately 12 feet tall (or 800
to 1200 square feet each or 6,400 to 9,600 square feet total). Another 8 of the 20
stacks are approximately 8 to 10 feet wide by approximately 30 feet long by
approximately 12 feet tall (or 240 to 300 square feet each or 1,920 to 2,400 square
feet total). 8 of these 20 stacks are approximately 8 to 10 feet wide by
approximately 100 to 120 feet long by approximately 6 feet tall (or 800 to 1200
square feet each or 6,400 to 9,600 square feet total). The total square footage of
this stored hay/straw is estimated at between 14,720 square feet to 21,600 square
feet and most is situated in the area indicated as the “Maze Area” on the map
included here. The placement of the stacks does not allow for agricultural use of
the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

The parking area is not temporary and is situated on prime soil making it unusable
for agricultural uses throughout the entire year. This parking area is at least equal
to (if not larger than) the main Corn and Pumpkin growing field as indicated on
the map included here. As well, the applicant has previously added gravel to the
soil in the parking area making that soil unusable for growing crops in it’s current
state.

The train, play set, petting zoo and castle are also not temporary. The items
themselves or the materials used to build them remain on prime soils throughout
the year making the prime soils in those areas unusable for growing crops.

If the train, play set, petting zoo, parking area and hay/straw that is used to build
the maze, coliseum and castle are continually constructed and stored in the same
areas how does that affect the prime soils when, as the applicant has indicated,
they continually grow the same crops in the same areas? Does lack of crop
rotation affect the quality of the prime soils?



- If'the applicants intends to move the train, play set and petting zoo as well as the
hay/straw that is used to build the maze, coliseum and castle where do they intend
to store them so that the items/materials do not interfere with usability of the
prime soils?

4. AIR QUALITY, WATER QUALITY, SONIC

a.  Will (or could) this project generate pollﬁtants (hydrocarbon, thermal odor, dust
or smoke particulates, radiation, etc.) that will violate existing standards of air
quality on-site or in the surrounding area?

No Impact. No pollutants will be generated by the farm related uses on the site.

b.  Will (or could) this project involve the burning of any matenal including brush,
trees and construction materials?

No Impact. The project does not involve the burning of any material.

c¢.  Will or could this project be expected to result in the generation of noise levels
in excess of those currently existing in the area, after construction?

Not Significant. During the pumpkin season, visitors to the site will generate
some noise, however, such noise shall not exceed the levels determined appropriate
according to the County Noise Ordinance standard.

- In previous years there have been many complaints that have resulted in police
presence due to excessive noise, especially at night-time events and private
parties, how does the applicant intend to reduce or eliminate noise levels during
any upcoming private parties or after dark activities?

- Will there be any limitations stipulated in the use permit regarding music (DJ or
live music) during any after dark activities and/or private parties?

- Will there be any limitations on the number of people in attendance for the listed
activities, especially for private parties of after dark activities?

d.  Will (or could) this project involve the application, use or disposal of potentially
hazardous materials, including pesticides, herbicides, other toxic substances, or
radioactive material? '

No Impact. The project does not involve the application, use or disposal of
potentially hazardous materials.



- How does the applicant propose to control weed growth on the property?

- How does the applicant intend to manage the potential additional weed growth
due to composting and spreading spent hay on the prime soils?

Will (or could) this project be subject to noise levels in excess of levels deter-
mined appropriate according to the County Noise Ordinance or other standard?

No Impact. There are no adjacent or nearby noise sources in excess of levels
determined appropriate according to the County Noise Ordinance that would affect
the project site and activities

Will (or could) this project generate noise levels determined appropriate
according to the County Noise Ordinance standard?

Yes, Not Significant. The project activities would produce noise levels that would
exceed the limits of the County Noise Ordinance standard. Implementation of
Mitigation Measures 5 and 6 will limit site noise levels to the site and will ensure
that they will not create a significant impact beyond the operating hours of the daily
project activities.

- In previous years there have been many complaints that have resulted in police
presence due to excessive noise, especially at night-time events and private
parties, how does the applicant intend to reduce or eliminate noise levels durm&
any upcoming private parties or after dark activities?

- Will there be any limitations stipulated in the use permit regarding music (DJ or
live music) during any after dark activities and/or private parties?

- Will there be any limitations stipulated in the use permit regarding the number of
people in attendance at the property for each of the intended activities (especially
private parties) either during daylight hours or after dark hours?

- Will there be any limitations stipulated in the use permit regarding the number of
people in attendance after dark?

Will (or could) this pro;ect generate polluted or increased surface water runoff
or affect groundwater resources?

No Impact. There is no anticipated polluted or increased surface water runoff.

- What is the proximity of the spreading of spent hay/straw to the sloping ground
near the banks of Lobitos Creek and School House Creek?



Does the breakdown of the particular type of hay or straw that is used have a
negative affect on the nearby water supply (including fish and wildlife)?

Does the mold and decay of the hay/straw and the increased rodent population
combined with seasonal rains have the potential to generate polluted water
runoff?

How does the possible increase in compacted soil in the parking area, train area,
petting zoo area, hay/straw storage area. construction areas and other high foot
traffic and vehicle traffic areas affect the run off as compacted soil can allow for
less absorption and more run off/erosion.

Will (or could) this project require installation of a septic tank/leachfield sewage

disposal system or require hookup to an existing collection system which is at or
over capacity?

No Impact. The installation of a septic tank/leachfield or hookup to an existing collection

system is not required. The applicant provides portable facilities for use by visitors to
the farm.

- Are there any stipulations or requirements regarding placement of portable

bathroom facilities in relation to the other activities proposed, particularly and
food preparation or sales?

TRANSPORTATION

b.

Will (or could) this project affect access to commercial establishments, schools,
parks, etc.?

No Impact. The project will not affect access to commercial establishments, schools,
parks or other amenities or services.

Will (or could) this project cause noticeable increase in pedestrian traffic or a
change in pedestrian patterns? '

No Impact. All pedestrian traffic will be contained on the farm; no increase in
pedestrian traffic will be on any adjacent property.

In previous years that these same activities have gone on there has been
significantly increased vehicle traffic and parking along surrounding road ways,
creating pedestrian traffic on those road ways with people (adults and children)
traveling by foot on narrow, congested roadways to access the property. How will
the restricted parking outlined in Mitigation Measure 3 be enforced?



C.

- How will the public know not to park along surrounding roadways? Will there be
a requirement that “No Parking” signs be posted along the surrounding roadways?
If so, would the posting of such signs be a requirement of the applicant or the
county?

'Will (or could) this preject result in noticeable changes in vehicular traffic
patterns or volumes (including bicycles)?

Yes, Significant Unless Mitigated. During the pumpkin season it is anticipated
that the volume of traffic will increase at the entrance and exit of the farm and

along Cabrillo Highway, therefore, the following mitigation is proposed to address
vehicular traffic.

Mitigation Measure 2: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of pedestrian and vehicular movement
from Cabrillo Highway and within the designated parking area on the site. During
the Halloween/Pumpkin Festival season, the applicant shall install no more than

four directional signs within the property for the purposes of directing traffic. Such
signs may be double-sided and each sign shall not exceed twenty (20) sq. ft. in area.
Signage shall be removed within thirty (30) days of the end of the seasonal activities.

- Inprevious years that these same activities have gone on there has been
significantly increased vehicle traffic, congestion and parking along surrounding
road ways, how will the restricted parking outlined in Mitigation Measures 2 and
3 be enforced?

- How will the public know not to park along surrounding roadways? Will there be
a requirement that “No Parking” signs be posted along the surrounding roadways?
If so, would the posting of such signs be a requirement of the applicant or the
county?

- What will be required of the applicant once the designated parking area on the site -
is fully occupied? How will additional traffic be directed away from the property
and surrounding roadways?

- Will there be any stipulations as to where the minimum of three parking
attendants will be located? Will there be attendants located on the surrounding
roadways to direct traffic to the parking area or away from the property if the
parking area is full?

- Will there be any stipulations or requirements regarding the experience level
and/or training required for the parking attendants?

- Are three parking attendants sufficient to direct traffic given all of the possible
entry points to the property? ie: Verde Rd North entrance, Verde South entrance,



parking lot entrance, parking lot exit, Lobitos Creek Rd, Lobitos Creek Cut Off
and the parking lot itself. It seems like more than three attendants would be
requircd to keep all visitors parking contained within the property.

- Will there be a requirement to have police officers directing traffic during the
“pumpkin season” between September 15™ to October 317

Will (or could) this project involve the use of off-road vehicles of any kind (such
as trail bikes)?

No Impact. The project will not involve the use of off-road vehicles of any kind.
Will (or could) this project result in or increase traffic hazards?

Yes, Significant Unless Mitigated. During the weekends of the Halloween/Pumpkin
Festival season (September 15 to October 31), it is anticipated that traffic will
increase, therefore, to mitigate any possible traffic hazards the following mitigation
measure is proposed:

Mitigation Measure 3: The applicant shall maintain the 144 parking spaces within
the property. All spaces shall be clearly marked with chalk prior to September 1; the
applicant shall submit to the Planning Department for review and approval a parking
management plan that includes placement of attendants and vehicular movement
within the site. At no time shall vehicles be allowed to park along Cabrillo Highway
or along Verde Road.

During the weekends of the Halloween/Pumpkin Festival Season (September 15 to
October 31), the applicant shall employ at least three (3) parking attendants to assist
in facilitation of pedestrian and vehicular movement from Cabrillo Highway and
within the property site.

