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SYNOPSIS:

The City of Half Moon Bay proposes to amend both its certified Land Use Plan map and
Implementation Plan map to redesignate and rezone two parcels located at 1430 South
Cabrillo Highway (7.8 acres) and one parcel located at 480 Wavecrest Road (0.51 acres).
The Land Use Plan (LUP) designation of the parcels would be changed from Horticulture
Business to Commercial Visitor Serving, and the Implementation Plan (IP) designation of
the parcels would be changed from Exclusive Floriculture (A-1) to Commercial-Visitor
Serving (C-VS). The LCP amendment consists entirely of LUP and zoning map changes
for the subject properties; no policies, standards or other text is proposed to be modified
or added to the certified LCP.

The staff recommends that the Commission certify the LCP amendment request as
submitted.

The principal issue raised by the proposed amendment is whether the proposed plan
designation and zoning district change from agricultural land use to commercial visitor
serving land use is consistent with Coastal Act provisions that, in applicable part, prohibit
the conversion of lands suitable for agricultural use to nonagricultural uses unless
continued or renewed agricultural use is not feasible.

The applicant submitted an economic feasibility evaluation for the proposed LCP
Amendment that analyzes several key variables affecting the economic viability of
agricultural use of the subject site as well as the surrounding area. The report concludes
that the viability of agricultural use of the site is severely limited and its continued or
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renewed use for agriculture is economically infeasible due primarily to (1) poor soils
(Class I11), which limit agricultural production potential, (2) the high cost associated with
service from the Coastside Central Water District, which is the sole source of water at the
site, and (3) poor access to and from the site and the small parcel size, which limit
operational and logistic capabilities of the site. These factors, in addition to other factors
outlined in the economic feasibility analysis, have led to demonstrated lost revenues for
the nursery operation over a period of five years preceding its closure (2001-2005).

Coastal Act Section 30222, in applicable part, assigns priority of suitable lands to visitor-
serving commercial facilities over private residential, general industrial, or general
commercial development, but not over agriculture. Staff believes continued or renewed
agricultural use of the site is not feasible; further, the proposed LUP amendment would
accommodate future use of the site for visitor-serving commercial facilities, which are
assigned priority under Coastal Act Section 30222. Given the properties’ direct access to
Highway 1, close proximity to an existing coastal trail and recreation area, and the
adjacent existing C-VS designated property, the subject parcels are well suited for future
commercial visitor serving development under the proposed C-VS designation. The
property owners have indicated to the City that they wish to develop an RV/campground
at the former nursery site (referred to as “Birds of Paradise Campground”). The City has
reviewed preliminary plans for the proposed visitor serving development that would
include 55 RV parking sites with full service hook-ups, 20 prefabricated cabins, and other
associated recreational uses and support services such as a swimming pool, snack/eating
area, bird watching/learning area, meeting hall/multi-purpose room, general store, and an
office.

The subject property is also located within the urban services boundary where there is
adequate capacity to accommodate future commercial development that would be
accommodated by the proposed LCP amendment. Therefore, staff recommends that the
Commission find that LUP Amendment No. HMB-MAJ-3-08 as submitted is consistent
with the Chapter 3 policies of the Coastal Act.

The proposed Commercial-Visitor Serving (C-VS) zoning district is the district of the
certified Coastal Zoning Ordinance that matches the proposed Commercial-Visitor
Serving LUP designation. The purpose of both the district and the designation as stated
in the certified Coastal Zoning Code and Land Use Plan, respectively, is to serve the
needs of visitors attracted to coastal recreation opportunities. The range of principal and
conditional uses allowed within the C-VS zoning district are consistent with the principal
and conditional uses allowed within the C-VS LUP designation. Therefore, staff
recommends that the Commission find that the IP amendment as submitted conforms
with and is adequate to carry out the Land Use Plan, as amended by LCP Amendment
No. HMB-MAJ-3-08.

The motions to adopt the staff recommendation are found on pages 3 and 4.
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1. Staff Note

LCP amendment HMB-MAJ-3-08 was filed as complete on July 14, 2008. Pursuant to
Coastal Act Section 30517, the Commission voted on September 3, 2008 to extend the
90-day time limit to act on the LCP Amendment by a period of one year, from October
12, 2008 to October 12, 20009.

2. Analysis Criteria

To approve the amendment to the Land Use Plan (LUP), the Commission must find that
the Land Use Plan, as amended, would be in conformity with the policies of Chapter 3 of
the Coastal Act. To approve the amendment to the Implementation Plan (IP), the
Commission must find that the Implementation Plan, as amended, conforms with and is
adequate to carry out the policies of the Land Use Plan (LUP) portion of the City’s
certified LCP.

PART ONE: STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS

l. APPROVAL OF THE LUP AMENDMENT PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED

MOTION 1: | move that the Commission certify Land Use Plan Amendment No.
HMB-MAJ-3-08 as submitted by the City of Half Moon Bay.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:

Staff recommends a YES vote. Passage of the motion will result in certification of the
land use plan amendment as submitted and adoption of the following resolution and
findings. The motion passes only by an affirmative vote of a majority of the appointed
Commissioners.

RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT:

The Commission hereby certifies the Land Use Plan Amendment No. HMB-MAJ-3-08 as
submitted by the City of Half Moon Bay and adopts the findings set forth below on the
grounds that the amendment conforms with the policies of Chapter 3 of the Coastal Act.
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Certification of the Land Use Plan amendment complies with the California
Environmental Quality Act because either: 1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant adverse effects
of the plan on the environment; or 2) there are no further feasible alternatives or
mitigation measures which could substantially lessen any significant adverse impact
which the Land Use Plan Amendment may have on the environment.

1. APPROVAL OF THE IP AMENDMENT PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMENS EXCHANGE) AS SUBMITTED

MOTION 2: | move that the Commission reject Implementation Program
Amendment No. HMB-MAJ-3-08 as submitted by the City of
Half Moon Bay as submitted.

STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED:

Staff recommends a NO vote. Following the staff recommendation will result in
certification of the Implementation Program Amendment as submitted and the adoption
of the following resolution and findings. The motion passes only by an affirmative vote
of a majority of the Commissioners present.

RESOLUTION :

The Commission hereby certifies the Implementation Program Amendment No. HMB-
MAJ-3-08 for the City of Half Moon Bay as submitted and adopts the findings set forth
below on grounds that the Implementation Program as amended, conforms with and is
adequate to carry out the provisions of the Land Use Plan, as amended and certified, and
certification of the Implementation Program Amendment will meet the requirements of
the California Environmental Quality Act, because either: 1) feasible mitigation measures
and/or alternatives have been incorporated to substantially lessen any significant adverse
effects of the Implementation Program Amendment on the environment; or 2) there are
no further feasible alternatives or mitigation measures that would substantially lessen any
significant adverse impacts on the environment that will result from certification of the
Implementation Program Amendment.
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PART TWO: BACKGROUND

The Commission finds and declares as following for LCP Amendment No. HMB-MAJ-3-
08:

. PROPOSED LCP AMENDMENT

The City of Half Moon Bay proposes to amend both its certified Land Use Plan map and
Implementation Plan map to redesignate and rezone two parcels located at 1430 South
Cabrillo Highway (7.8 acres) and one parcel located at 480 Wavecrest Road (0.51 acres).
The Land Use Plan (LUP) designation of the parcels would be changed from Horticulture
Business to Commercial Visitor Serving, and the Implementation Plan (IP) designation of
the parcels would be changed from Exclusive Floriculture (A-1) to Commercial Visitor
Serving (C-VS). The LCP amendment consists entirely of LUP and zoning map changes
for the subject properties; no policies, standards or other text is proposed to be modified
or added to the certified LCP. (See Exhibit Nos. 3 & 4.)

For approximately 30 years, Nurserymen’s Exchange, Inc. operated an ornamental potted
plant nursery at 1430 South Cabrillo Highway. The company ceased operations at the
site in 2005 due to increasing operation costs and consistent loss of revenue in recent
years. The owner/operator of the former nursery has demonstrated that agricultural use
of the site is no longer economically viable and continued or renewed agricultural use is
not feasible (discussed in detail further detail below). According to the City’s staff report
for the proposed LCP amendment, the purpose of the LCP amendment is to accommodate
future visitor-serving commercial development on the subject property.

The property owners have indicated to the City that they wish to develop an
RV/campground at the former nursery site (referred to as “Birds of Paradise
Campground”). The City has reviewed preliminary plans for the proposed visitor serving
development that would include 55 RV parking sites with full service hook-ups, 20
prefabricated cabins, and other associated recreational uses and support services such as a
swimming pool, snack/eating area, bird watching/learning area, meeting hall/multi-
purpose room, general store, and an office. These visitor-serving commercial uses could
not be accommodated fully under the existing LUP and zoning designations for the site.
As noted in the City’s staff report, the approval and certification of the proposed LCP
amendment is not predicated on development of the proposed future RV/campground
development. The conceptual RV/campground proposal should be considered only as an
example of the type and intensity of development that could be developed if the proposed
LCP Amendment is certified.
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As the subject parcels are located between the sea and the first public road, any coastal
development permit approved by the City for future development at the site would be
appealable to the Coastal Commission.