During the Halloween/Pumpkln festival season (September 15 to October 31), the

applicant no more than four signs within the property for the purposes of dlrectlng

traffic only. Signs may be double-sided and each sign shall not exceed 20 sq. ft. in
area. ' ' ,

- In previous years that these same activities have gone on there has been
significantly increased vehicle traffic, congestion and parking along surrounding
road ways as well as visitor’s vehicles blocking neighboring driveways and solid
traffic congestion on narrow roadways that would not allow for emergency
vehicles to pass if necessary. How will the restricted parking outlined in
Mitigation Measures 2 and 3 be enforced?

- How will the public know not to park along surrounding roadways? Will there be
a requirement that “No Parking” signs be posted along the surrounding roadways?
If so, would that be a requirement of the applicant or the county?



- What will be required of the applicant once the designated parking area on the site
is fully occupied? How will additional traffic be directed away from the property
and surrounding roadways?

- Will there be any stipulations as to where the minimum of three parking
attendants will be located? Will there be attendants located on the surrounding
roadways to direct traffic to the parking area or away from the property if the
parking area is full?

- Are three parking attendants sufficient to direct traffic given all of the possible
entry points to the property? ie: Verde Rd North entrance, Verde South entrance,
parking lot entrance, parking lot exit, Lobitos Creck Rd, Lobitos Creek Cut Off
and the parking lot itself. It seems like more than three attendants would be
required to keep all visitors parking contained within the property.

- Will there be a requirement to have police officers directing traffic during the
“pumpkin season” between September 15" to October 31%7

- In years past the applicant has placed barricades along the surrounding road sides
to indicate “no parking” on one side while allowing parking on the other side. We
(and neighboring residents) have seen that these narrow the roadway significantly
and obstruct through traffic. If these barricades are used again. and potentially on
both sides of the narrow roadways how will that affect the passage of emergency
vehicles? Is there an alternate solution to deter parking on the surrounding
roadways?

- Will there be any stipulations or requirements regarding the type/quality of chalk
used to designate the parking spaces so that it is not hazardous to children,
animals or the soil?

Will (or could) this project provide for alternative transportation amenities such
as bike racks?

No Impact. The applicant is not proposing’ to provide for alternative transportation
amenities at the site. _

Will (or could) this project generate traffic which will adversely affect the traffic
carrying capacity of any roadway?

Yes, Significant Unless Mitigated. During the weekends of the Halloween/Pumpkin
Festival Season (September 15 to October 31), it is anticipated that traffic will
increase and affect carrying capacity along Cabrillo Highway, therefore, to mitigate
any possible traffic hazards the following mitigation measure is proposed:



Mitigation Measure 4: During the weekends of the Halloween/Pumpkin Festival
Season (September 15 to October 31), the applicant shall employ at least three (3)
parking attendants to assist in the facilitation of vehicular movement from and to
Cabrillo Highway, and within the site.

- In previous years that these same activities have gone on there has been
significantly increased vehicle traffic, congestion and parking along surrounding
road ways as well as visitor’s vehicles blocking neighboring driveways and solid
traffic congestion on narrow roadways that would not allow for emergency
vehicles to pass if necessary. How will the restricted parking cutlined in
Mitigation Measures 2 and 3 be enforced?

- How will the public know not to park along surrounding roadways? Will there be
a requirement that “No Parking™ signs be posted along the surrounding roadways?
If so, would that be a requirement of the applicant or the county?

- What will be required of the applicant once the designated parking area on the site
is fully occupied? How will additional traffic be directed away from the property
and surrounding roadways?

- Will there be any stipulations as to where the minimum of three parking
attendants will be located? Will there be attendants located on the surrounding
roadways to direct traffic to the parking area or away from the property if the
parking area is full?

- Are three parking attendants sufficient to direct traffic given all of the possible
entry points to the property? ie: Verde Rd North entrance, Verde South entrance,
parking lot entrance, parking lot exit, Lobitos Creek Rd, Lobitos Creek Cut Off
and the parking lot itself. It seems like more than three attendants would be
required to keep all visitors parking contained within the property.

- Will there be a requirement to have police officers directing traffic during the
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“pumpkin season” between September 15" to October 31%?

- Inyears past the applicant has placed barricades along the surrounding roadsides
to indicate “no parking” on one side while allowing parking on the other side. We
-(and neighboring residents) have seen that these narrow the roadway significantly
and obstruct through traffic. If these barricades are used again. and potentially on
both sides of the narrow roadways how will that affect the passage of emergency
vehicles? Is there an alternate solution to deter parking on the surrounding
roadways?

Will there be any stipulations or requirements regarding the type/quality of chalk used to
designate the parking spaces so that it is not hazardous to children, animals or the soil?



6.

LAND USE AND GENERAL PLAN

Will (or could) this project result in the congregating of more than 50 people on
a regular basis?

Yes. Significant Unless Mitigated. The number of visitors congregating at the farm
will vary with the ebb and flow of the nature of the farm related activities on the site;
it could exceed 50 people at any given time. The following mitigation measures are
proposed to address any significant impacts to the surrounding area.

Mitigation Measure 5: The applicant shall be responsible for ensuring that all
visitors have left the premises within 30 minutes of the site activities closing time.

Mitigation Measure 6: The months, days and hours of operation are as follows:
July 1 to November 30 (excepting October), Monday — Friday 9:00 a.m. — 6:00 p.m.,
Saturday 9:00 a.m. — 9:00 p.m., and Sunday 9:00 a.m. — 8:00 p.m. During the month
of October, Monday — Friday 9:00 a.m. — 7:00 p.m., Saturday 9:00 a.m. — 11:00 p.m.
and Sunday 9:00 a.m. — 8:00 p.m.

- Will there be any limitations on the number of people in attendance after dark
and/or for private parties?
- Will there be any limitation on the number of people in the hay maze at one time?

Will (or could) this project result in the introduction of activities not currently
found within the community?

No Impact. While unincorporated Half Moon Bay is home to many farms that
incorporate farm entertainment activities during the Halloween/Pumpkin Festival
season, most of those farms are located along San Mateo Road. Further, the applicant
has been providing these activities on the site for approximately ten (10) years.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in Keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act. We also feel that the length of time
that these un-permitted activities have been going on should not impact the
decision to let them continue. We do not feel that this neighborhood should be
subjected to this level of commercial activities.

- Many of these activities have been going on for only a few years and have only
recently been brought to the attention of the landowners recently (particularly
private parties). Lillian Arata, half owner of the property, does not support many
of these activities nor does she support this use permit request and has not given
her permission to the applicant (tenant) for these activities to take place.



- Will there be any limitations on the number of people in attendance after dark
and/or for private parties?

- Will there be food served at private parties (by a licensed caterer, food
prepared/sold on site, food brought by attendees)?

- Will there be alcohol served at private parties (by a licensed caterer, alcohol
provided/sold by applicant, alcohol brought by attendees)?

Will (or could) this project employ equipment that could interfere with existing
communication and/or defense systems?

No Impact. This project will not employ equipment that could interfere with existing
communication and/or defense systems.

Will (or could) this project result in any changes in land use, either on or off the
project site?

No Impact. This project will result in any changes in the current use of the land.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act.

How is the 3 acre recommendation above in “Mitigation Measure 1” determined
and by whom?

The areas used for commercial recreational uses (as indicated on the map
provided by the county and included here) seem to indicate that this project does
not even meet “Mitigation Measure 17, additionally, what portion. of the land is
required by Planned Agricultural District zoning regulations or the Williamson
Act to be used for agricultural purposes?

- Areas indicated for agricultural use (“growing™) = 107, 800 square feet (107,800
square feet = 2.47 acres)

- Permanent Structures on the property = 5,000 square feet or .11478135 acres

- 8.37 acres minus 0.1147815 acres being used for permanent structures = 8.26
acres not containing permanent structures

- 8.26 acres minus 2.47 acres being used for growing crops = 5.79 acres NOT being
used for agricultural purposes



- Not all of the proposed uses upon the prime soils are “temporary”™. The hay/straw
from the previous year’s hay maze is currently, and has in previous years, been
stored on prime soil making the area designated for the hay maze unusable for
agricultural use for the entire year. For example: the property currently has 20 hay
stacks wrapped in black plastic 8 of these 20 stacks are approximately 8 to 10 feet
wide by approximately 100 to 120 feet long by approximately 12 feet tall (or 800
to 1200 square feet each or 6,400 to 9,600 square feet total). Another 8 of the 20
stacks are approximately 8 to 10 feet wide by approximately 30 feet long by
approximately 12 feet tall (or 240 to 300 square feet each or 1,920 to 2,400 square
feet total). 8 of these 20 stacks are approximately 8 to 10 feet wide by
approximately 100 to 120 feet long by approximately 6 feet tall (or 800 to 1200
square feet each or 6,400 to 9,600 square feet total). The total square footage of
this stored hay/straw is estimated at between 14,720 square feet to 21,600 square
feet and most is situated in the area indicated as the “Maze Area” on the map
included here. The placement of the stacks does not allow for agricultural use of
the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

-~ The parking area is not temporary and is situated on prime soil making it unusable
for agricultural uses throughout the entire year. This parking area is at least equal
to (if not larger than) the main Corn and Pumpkin growing field as indicated on
the map included here. As well, the applicant has previously added gravel to the
soil in the parking area making that soil unusable for growing crops in it’s current
state.

- The train, play set, petting zoo and castle are also not temporary. The items
themselves or the materials used to build them remain on prime soils throughout
the year making the prime soils in those areas unusable for growing crops.

- If the train, play set, petting zoo, parking area and hay/straw that is used to build
the maze, coliseum and castle are continually constructed and stored in the same
areas how does that affect the prime soils when, as the applicant has indicated,
they continually grow the same crops in the same areas? Does lack of crop
rotation affect the quality of the prime soils?

- If the applicants intends to move the train, play set and petting zoo as well as the
hay/straw that is used to build the maze, coliseum and castle where do they intend
to store them so that the items/materials do not interfere with usability of the
prime soils?

Will (or could) this project serve to encourage off-site development of presently
undeveloped areas or increase development intensity of already developed areas



(examples include the introduction of new or expanded public utilities, new
industry, commercial facilities or recreation activities)?

No Impact. This project will not encourage off-site development.

Will (or could) this project adversely affect the capacity of any public facilities
(streets, highways, freeways, public transit, schools, parks, police, fire, hospitals),
public utilities (electrical, water and gas supply lines, sewage and storm drain
discharge lines, sanitary landfills) or public works serving the site?

Not Significant. This project will not adversely affect the capacity of any public
facilities. Cal-Fire, Environmental Health and the County Sheriff’s Office, which
are familiar with the activities on the site, conduct field inspections to confirm that
the site meets with all requirements.

- As it has been previously stated “During the weekends of the Halloween/Pumpkin
Festival Season (September 15 to October 31), it is anticipated that traffic will
increase and affect carrying capacity along Cabrillo Highway” how will this
affect the limited local Sheriff’s department and the response time of police, fire
and/or ambulance vehicles in the event of an emergency, especially for the
surrounding neighborhood situated on very narrow roadways?

- Is there any requirement as to how often Cal-Fire, Environmental Health and the
County Sheriff’s Office will conduct field inspections?
Will (in’ could) this project generate any demands that will cause a public facility

or utility to reach or exceed its capacity?

Not S;gglﬁcant This project will not generate such demands. See discussion in
previous question (6.f). See previous concerns from (6.f)

Will (or could) this project be adjacent to or within 500 feet of an existing or
planned public facility?

No Impact. The project site is not ad_| acent to or within 500 feet of an existing or
planned public facility.

- A very good point is made with this particular question... this project is proposed
to be situated in a neighborhood, NOT and existing commercial use area.

Will (or could) this project create significant amounts of solid waste or litter?

No Impact. Any solid waste associated with the project will be contained in a
portable facility and removed from the site. Both the County Sheriff’s Office and



Environmental Health, which are familiar with the activities on the site, conduct field
inspections to confirm that the site meets with all requirements.

- In previous years that these same activities have gone on there has been
significantly increased litter and garbage along the surrounding roadways and on
the neighboring properties that has been cleaned up by the neighboring residents,
including food wrappers, drink containers, paper, plastic, human waste (feces) and
baby diapers. Will there be any stipulations or requirements for the applicant to
perform any cleanup of litter on the surrounding roadways due to increased traffic
traveling to and from the property?

Will (or could) this project substantially increase fossil fuel consumption
(electricity, oil, natural gas, coal, etc.)?

No Impact. This project will not substantially increase fossil fuel consumption.

Will (or could) this project require an amendment to or exception from adopted
general plans, specific plans, or community policies or goals?

No Impact. This project does not require any amendments or exceptions.

We strongly feel that precious resources are being used for primarily
commercial use for this project and that this project would allow use of prime
soils that is not in keeping with the intention of the Planned Agricultural District
zoning regulations or the Williamson Act. This project is proposed to be situated in
a neighborhood, NOT and existing commercial use area.

Will (or could) this project invoive a change in zoning?

No Impact. This project does not involve a change in zoning.

- How do the proposed use permit and activities relate to the Planned Agricultural
District zoning regulations and the Williamson Act? Are these allowed uses and
activities? :

- This project is proposed to be situated in a neighborhood, NOT and existing
commercial use area.

Will (or could) this project require the relocation of people or business?

No Impact. This project will not require the relocation of people or businesses.



Will (or could) this project reduce the supply of low-income housing?

No Impact. This project will not reduce the supply of low-income housing.

Will (or could) this project result in possible interference with an emergency
response plan or emergency evacuation plan?

No Impact. This project will not result in the interference with an emergency
response or evacuation plan.

As it has been previously stated “During the weekends of the Halloween/Pumpkin
Festival Season (September 15 to October 31), it is anticipated that traffic will
increase and affect carrying capacity along Cabrillo Highway™ how will this
affect the recently reduced local Sheriff’s departiment and the response time of
police, fire and/or ambulance vehicles in the event of an emergency, especially for
the surrounding neighborhood situated on very narrow roadways? It would seem
the anticipated increase and affect on the carrying capacity along Cabrillo
Highway would certainly affect emergency response time and/or evacuation if
necessary.

How will the expected increased traffic affect the neighborhood residents (on
narrow roadways) in the event of an emergency or evacuation?

Will the applicant be required to provide an “in case of emergency” evacuation
plan for the property?

Will (or could) this project result in creation of or exposure to a potential health
hazard?

No Impact. This project will not result in the creation of or exposure to a potential

health hazard.

Will food (prepared on site or catered), drinks and/or alcohol be served on the
property?

Does the sale and consumption of packaged snacks on an agricultural land that
houses animals and provides public access to pony rides and other farm animals
have a potential to be a health hazard?

What effect does the increased rodent population due to the large quantities of
decaying hay/straw on the property have on public heath hazards including
visitors to the property (combined with potential food consumption) and
neighbors?



7. AE

- How and where are packaged snacks stored?

- Will the applicant be required to provide antibacterial hand lotioh and/or wash
stations if food is allowed?

- How does the mold and decay of spent hay/straw and aged, wet straw used for
construction of the hay maze/labyrinth/coliseum affect the public as both an air
quality hazard and possible ingestion hazard?

STHETIC., CULTURAL AND HISTORIC

c.

Will (or could) this project be adjacent to a designated Scenic Highway or within
a State or County Scenic Corridor?

Yes, Significant Unless Mitigated. The project is located on the eastside of Cabrillo
Highway a designated Scenic Highway. Signage is not permitted along a Scenic
Highway, therefore, staff proposes the following mitigation measure:

Mitigation Measure 7: During the Halloween/Pumpkin Season (September 15 to
October 31) the applicant is permitted to temporarily install up to four (4) directional
traffic signs, maximum 2 ft. x 3 ft. (the size of the signs seems to be inconsistent
throughout this document) each visible from Cabrillo Highway. Such signs shall be
installed on-site and not in the public right-of-way. No signage shall be allowed on or
along Cabrillo Highway.

- Will signs be allowed o surrounding roadways such as Verde Rd?

Will (or could) this project obstruct scenic views from existing residential areas,
public lands, public water body, or roads?

No Impact. This project will not obstruct scenic views from existing residential

areas, public lands, public water bodies or roads.

- The project may not obstruct the scenic views, however it certainly affects the
quality of the view. See below for details.

Will (or could) this project involve the construction of buildings or structures in
excess of three stori¢s or 36 feet in height?

No Impact. This project will not involve the construction of buildings or structures
in excess of three stories or 36 feet in height.

Will (or could) this project directly or mdlrectly affect historical or archaeo-
logical resources on or near the site?



No Impact. This project will not directly or indirectly affect historical or archaeo-
logical resources on our near the site.

Will (or could) this project visually intrude into an area having natural scenic
qualities?

Not Significant. Although the proposed project is visible along Cabrillo Highway,
the visual aspects of the project seek to blend with the rural scenic qualities of the
site. The use of hay, corn and pumpkins grown on the site supports the goal of the
preservation and continued farming along the San Mateo County Coastside.

We strongly feel that precious resources, including the natural scenic qualities of

this property are being used for primarily commercial use for this project and
~ that this project would allow use of prime soils that is not in keeping with the

intention of the Planned Agricultural District zoning regulations or the
Williamson Act.

The proposed project includes not only the use of hay, corn and pumpkins but
also large metal statues, brightly colored plastic bounce houses, a fire truck,
broken down tractors and trucks creating a visual that more closely resembles an
amusement park than blending in with the rural scenic qualities and other Cabrillo
Highway adjacent properties used for farming.

The property currently has 20 hay stacks wrapped in black and white plastic and
many piles of decaying, molding hay/straw around the property within full view
of Cabrillo Highway. There are also currently several old, broken down (looking)
vehicles, travel trailers and piles of debris including old shipping pallets, wood
and stacked used tires.

The hay/straw from the previous year’s hay maze is currently, and has in previous
years, been stored on prime soil making the area designated for the hay maze
unusable for agricultural use for the entire year. For example: the property
currently has 20 hay stacks wrapped in black plastic 8 of these 20 stacks are
approximately 8 to 10 feet wide by approximately 100 to 120 feet long by
approximately 12 feet tall (or 800 to 1200 square feet each or 6,400 to 9,600
square feet total). Another 8 of the 20 stacks are approximately 8 to 10 feet wide
by approximately 30 feet long by approkimately 12 feet tall (or 240 to 300 square
feet each or 1,920 to 2,400 square feet total). 8 of these 20 stacks are
approximately 8 to 10 feet wide by approximately 100 to 120 feet long by

- approximately 6 feet tall (or 800 to 1200 square feet each or 6,400 to 9,600 square

feet total). The total square footage of this stored hay/straw is estimated at
between 14,720 square feet to 21,600 square feet and most is situated in the area
indicated as the “Maze Area” on the map included here. The placement black and
white plastic wrapped hay/straw is, in our opinion and the opinion of many other
neighbors and citizens very unattractive and also does allow for agricultural use of




the land between the stacks and clearly does not allow for agricultural use of the
land under the stacks.