The City has held Planning Commission and City Council meetings with regard to the
subject amendment request. All of those local hearings were duly noticed to the public.
Notice of the subject amendment has been distributed to all known interested parties. On
February 14, 2008 the Planning Commission approved Resolution P-05-08 that
recommended the City Council approve an ordinance for a rezoning and General Plan
amendment (Exhibit No. 9). On April 1, 2008, the City Council approved Ordinance C-
03-08 approving the LCP amendment (Exhibit No. 8). The ordinance indicates that the
action of the City will become effective immediately after certification by the Coastal
Commission and that the LCP amendment will be carried out in a manner fully consistent
with the Coastal Act.

1. SITE DESCRIPTION

The three subject parcels are located southwest of downtown Half Moon Bay on the
south side of Wavecrest Road and east of Highway 1. The 7.8-acre former nursery site is
comprised of two parcels owned by Nurserymen’s Exchange, Inc. and was used as a
commercial potted plant nursery between 1974 and 2005. Nursery operations ceased in
2005 when operating and maintaining the nursery was no longer economically viable and
the site has been idle since its closure. The third subject parcel is a 0.51-acre parcel
located adjacent to the former nursery site and is developed with a single-family
residence, a legal non-conforming use. Surrounding land uses include undeveloped land
approved for agricultural use to the west, a visitor serving lodging facility and restaurant
to the east (Cameron’s Inn), a commercial greenhouse nursery to the south, and open
space owned by the Peninsula Open Space Trust (POST) to the north. (See Exhibit Nos.
1-3)

The nursery site that is the subject of this LCPA is developed with two greenhouse
structures, an office, gravel driveways, and an outdoor growing area. The outdoor
growing area constitutes most of the site and contains raised mounds of decomposed
granite covered by black tarps. Of the 7.8 acres, the property has a production growing
area of only 4.47 acres consisting of 3.81 acres of open field and 0.66 acres of
greenhouse and hoop growing space. As discussed in detail in Finding C., the economic
viability of the existing adjacent nursery operation differs from the subject site largely
due to the difference in operational infrastructure relative to the subject site. The
adjacent nursery operation differs from the subject site in that it is developed with
modern glass greenhouses, which according to the applicant, allow for the production of
higher value stock compared to the planted pot operation at the subject site. Additionally,
the adjacent nursery site is larger (approximately 13 acres) and has direct access off of
Highway 1 and a loading dock, which minimize transportation costs. Similar to the
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subject site, the adjacent nursery site does not have a source of groundwater. However,
the modern greenhouse operation allows for more efficient water delivery compared to
the potted plant field operation at the subject site, thus further minimizing operational
costs.

The Natural Resources Conservation Service (NRCS) conducted a soil survey at the
subject site and determined that the site does not contain any “prime agricultural land” as
defined by Coastal Act Section 30113. The NRCS soil report indicates that the parcels
are of Class Il Land Capability with a Storie Index Rating of 54, Watsonville loam. The
property is covered with 2-3 feet of compacted gravel, which does not support vegetation
growth and thus, does not support livestock grazing.

According to a biological report prepared for the subject parcels, the property contains
large mature trees that provide potential nesting habitat for sensitive avian species.
Additionally, a drainage ditch located on the north side of Wavecrest Road provides
potential habitat for the federally listed California red-legged frog and San Francisco
garter snake. No other environmentally sensitive habitat was identified on the subject
site.

Wavecrest Road is a designated Scenic Corridor in the City’s LCP. The site is largely
screened from public vantage points by a 12 to 14-foot-high Monterey cypress hedge that
surrounds the north, east, and south property boundaries. Wavecrest Road dead ends
approximately 0.5 miles to the west of the subject site at public recreational playing
fields. A public access trail extends from the end of Wavecrest Road to the beach
beyond. There are no public access trails at or through the subject parcels.

PART THREE: AMENDMENT TO LAND USE PLAN

. ANALYSIS CRITERIA

To approve the amendment to the Land Use Plan (LUP), the Commission must find the
LUP, as amended, will remain consistent with the policies of Chapter 3 of the Coastal
Act.