ATTACHMENTS

A. Initial Study Environmental Evaluation Checklist, March 30, 2011
B. Site Plan

C. Prime Soils Map

D. Distance to Creeks Map
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235 Main Street
Half Moon Bay, CA 94019

HALF MOON BAY COASTSIDE (650) 726-8380

fax (650) 726-8389
CHAMBER OF COMMERCE & VISITORS’ BUREAU

www.hmbchamber.com
It’s your connection www.halfmoonbayecotourism.com

May 17, 2011

Tiare Peia

Planning and Building Department
455 County Center

Redwood City, CA 94063

Dear Tiare and Planning,

The Half Moon Bay Coastside Chamber of Commerce & Visitors' Bureau would like
to give you economic impact information on the Arata Pumpkin Farm just south of
Half Moon Bay. The Chamber is not speaking to the issue of the Williamson Act or
Local Coastal Plan on this matter. We can tell you that the Arata Farm is a popular
draw during our Fall Season. Visitors and school children come to the coast from
all over the Bay Area specifically to go to the farm and most particular the hay
maze. It is a huge draw for the coast and more often than not, those people stop in
Half Moon Bay and eat, shop, buy gas, and sometimes stay the night, thus
contributing additional revenue to local businesses.

If the Arata Farm could alter their activities to comply with agriculture
and planning department guidelines, this business would be an asset to the
Coastside economy.

CLanaarns
Charise McHugh, ACE
Chairman of the Board President/CEO

Creating a strong local economy « Promoting the community
Providing networking opportunities « Representing the interests of business with government
Encouraging a sustainable future
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Tiare Pena - Save the farm
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From: <BLawsonCPA@aol.com>
To: <tpena@co.sanmateo.ca.us>
Date: 5/17/2011 1:26 PM
Subject: Save the farm

To whom it may concern:

We love the Arata Pumpkin Farm. We go there every year with our family, 12 in all, to pick out our

pumpkins, find our way through the maze and pet and feed the animals. About 6 years ago we purchased two
of their pygmy goats and have had goats ever since. If we have farm related questions, they are the first
people we call for advice. | hope we can continue to go out to Half Moon Bay and visit the farm for generations
to come.

Sincerely,

Brett Lawson

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\dDD277A1CSMP... 5/17/2011
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Tiare Pena - Arata Farms
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From: "Norm Wood" <wood.norm@gmail.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/18/2011 2:26 PM

Subject: Arata Farms

Although Arata Farms has not had a direct impact on me or my family I believe it to be a valuable asset
to the community. I spend a lot of hours on SR1 and every time I pass the farm there are bus loads of
children there. This is the only place that many of our young people will get even a hint of what farm
life is all about. It would be a real shame to lose this place. I took several roosters to them a while back.
If it had not been for Arata Farms these roosters would have had to be put down. I am glad I was able to
find them a good home where they can live out the rest of their lives. PLEASE SAVE THE FARM!!!
Norm Wood

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD3D706CSMP... 5/20/2011
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Tiare Pena - Aratas Farm

From: "Emily Lannon" <elannon@ideo.com>
To: "tpena@co.sanmateo.ca.us" <tpena@co.sanmateo.ca.us>

Date: 5/18/2011 3:58 PM
Subject: Aratas Farm

| go to Aratas farm every year with my company and separately with my friends. It is such a wonderful
way to celebrate the season of fall. It would be a real shame if it were to get shut down.

Thanks
Emily Lannon

Experience Lead
IDEO

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD3ECAECSM... 5/20/2011
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Tiare Pena - Save Arata farm!

From: "Michael Erler" <michael.erlerl @gmail.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/17/2011 5:20 PM

Subject: Save Arata farm!

Dear Mr. Pena,

I'm very close to the Gounalakis family, who have been living on the Arata pumpkin ranch and working
there for over 20 years. They're very hardworking people and have brought a lot of business to Half
Moon Bay for a long time. Please do everything in your power to keep letting them operate the ranch
because not only is it their primary source of income, but it's also one of the leading tourist attractions
for the city, because of the straw maze they set up every summer.

Thanks,

Michael Erler

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD2AE63CSM... 5/20/2011
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From:  "Arata Pumpkin Farm" <info@aratapumpkinfarm.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/19/2011 1:21 PM

Subject: Fwd: Arata Pumpkin Farm

Sincerely,
Arata Pumpkin Farm Staff

---------- Forwarded message ----------
From: Dane Karr <dkarr@achaogen.com>
Date: Thu, May 19, 2011 at 9:29 AM
Subject: Arata Pumpkin Farm

To: tpena@co.sanmateo.ca.us
Cec: info@aratapumpkinfarm.com

This letter is in support of Arata Pumpkin Farm.

I was shocked to hear that a few local residents had brought a complaint against the proprietors of this
establishment, in particular the maze and other Halloween activities they offer around October. Arata offers a fun,
family friendly place to bring the kids for Halloween and they have always been more than generous to their
customers. We have taken our kids there for some time now and our daughter even had one of her birthday
parties there. | must say, it was a hit. Arata Pumpkin Farm has always treated us with kindness, concern, and
have kept their event fun for everyone. They have not only created an established tradition with their maze and
"river of pumpkins", they have kept the original rural flavor of Half Moon Bay alive by saving their farm with this
event and keeping it from becoming another exclusive gated community on the coastside. | fail to see the harm
this event creates and one really must ask, what is next for Half Moon Bay? Is this event really more onerous than
Lemos' Farm on a sunny weekend day? Should we eliminate the Pumpkin Festival? Demise of the Dream
Machines?

In closing, | really must ask you to consider what is in the best interest of everyone here. Closing the farm (the
result of no October festivities) for a select few, or letting the farm serve up some rural fun for the community at
large for a few days of the year.

Thank you,

Dane Karr

Coastside Resident

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD51949CSMP... 5/20/2011
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From: '"Dane Karr" <dkarr@achaogen.com>
To: <tpena@co.sanmadteo.ca.us>

Date: 5/19/2011 9:30 AM
Subject: Arata Pumpkin Farm
CC: <info@aratapumpkinfarm.com>

This letter is in support of Arata Pumpkin Farm.

| was shocked to hear that a few local residents had brought a complaint against the proprietors of this
establishment, in particular the maze and other Halloween activities they offer around October. Arata offers a fun,
family friendly place to bring the kids for Halloween and they have always been more than generous to their
customers. We have taken our kids there for some time now and our daughter even had one of her birthday
parties there. | must say, it was a hit. Arata Pumpkin Farm has always treated us with kindness, concern, and
have kept their event fun for everyone. They have not only created an established tradition with their maze and
"river of pumpkins”, they have kept the original rural flavor of Half Moon Bay alive by saving their farm with this
event and keeping it from becoming another exclusive gated community on the coastside. | fail to see the harm
this event creates and one really must ask, what is next for Half Moon Bay? Is this event really more onerous than
Lemos' Farm on a sunny weekend day? Should we eliminate the Pumpkin Festival? Demise of the Dream
Machines?

In closing, | really must ask you to consider what is in the best interest of everyone here. Closing the farm (the
result of no October festivities) for a select few, or letting the farm serve up some rural fun for the community at
large for a few days of the year.

Thank you,

Dane Karr

Coastside Resident

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD4E333CSMP... 5/20/2011
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From: "Liz Davis" <ldavis@hayscompanies.com>

To: "tpena@co.sanmateo.ca.us" <tpena@co.sanmateo.ca.us>
Date: 5/18/2011 7:01 PM

Subject: Arata Farms

Arata Farms is a fantastic place to visit. It is a wonderful place to bring my
grandchildren to visit. Please keep Arata farms open for the good of the community.
Thank You!

Lig Davis

Vice President

CA license #0D40525

Hays Companies of San Francisco
1350 Bayshore Highway, Suite #218
Burlingame, CA 94010

Direct: 650.393.2022

Mobile: 415-308-7090

Fax: 650.393.2001

Email: ldavis@hayscompanies.com

This communication is intended only for *he recipient(s) named above; may be confidential and/or legally privileged; and, must be treated as such in
accordance with state and federal laws. If you are not the intended recipient, you are hereby notified that any use of this communication, or any of its
contents, is prohibited. If you have received this communication in error, please return it to the sender and delete the message from your computer
system.
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Tiare Pena - RE: Arata Farm - parking along Verde
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From: “Jolley, Clayton" <Clayton.Jolley@fire.ca.gov>
To: "Tiare Pena" <tpena@co.sanmateo.ca.us>
Date: 5/18/2011 6:41 PM

Subject: . RE: Arata Farm - parking along Verde Road

HI Tiare,
Chris came in today to talk about the Hay Maze parking. I suggested he find a site for overflow parking and he
said he thought he could park on some parts of the road system down there of it was wide enough.

I gave him the following information.

For improved road surface only -

Road width of 26 feet or less = No Parking on either side

Road width of 26 feet to 32 feet wide = Parking on one side only
Road width of 32 feet or more = Parking on both sides

Perhaps this language could be used on his permit.

Clayton Jolley
Battalion Chief / Fire Marshal

CAL FIRE

San Mateo County Fire Department
(650) 573-3847 - Phone

(650) 367-6023 #2104 - Pager
Coastside Fire Protection District
Half Moon Bay

(650) 726-5213 - Phone

(650) 726-0132 - Fax
Clayton.Jolley@fire.ca.gov

From: Tiare Pena [mailto:tpena@co.sanmateo.ca.us]
Sent: Monday, May 16, 2011 2:08 PM

To: Jolley, Clayton

Subject: Arata Farm - parking along Verde Road

Have you had any discussions with the applicant? Do you still agree that parking on or along Verde Road
should be prohibited to allow for fire access? If you could let me know as soon as possible that would be
greatly appreciated.

Tiare Pefia

Planning and Building Department
455 County Center

Redwood City, CA 94063
650/363-1850
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From: <Ferninc@aol.com>

To: <tpena@co.sanmateo.ca.us>
Date: 5/17/2011 1:15 PM

Subject: Arata

Arata pumpkin farm is a wonderful place for your family to visit. Our children have many memories of the farm
and we look forward to many more years of memories.

Thank You,

Jill Lawson
Millbrae, CA
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Tiare Pena - oh no!

From: "linda laguna" <just_lin@me.com>
To: <tpena@co.sanmateo.ca.us>
‘Date: 5/21/2011 8:08 AM

Subject: oh no!

PLEASE don't close down the ARATA Pumpkin Farm!! It's one of the few remaining "real" farm
experiences we and our children can have. I hear it's been in existence since the 30's!?! What an
amazing gift it has been over the years... How many businesses can say that anymore?

With urgency,
linda laguna

Justin Clark & Linda Laguna (and Betty toof)
884 Montezuma Drive

Pactfica CA 94044

© 650-359-3873

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD772FSCSMP... 5/23/2011



| (5/23/2011) Tiare Pena - Question about Arata farm status o o Page 1 |

From: <art.yoshii@gmail.com>

To: "tpena@co.sanmateo.ca.us” <tpena@co.sanmateo.ca.us>
Date: 5/22/2011 12:47 PM

Subject: Question about Arata farm status

Dear Ms. Pena,

It has recently come to my attention that the status of Arata Pumpkin Farm to continue operating in Half
Moon Bay as it has in the past is in question. | was given your name as a contact for someone familiar
with the details of this matter. As a resident of Pacifica, | have visited and enjoyed Arata farm for a
number of years and have always thought they were a positive reflection of the Half Moon Bay
community. If you are seeking feedback from the community on Arata farm, please consider this email as
a vote in favor for their current operations.

Best regards,
Art Yoshii
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Tiare Pena - Please keep the Arata pumpkin farm in Half Moon Bay open

From: "Melissa Garner Cordeiro" <melissa.cordeiro@gmail.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/21/2011 8:57 PM
Subject: Please keep the Arata pumpkin farm in Half Moon Bay open

To whom it may concern,

We love the Arata pumpkin farm and visit it often. Please do not close down the Arata Pumpkin Farm. It
is the ONLY pumpkin farm, that is a farm. We take our daughter through the field of growing corn and
show her how corn grows and she sees growing pumpkins and picks out her pumpkin. She also gets to
pet real farm animals that live on the farm. Please don't take this educational experience away from our
preschools, elementary school and our families. And most of all our children. This is a very special place
and no where else like it exists in this area.

Thank you for your time and support in this matter.
Sincerely,
Melissa Cordeiro

1167 Galvez Dr
Pacifica, CA 94044
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From: "Suzanne Lifson" <suzlif@gmail.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/21/2011 9:46 AM

Subject: SAVE THE FARM, PLEASE!

Please to do close down ARATA Pumpkin Farm. The Pacifica Mothers Club and other groups and
schools have been coming for educational field trips for

15 years. It is the ONLY pumpkin farm, that is a farm. We take the

children through the field of growing corn and show them how corn

grows and they see growing pumpkins and pick out their pumpkin. They

also get to pet real farm animals that live on the farm. Please don't

take this educational experience away from our preschools, elementary

school and our families. And most of all our children.

Thank you,
A Pacifica Mother's Club member and resident

file://C:\Documents and Settings\tpena\Local Settings\Temp\XPgrpwise\4DD78A0ACSM... 5/23/2011
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From: "victoria gangi" <victoriagangi@gmail.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/21/2011 9:16 AM

Subject: Arata's Pumpkin Farm-Please don't close.

Dear T Pena,

I am writing about the possible closure of Arata's Pumpkin Farm in Half Moon Bay.

Please do not close our beloved Pumpkin Farm. It is by far the best farm on the coast. Not only do they
grow the pumpkins on the farm, they also grow corn. There is a petting area where my children get to
see goats, sheep, rabbits, and other farm animals. My children look forward to this experience every fall.
As an adult, it is also my favorite because they do an amazing maze. They are incredible maze builders
and it is so much fun to spend time trying to figure it out. There is nothing that I know of that does
anything like this.

The owners are just a nice family providing an enjoyable family experience to our families on the coast
and surrounding areas.

Thanks for your consideration.

Warm regards,

Victoria Gangi 415-596-3828

Victoria Gangi....Matching Homes With Lives

Real Estate Consultant

Coldwell Banker 2355 Market Street, San Francisco, CA 94114
415-596-3828

DRE#01341299
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From: "Dawn Woeh!" <dawnecua@hotmail.com>

To: ' “"tpena@co.sanmateo.ca.us" <tpena@co.sanmateo.ca.us>
Date: 5/20/2011 9:07 PM

Subject: Save Arata Farms

Hello,

| understand that we are in danger of losing Arata Farm. As a parent and educator, | value the many
experiences my children and students have had there.

Please do whatever you can to preserve this important community space.

Thank you,

Dawn Woehl, Pacifica

Sent from my iPhone



| (5/23/2011) Tiare Pena - Fwd: Angie Major commented on Arata's's status. ” ___Page1]

From: Sunnyg4624 <sunnyg4624@aol.com>

To: <tpena@co.sanmateo.ca.us>

Date: 5/20/2011 8:26 PM

Subject: Fwd: Angie Major commented on Arata's's status.
Hi Sunneva,

Angie Major commented on Arata's's

From: Facebook <update+zj4oy=ss_269@facebookmail.com>
To: Sunneva Gounalakis <sunnyg4624@aol.com>

Sent: Fri, May 20, 2011 5:42 pm

Subject: Angie Major commented on Arata's's status.

facebook

Hi Sunneva,

Angie Major commented on Arata's's status.

Angie wrote: "Please keep the Arata Pumkin Farm open! This year our
daughter will finally be old enough to really enjoy the farm. | am
heartbroken someone would want to close you down! Shame on them!i!"

See the comment thread
Reply to this email to comment on this status.

Thanks,
The Facebook Team

See Comment



((6/23/2011) Tire Pena - Fuid: Angie Major commentsd on Arata’ss siatus, ~ Fage?]

The message was sent to sunnyg4624@aol.com. If you don't want to
receive these emails from Facebook in the future or have your email
address used for friend suggestions, you can unsubscribe. Facebook,
Inc. P.O. Box 10005, Palo Alto, CA 94303
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From: "Kim Schultz" <skschultz2007@sbcglobal.net>
To: <tpena@co.sanmateo.ca.us>

Date: 5/20/2011 6:22 PM

Subject: Arata Pumpkin Farm

I am writing this email because I am asking that you reconsider closing down Arata Pumpkin Farm. It is
a wonderful experience for children who go there on field trips through their schools. My daughters
have gone there many times for school field trips and they absolutely loved it. It is not only educational,
but a wonderful environment for children of all ages and for families.

Kim Schultz
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From: "Kristina Graves" <kegraves2@yahoo.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/20/2011 6:14 PM

Subject: Arata's Pumpkin Farm

I heard that a neighbor of Arata's Farm is trying to have them closed down. I hope this is a rumor and
you're not seriously considering it. We love Arata's and have gone there EVERY year since my oldest
was barely able to walk. It's more than just a family tradition, but a valuable experience!

Thanks,

Kristina Graves
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From:  <hollyl190@comcast.net>
To: <tpena(@co.sanmateo.ca.us>
Date: 5/20/2011 6:05 PM
Subject: Arata Farm

To whom it may concern,

Arata farm is a very special place to so many families including ours. It would be a
tragedy to have it shut down. This farm means the world to so many schools. It provides
children the chance to experience so much fun and excitement. No farm provides a hay maze
with minotaurs, golden pumpkins along with all of the traditional pumpkin patch fun. Everyone
who visits the farm on an October weekend steps into a land of fun and fantasy.Don't take this
away from the children. It would be close to criminal!

Respectfully Submitted, Holly Willett-Rios
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From: "Angie Major" <angie@angiedance.com>
To: <tpena@co.sanmateo.ca.us>

Date: 5/20/2011 5:44 PM
Subject: Keeping the Farm Open

To Whom It May Concern,

Please keep the Arata Pumkin Farm open! This year our daughter will finally be old enough to really
enjoy the farm. | am heartbroken someone would want to close you down! Shame on them!!!
Sincerely, Angie Major

"Be patient with your drum, the night is long." - Zimbabwean proverb
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Planning & Building Department

- 455 County Center, 2nd Floor Mail Drop PLN122
Redwood City, California 94063 pingbldg@co.sanmateo.ca.us
650/363-4161 Fax:650/363-4849 www.co.sanmateo.ca.us/planning

October 21,2010 égg‘ﬁ' ?%%

CERTIFIED AND REGULAR MAIL

Mr. Chris Gounalakis
185 Verde Road
Half Moon Bay, CA 94019

Dear Mr. Gounalakis:
SUBJECT: Coliseum and Gladiator Exhibits

In a letter dated September 1, 2010, the San Mateo County Planning and Building Department
set forth the Interim Operating Conditions for property uses at the Arata Pumpkin Farm. Iam
writing this letter at this time because you are not presently complying with certain of these
Interim Operating Conditions.

In particular, I want to clarify the following outstanding issues: (1) the status of permitting

for the hay coliseum that houses the gladiator exhibits; (2) the status of Environmental Health
Division permitting for food service and sales; (3) the required insurance coverage documen-
tation for activities on the site; and (4) the issue of fire safety within the structure utilized as the
haunted barn.

Permitting of the Coliseum Area

In July 2010, you submitted structural details for the hay maze on the Arata Pumpkin Farm,
which County staff determined did not comply with the Uniform Building Code. Therefore, you
were required to lower the maze to six feet to bring it into compliance with County regulations.
While the lowering of the maze brought it into conformity with County building requirements, it
remained subject to Cal-Fire approval. Subsequently, our Chief Building Official conducted a
site inspection and confirmed that the maze itself had been lowered. However, during the
inspection it was discovered that the coliseum/viewing arena was constructed at a height in
excess of 14 feet. You were advised that, prior to allowing spectators to enter the coliseum/
viewing area, you would have to submit structural details and plans for the coliseum to the
Planning and Building Department for review and approval.

On August 27, 2010, you submitted structural details for the coliseum/viewing arena. The
Building Inspection Section has advised both in writing and on the telephone that the plans are
incomplete in that they are lacking in the level of detail needed for a complete plan check.
Notwithstanding that no building permit has been approved, you have allowed members of the
public to enter the coliseum/viewing area. You are directed to cease any public activities within
the coliseum/viewing arena until you have been issued a building permit.
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Food Service and Sales

This office has received a copy of a letter dated August 2, 2010, from the County’s Environ-
mental Health Division to you, informing you that your application for a permit to provide food
services and sales at the Arata Pumpkin Farm is incomplete and inadequate for approval. As of
this date, our office has been informed by Environmental Health Specialist Bernardo Patino that
you are permitted to sell only pre-packaged food items and produce. Therefore, I am reiterating
that no on-site food preparation and sales are to occur until a valid Environmental Health
Division permit has been secured and you provide proof of such permit to this office.

Insurance Coverage Documentation

Regarding the issue of insurance coverage documentation, our office is in possession of proof of
insurance for the following: the hay maze, the haunted barn, train rides, hayrides and the petting
zoo. This documentation indicates that coverage lapses on November 30, 2010.

Haunted Barn

Finally, regarding the haunted barn, staff has been notified by the Coastside Fire Protection
District that the barn has been deemed safe for use by the public. Please submit a copy of the
permit from the Coastside Fire Protection District to our office for our records.

Further, as a reminder, the hours of operation for all activities at the Arata Pumpkin Farm are as
follows: Monday through Saturday from 9:00 a.m. to 7:00 p.m., and Sunday from 9:00 a.m. to
6:00 p.m. Until the implementation of daylight saving time, the above activities shall end at

- sunset (no lighting shall be allowed). You are directed to strictly adhere to those hours of
operation.

All activities shall cease on December 1, 2010.

If you have any questions, please direct them to Tiare Pefia, project planner at 650/363-1850.

Sincerely,

Eggemeye @

mmunity Dev ot Director

JE:TGP:pac — TGPU0766_WPN.DOC

cc: Gary Arata, Property Owner Tom Paulin, Inspector, District Attorney’s Office
Lillian Arata, Property Owner Troy Smith, Senior Code Compliance Officer
Chief Clayton Jolly, Cal-Fire Thom Jacobs, Esq.
Stan Low, Environmental Health Gregory Antone, Esq.

Charles Clark, Building Inspection Manager Margaret Sponsler, Esq.
John Nibbelin, Deputy County Counsel
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September 1, 2010

Mr. Chris Gounalakis
185 Verde Road
Half Moon Bay, CA 94019

Dear Mr. Gounalakis:

SUBJECT: Interim Operating Conditions
Arata Pumpkin Farm, 185 Verde Road, Half Moon Bay
County Fil¢ No PLN 2010-00207

The purpose of this letter is to provide Interim Operating Conditions for limited activities and
uses ongoing at the Arata Pumpkin Farm until such time as the required permits for the farm’s
fully proposed activities and uses are heard at a Planning Commission public hearing.

BACKGROUND

The Arata Pumpkin Farm located at 185 Verde Road, Half Moon Bay, was owned by brothers
John and Clarence Arata as joint tenants in common and became a working pumpkin farm

(a permitted activity) circa 1932. In 1999, John Arata bequeathed his interest in the property
to his son Gary Arata. In 2006, Clarence’s interest was bequeathed to his widow Lillian Arata.

In 1999, Mr. Gounalakis (the applicant for this project) leased the property from the Arata family
and continued the pumpkin farm operation. In 2000, the operation was expanded as a roadside
entertainment business which during the months of June through October included a hay bale
maze, hay bale coliseum, petting zoo, gladiator exhibits, pony rides, hay rides, train rides,
haunted barn/house, birthday parties, school field trips and movie nights. This expansion of the
operation to include all of these activities required the applicant apply for and be approved for

a Coastal Development Permit per Section 6328.4, a Planned Agricultural Permit, per Section
6353 and a Use Permit per Section 6503 of the San Mateo County Zoning Regulations.

In 2003, due to a violation (VIO 1999-00009) of Section 7700 of the San Mateo County
Confined Animal Regulations, the applicant applied for and received a Confined Animal
Exemption (PLN 2003-00264) for the keeping of five ponies.

In 2009, a complaint was filed by Joann Arata, daughter of Lillian Arata regarding the activities
that were taking place on the property and safety concerns associated with such activities. In
2009, the applicant was contacted by the County Planning and Building Department, Cal-Fire,
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Environmental Health, the District Attorney’s Office, and the Sheriff’s Department and directed
to cease all unpermitted activities on the property until the required permits were secured.

On June 28, 2010, after conference with County officials, Mr. Gounalakis submitted the required
applications, including a letter of concurrence from Mr. Gary Arata, for a Use Permit, Planned
Agricultural Permit, and Coastal Development Permit for the operation of a roadside commercial
recreation business on the property.

In July 2010, Mr. Gounalakis, without the required building permit, constructed the hay bale
maze, as a result, Mr. Gounalakis received an Information Notice and was directed to apply for
a building permit. Mr. Gounalakis immediately submitted stamped engineering drawings for the
hay bale maze to the Building Department and Cal-Fire for approval. -

After numerous resubmittals of as-built engineering plans that would conform with the Uniform
Building Code, the applicant lowered the height of the hay bale maze to six feet in order to no
longer require a building permit, but still requiring approval by Cal-Fire.

Due to the fact that the maze and other activities are open to the public at this time, and with the
submitted Planning applications some months away from consideration at a public hearing, this
letter shall serve as an Interim Operating Conditions for the Arata Pumpkin Farm. Staff will be
reviewing the applicant’s submitted permit applications for the Farm’s broader scope of activities
for consideration by the Planning Commission anticipated in early 2011.

INTERIM OPERATING CONDITIONS

1. Only the following uses and activities are allowed: hay bale maze (not to exceed six feet
in height), pony rides, birthday parties, school field trip functions, pumpkin farm, hay
rides, train ride, haunted barn/house, gladiator exhibits and related food refreshments. No
after hours events of any kind shall be permitted during this interim period, until and unless
the previously cited and required Use Permit, Planned Agricultural Permit, and Coastal
Development Permit are approved. '

2. These conditions apply only to the uses described in this letter. No structures other than
those approved by this letter may be constructed, no changes to the current size, height
and shape of the maze are allowed.

3. These interim operating conditions shall be valid until such time that a staff report
and negative declaration is completed and its outcome is determined at the Planning
Commission Public Hearing,

4.  The days and hours of operation shall be as follows: Monday through Saturday from 9:00
a.m. to 7:00 p.m., and Sunday from 9:00 a.m. to 6:00 p.m. Until the implementation of
daylight saving time the above activities shall end at sunset (no lighting shall be allowed).

5. The applicant shall provide the Planning Department and all property owners with a copy
of liability insurance for the activities on the property.
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6.  The applicant shall submit documentation from Environmental Health that food service
vendors and restrooms comply with relevant requirements.

7. Prior to said use, the applicant shall submit documentation from Cal-Fire that the maze and
haunted barn/house meet fire safety standards.

8.  Per Section 7700 of the Confined Animal Ordinance, this facility is approved for the
keeping of five ponies or other animals subject to the Confined Animal Regulations.
No increase in the amount of ponies shall be allowed during this interim permit period.

Sincerely,

ggemeyer
Commumty Development Dlrector

JE/TGP:cdn — TGPU0642_WCN.DOC

cc:  Gary Arata, Property Owner
Lillian Arata, Property Owner
Joann Arata
Chief Clayton Jolly, Cal-Fire
Stan Low, Environmental Health
Chuck Clark, Building Inspection Manager
John Nibbelin, Deputy County Counsel
Tom Paulin, Inspector, District Attorney’s Office
Troy Smith, Senior Code Compliance Officer
Thom Jacobs Esq.
Gregory Antone Esq.
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WILLIAMSON ACT SURVEY
RESPONSE REQUIRED WITHIN 15 DAYS OF RECEIPT OF SURVEY

Dear Parcel Owner:

The County is updating its Land Conservation Act of 1965 (“Williamson Act") program to comply with changes in State law and
certain recommendations by the State Department of Conservation. This Survey will document the use of lands subject to
Williamson Act contracts for calendar years 2005, 2006 and 2007. Within the next few weeks and annually thereafter, you. will also
receive a separate questionnaire from the County Assessor. The Assessor's questionnaire is required by law in order to appraise
lands restricted by a land conservation contract. A ' \

~ Please respond to this Survey within 15 days of receipt. Failure to do so may result in the County’s nonrenewal of your Williamson
Act contract.

Please note that information provided is not confidential and may be shared with other county offices. Similarly, any failure to
respond to this Survey may also be shared with other county offices.

Questions should be directed to:

Dave Holbrook, Senior Planner, Community Dev. Dept. (650)363-1837 dholbrook@co.sanmateo.ca.us
Terry Flinn, Deputy Assessor-County Clerk-Recorder  (650)599-1271 tflinn@smcare.org

Ronald Pummer, Deputy Agricultural Commissioner  (650)363-4700 smateoag@co.sanmateo.ca.us

Your cooperation will be greatly appreciated.

Sincerely, )
St At
Lisa Grote

Director of Community Development

PLEASE ANSWER EACH QUESTION. If a question does not apply, indicate “N/A” (Not
Applicable). Where necessary attach additional sheets. '

1. List any other Assessor Rarcel Numbers (APNs) not listed on the mailing label that you have under Williamson Act contract:
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Official Request Page 2 of 4

How many acres on your parcel(s) are used for each of the following (enter 0 if none):

Irrigated row crops 4(, acres Irrigated pasture __ acres Orchard acres

- Dry Farming acres Dry grazing acres Vineyard acres
Cut Flowers Indoor acres Cut Flowers Outdoor acres Apiary acres
Nursery Indoor acres Nursery Outdoor acres Dairy acres
Fallow acres Unusable 7 acres

Existing Homesite(s) ) #sites_//z/ acres
Farmstead (Barns, corrals, etc.) / acres
Other (specify use and acres for that use) __ede [ acres

. Indicate the type pf grazing or dairy operation: o Cow-calf o Stock-feeder o Sheep o Dairy
" o Other:

State the average livestock carrylng capacuty for each of the past three years:
2005 2006 2007

Irrigated Pasture Lands: head per acre A
Dry Grazing: head per acre \[ / A’

Identify any acreage on your parcel(s) designated as one or more of the following categories of “Open Space Use" as
defined in the Williamson Act. (See definitions on last page.):
Managed Wetland Area acres
Scenic Highway Corridor _§.3 acres ¢ a0
Wildlife Habitat ____acres and type of habitat:

Identify any acreage on your parcel(s) designated for public “Recreational Use”, if any, as defined in the Williamson Act.

(See definition last page.) Note typ%recreatlon use and acreage:
Recreation Use@wﬁﬁz‘w (T /mew-:&, el acreage_ %

Total acrea e of your parcels under Williamson Act contract. (Total should equal the sum of responses to questions 2, 5
and 6):

Do any of your parcels qualify as prime agricultural land under any of the following criteria? If “yes”, please provide all the
information requested: .

(a) Using Natural Resources Conservation Service (NRCS) classifications, what are the soil types on your parcel(s) if
known? M,N@.’,;%w—\/
(b) If known, is any of your land designated as class | or class Il by the NRCS land use capability classification?
YES_)(,_ NO___
« Is the NRCS class | or class Il land Irrigated? YES_A_ )( NO
« |dentify the APN(s) of NRCS class | or class Il lands: é@ 3 (D~ o 8 0
(c) If known, does your land qualify for rating 80 through 100 in the Storie index Rating?
YES___NO____Rating: _______Ifyes, identify applicable APN(s) V{M«MWV
(d) Does your your Iand that supports Ilvestock used for the production of food and fiber have an annual carrying capacity
equivalent to at least one animal unit (cow-calf) per acre as defined by the United States Dept. of Agricuiture?
YES_}‘(_ NO ____ I yes, identify applicable APN(s) _s$Z-ztzr~2
(e) Is your land planted with fruit- or nut-bearing trees, vines, bushes or crops which have a nonbearing period of less
than five years and which will normally retum during the commercial bearing period not less than two hundred
dollars ($200) gross revenue per acre annually from the production of unprocessed agricultural plant production?
YES____NO If yes, identify applicable APN(s) v
(fy Has your our land refurned annual gross revenue of not less than two hundred dollars ($200) per acre for three of the
previous five years from the production of unprocessed agricultural plant products? YES A NO ___

If yes, identify applicable APN(s) L b

(Continued on Next Page)

e
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9. Please specify the fotal amount of your land qualifying as prime agricultural land under any of the criteria in the previous
guestion (question #8):

acres

10. Please indicate agricultural crop production for the past three (3) years. (Use additional sheets if necessary.)

2005 2006 2007
YEAR NO. ASSESSOR NO. ASSESSOR NO. ASSESSOR
CROP VARIETY PLANTED | ACRES PARCEL NO. | ACRES | ‘PARCEL NO.| ACRES PARCEL NO.
Prcrpina ‘ Y | oamre Y | Apwe | 4 | Zawa
Cotnr V| '

11. Do you lease or rent all or any portion of your parcel(s) to others? o % o No

If yes, please answer the following for the past crop year for each tenant. (Use additional sheets if necessary):

“(a) APN(s) of leased land: /7'( ¢—3/0 ""C??p

Name of Tenant

Address of Tenant %)
Net farmable acres rented or Ieased S A
Length of lease: From _.

(b) APN(s) of leased land:
Name of Tenant
Address of Tenant

/?’6

To Mﬁ/

Net farmable acres rented or leased

Length of lease: From

To

Please complete this Survey according to the instructions and return it in the envelope provided
within 15-days of receipt. Failure to complete and return this Survey may result in non-renewal of
your Williamson Act contract.

Thank you for your cooperation.

| certify that the above statements are true, correct, and complete to the best of my knowledge and belief.

Print Name of Owner or Agent

Signature of Owner or Agent

Date

( )

Phone Number

SMC/CDDI/jhe 12/07




P.O. Box 59 * 3 North <<._mo: <<m<, mnoo_Ao: CA 95201
r: :mﬁmomvg 4401

mbﬁ_m. zoez w>n. ob cko

Vegetable' & Field mm&m

, o , R } T mﬁsmwmnin: m:wmrmm
a CUSTOMER P.O.# - ) m>_.mmz_>z oo T SHIPPEDVIA: ~ '+ T o>._.m mx_n_umo om _u_oxmo c_u R oz.m o_u _z<o_om S
- erpal R Ll | L T T R | b om\mm\s

ﬁcwﬁ?&q&%nvcz.ﬁ NO: o

PRICE UNIT AMOUNT

C Pumpkin, Magic Lantern |01 RO356IMD |  10.0 46,0000
2| 1.00 Pumipkin, Fairvtale 01 emmmﬁ , 2,00  36.4000
3| 1.00 Pumpkin, Wolf | 01 [4882 3.25| 110.0000
1 1.00 Pumpkin, Small Sugar/New England 01 [33471 1.25| 12,5000
i| 1.00 Sauash, Jarrahdale o 01 /62132 - 1.25| 25,5000
1| 1.00 |EA |Freight o o ) 1.00| 14,0200
| Please note:
Speedling, Inc
Attn: Brad
Watsonville, California
ALL ORDERS SUBJECT TO ACCEPTANCE BY _-OO_AIZ»._. mmmow _ZO : A wCUHOﬁQH : mmH.mw
T RS DT iR AR o o e FemNaNT L BE URGEO oM psTove oo wacr | Ty (9,000 § ) 0.00
AIAATIOAE TO DIIBALIRAFND . =mn===_=a _._>u=.=< ) Tntrnl QR1 RT .




CUSTOMER COPY
INVOICE

143913

P.O. Box 1361 « 3 North Wilson Way, Stockton, CA 95201
Phone (209) 466-4401 + Fax (209) 466-9766

coDs

CHRIS GOUNALAKIS

185 VERDE ROAD

HALF MOON BAY, CA 94019

R. Rossi Co.

For Arata Pumpkin Farm —-
Eso_mmm_m, v\ Retail
Vegetable & Field Seeds

Farm & Garden Supplies
CUSTOMER P.O# SALESMAN SHIPPED VIA DATE SHIPPED OR PICKED UP DATE OF INVOICE
Yerbal , {01 UPS 05/03/10 05/26/10

B i 11 S SHESOTERNC 19226 TERMS: Net 0 Days

QUAN. & U/M _ DESCRIPTION LOT NO. TOTAL/QTY PRICE UNIT AMOUNT

|
Pumpkin, Rouge Vif D'Etampes 34,5000 120.75
1/ 1.00 EA | Freight 1.00 7.0600 7.06

Please note:

Speedling, Inc

Attn: Brad

Watsonville, Calitorniag

ALL ORDERS SUBJECT TO ACCEPTANCE BY LOCKHART SEEDS, INC. Subtotal 127.81
TERMS: __,_mezo»mn %m._mm_mmemﬂwwm mw_w_%mﬁummww.qm %___" _,\__a,_,\\_o%_w _,\_,o_m@_._z%wﬂ m_.%_wwm OF 1% PER MONTH WILL BE CHARGED ON ALL PAST DUE ACCOUNTS, WHICH ,_.O X ﬂ w \ OOO N v O . OO

NOTICE TO PURCHASER | prmmeuAmLT Total 127,81




CUSTOMER COPY
—

INVOICE

P.O. Box 1361 « 3 North Wilson Way, Stockton, CA 95201
Phone (209) 466-4401 + Fax (209) 466-9766

CoDs

CHRIS GOUNALAKIS
185 VERDE ROAD
HALF MOON BAY, CA 94019

R. Rossi Co.
For Arata Pumpkin Farm

Wholesale / Retail
Vegetable & Field Seeds

Farm & Garden Supplies

“Verbal 01 "™ Delivered 65705710 N 65726/10
B 11 3 SRS ORDERNCY 19255 TERMS: Net O Days
“ U/Mm ; DESCRIPTION TOTAL/QTY PRICE UNIT ,@ AMOUNT
1 Pumpkin, Wee Be Little 36.0000
1) 1.00 40Z| Pumpkin, Baby Boo 1.00 27.5000 27.50
2| 1.00/M | Pumpkin, Munchkin 2.00 23,6000 47.20
1) 1.00|40Z| Gourd, Autumn Wings Medium 1.00| 34,0000 34,00
ALL ORDERS SUBJECT TO ACCEPTANCE BY LOCKHART SEEDS, INC. . | Subtotal 144,70
R S e A ar . e i AL CHATGE O 1. PERONTH WL SE GHARGED ON ALLPAST OUE ACGOUNTS, WHCH Tax ( 9.000 %) 0.00
NOTICE T0 PIIRCHACER ' REGARDING LIABILITY Total 144 70




CUSTOMER COPY

>.0. Box 1361 + 3 North Wilson Way, Stockton, CA 95201
Phone (209) 466-4401 « Fax (209) 466-9766
s
CODsS H| R, Rossi Co
CHRIS GOUNALAKIS __u For Arata Pumpkin Farm
185 VERDE ROAD
HALF MOON BAY, CA 94019 T Wholesale / Retail
° Vegetable & Field Seeds
Farm & Garden Supplies
CUSTOMER P.O.# SALESMAN SHIPPED VIA DATE SHIPPED OR PICKED UP DATE OF INVOICE
Verbal 01 UPS 05/04/10 05/26/10
R w115 St SIS OREN1 19240 TERMS: Net O Days

W QUAN. ‘ um

DESCRIPTION

|
; TOTAL/QTY ;

PRICE UNIT AMOUNT

1.00{M | Pumpkin, Howden Biggie 01|R06322L6 7.00 50,1000 350.70
1/ 1.00 EA | Freight 1.00 7.3700 7.37
Please note;
Speedling, Inc
Attn: Brad
Watsonville, California
ALL ORDERS SUBJECT TO ACCEPTANCE BY LOCKHART SEEDS, ING.- Subtotal 358.07
TERMS: mezo»mn ﬁﬁ_ﬂ_.um‘mmumwvww Mwwrﬂsmummw\wﬁ _w__u _,\__u,_o_o%,_w ho_m_,%.__,ﬁmm mﬂﬂww OF 1% PER _,\_o_.,:x WILL BE CHARGED ON ALL PAST DUE ACCOUNTS, WHICH ...””OVHA M 9. OOO N u wmom , OOON
za.—.—ﬂm .—.Q 1—.—:@—.—’””: Piease qmw.m mwwﬂdwﬂn_m.wmwmgwmwng Side. otd !




P.O. Box 1361 « 3 North Wilson Way, Stockton, CA 95201
Phone (209) 466-4401 « Fax (209) 466-9766

CoDs

CHRIS GOUNALAKIS
185 VERDE ROAD
HALF MOON BAY, CA 94019

INVOICE

R. Rossi Co.
For Arata Pumpkin Farm

Wholesale / Retail
Vegetable & Field Seeds

Farm & Garden Supplies
CUSTOMER P.O.# SALESMAN SHIPPED VIA DATE SHIPPED OR PICKED UP DATE OF INVOICE
Yerbal 01 Delivered 05/26/10 05/26/10
B %11 - S S Et119536 TERMS:  Net O Days

NO. |
PACK

QUAN. ;| U/M W DESCRIPTION
|

i WH 7 LOT NO. " TOTALQTY

[
PRICE UNIT | AMOUNT

Corn, 33V15 01 |P3CON11067-L 2,00 140,0000 280.00

ALL ORDERS SUBJECT TO ACCEPTANCE BY LOCKHART SEEDS, INC. Subtotal 28000
TERMS. i ANUAL PERGENTAGE AATE OF 124 HINMUM FNANGE CHARGE S100. - o oo CHARGED ONALL PASTDUE ACOOUNTS, WHICH Tax ( 9.000 % ) 0.00

" NOTICE TN PIIRCHASER _ REGARDING LIABILITY Total 280.00







201¢1%18 1221 RENAISSANCE' 4156431404 >> P14

yal| Excellent Security Servnces Iavoice No: 2010- 170109
4 2332 Pine Street Phone: (510) 479-3014 Invoice Date: 11/2/2010
(510) 479-3015 Due Date: [net 20

Fax:

San Francisco

ARATA PUMPKIN FARM
Client Company:
Client Address:| 185 Verde Rd. ,
Client City;|Half Moon Bay : State: Zp:
Site Address:|185 Verde Rd.
Site City:|Half Moon Bay State: Zp: 94019
Phone:}(650) 726-7548 Cell:
FAX: Other
E-Mall
—
HOURS TOTAL
48.5 16.50 $800.25
L 0 0.00 $0.00

o {1 e | s
__ow | soo

$0.00

o — -
0 0.00 $0.00

-
This doucment serves as a praposal for up-coming events. | if both parties agre with the services, this document will
be the contract for billing services. All representatives must sign the contract and return with a deposit of
$ bythisdate__________. We thank you In advance for selecting E.S.S. for your security reyes. /7//‘
g, (U&
Signature of Authorlzed Representative | Labor Subtotal:| $800.25
DEPOSIT DATE: Check No. Other Sutotal:
- Less Deposit:
PAYMENT DATE: Check No.
GRAND TOTAL: $800.25

revised 10/4/10




21 Excellont Security Services invoice No: 2010 101810
b 2332 Pine & treet Phone: (510) 479-3014 Tnvoice Datd 16/18/2010]
San Frauch co Fax: (516) A479-3018 Due Batinet 20

ARATA BU UIPIIN EARN

Cilang Name:

Llient Comparny:
- Client Addvess:| 185 Verde R,
~ Client City:{ Half Moor Ba

185 Yerda & 4
HalfMoonfay

Siva Address:
Site City:

{650) 726- 7548 Celk:
FAX: _ {rher

Phone:

E-pail

Date From: | 10/9/10 Trate o

B o g tait e

" Ton e W SRR R Zi~aloe

HOURS AGENT RATE TOTAL
74 |4 PRACTIIIONERS TO PROVIDE SERVICE FROM 16.50 $1,223.00
10am 0 Spm Sat & Sun ' 0.00 &6.00

oy

.00 50.00
—

0.00G 50.00

0.00 40,00 ‘.}
FRRARY TR L RCEIN - L
40.
0.00 40.00

This doucmant serves as » on posal for up-coming events. i both parties agre writh the services, this dacument witl
ha the contruct for billing sar foas. A representatives must sign the contract goud return with a deposit of
$ by this dat 2 __. \We thank you in advance for selecting £.5.3. for you seourity nesds.

pareecomuo

0
0
0
-

0

AP

Signature of Authoriz d Representative _Lakor Subtotalr] $1,221.00

DEPQSIT DATE: : Check Mo. Othaes Sutotal:
' ‘ B Lass Deposit:

i re. Check Mo.
PAYMENT DATE GRAND TOTAL $1,221.00







RENT-A-JOHN

P.O. Box 7397

INVOICE:

Santa Rosa, CA 95407 Date Terms Due Date |
707.521.0787/415.418.3696 9/29/2010 Net 20 10/19/2010
Customer Name
Arata Pumpkin Farm
185 Verde Rd.
Half Moon Bay, CA 94019
PrOJect )
185 Verde Rd, Half Moon Bay
_ Please note our minimum rental fee is 28 days, pro-rated billing starts after 28 days. Staft Date} o 9 29 10 -
Description Qty/Days Rate End Date Amount
Portable Toilet Rental 10 10.00 100.00T
- Cleaning Services 10 59.00 590.00 |
- Fuel Surcharge 10 5.00% 29.50
- Standard Toilet: Subtotal 719.50
External Hand Sink 2 40.00 80.00
Portable Toilet Rental 1 10.00 10.00T |
- Cleaning Services 1 99.00 99.00 |
- Fuel Surcharge 1 5.00% 4.95 |
- Handicapped Toilet: Subtotal 113.95 |
Pumping/Cleaning Service Fee 12 20.00 240.00
Pumping/Cleaning Service Fee 12 20.00 240.00
Pumping/Cleaning Setvice Fee 12 20.00 240.00
Pumping/Cleaning Service Fee 12 20.00 240.00
Dear Customers, Subtotal $1,873.45
Please make all future payments out to "Rent A John" and mail payments to "PO Sales Tax (925 $10.18
Box 7397 Santa Rosa, CA 95407". If you have any questions please feel free to - g
give us a call at 707.521.0787 Invoice Tﬁt@(}« A~  $1,883.63
Thanks, <& .
Brandon Credlts K‘@% $0 00 /
62 ) PrOJect T ,,$ 2.46
ACCOUNT BALANCE $3,292.46

~ 207

"Account Balance" reflects all unpaid invoices on the

customers account

-~ &
%w& ?Mm&lé/_ %&74‘0@4000‘ PoAa 7)077'?, gomf:mv?, i
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