As submitted, the proposed LUP amendment is consistent with the policies of the Coastal
Act.
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1. FINDINGS FOR APPROVAL OF THE LUP PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED:

The Commission finds and declares as follows for Land Use Plan Amendment No. HMB-
MAJ-3-08:

A. Amendment Description

The proposed amendment would change the certified LUP map to redesignate three
parcels totaling approximately 8.5 acres from Horticulture Business to Commercial-
Visitor Serving. The LUP portion of the proposed amendment is limited to this map
change; no changes to the text of the LUP are proposed.

1. Current Horticulture Business Designation.

The certified LUP describes the intent of the Horticulture Business designation as
follows:

“to accommodate the City’s important horticulture/floriculture industry
permitting both field production and the use of nurseries and greenhouses
for cultivation, but excluding retail sales.”

The designation is generally consistent with the existing Exclusive Floriculture (A-1)
zoning designation, but is more restrictive with respect to accessory dwellings. Accessory
buildings related and customarily incidental to the principal use are permitted, including
housing for persons employed on the premises; no principal dwellings are permitted.

2. Proposed Commercial-Visitor Serving Designation.

The certified LUP describes the intent of the Commercial-Visitor Serving designation as
follows:

“to cater to the needs of visitors attracted to coastal recreation. Visitor-
serving commercial uses not also provided for in the general commercial
areas will normally be found adjacent to coastal recreation areas or along
Highway 1. The intensity and nature of commercial development shall be
subordinate to the character of the recreational setting and existing
neighborhood character.”

Permitted uses include hotels, motels, restaurants, bars, equestrian supply stores, clubs,
guest ranches and lodges, recreational vehicle campsites, art galleries, fishing and boating
facilities, golf courses and sales and related uses. Uses not permitted under this
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designation include unrelated retail, office and professional services, service stations and
other highway related services normally found in the general commercial area.

B. Priority Uses
Coastal Act Section 30222 states:

The use of private lands suitable for visitor-serving commercial recreational
facilities designed to enhance public opportunities for coastal recreation shall
have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

The Coastal Act establishes certain priority uses that must be protected in favor of
allowing other competing land uses. Coastal Act Section 30222, in applicable part,
assigns priority of suitable lands to visitor-serving commercial facilities over private
residential, general industrial, or general commercial development, but not over
agriculture. As described above, the proposed amendment would redesignate the three
subject parcels from Horticulture Business to Commercial-Visitor Serving. As
agriculture is assigned priority over visitor-serving commercial facilities and the Coastal
Act strictly limits the conversion of agricultural land, the proposed LUP amendment
would not be consistent with Sections 30222, 30241, and 30242 of the Coastal Act if
continued or renewed agricultural use of the site is feasible. However, as discussed
below, several factors indicate that agricultural use of the site is not economically viable
under the current Horticulture Business designation and continued or renewed
agricultural use of the site is not feasible. Also, given the properties’ direct access to
Highway 1, close proximity to an existing coastal trail and recreation area, and the
adjacent existing C-VS designated property, the subject parcels are well suited for future
commercial visitor serving development under the proposed C-VS designation. As
continued or renewed agricultural use of the site is not feasible as discussed in Section C
below, the proposed LUP amendment would accommodate future use of the site for
visitor-serving commercial facilities consistent with the priority use provisions of the
Coastal Act.

C. Agricultural Resources

Coastal Act Section 30241 states:

Prime agricultural land; maintenance in agricultural production

The maximum amount of prime agricultural land shall be maintained in agricultural
production to assure the protection of the areas’ agricultural economy, and conflicts
shall be minimized between agricultural and urban land uses through all of the
following:
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(a) By establishing stable boundaries separating urban and rural areas, including,
where necessary, clearly defined buffer areas to minimize conflicts between
agricultural and urban land uses.

(b) By limiting conversions of agricultural lands around the periphery of urban areas
to the lands where the viability of existing agricultural use is already severely limited
by conflicts with urban uses or where the conversion of the lands would complete a
logical and viable neighborhood and contribute to the establishment of a stable limit
to urban development.

(c) By permitting the conversion of agricultural land surrounded by urban uses where
the conversion of the land would be consistent with Section 30250.

(d) By developing available lands not suited for agriculture prior to the conversion of
agricultural lands.

(e) By assuring that public service and facility expansions and nonagricultural
development do not impair agricultural viability, either through increased assessment
costs or degraded air and water quality.

(f) By assuring that all divisions of prime agricultural lands, except those conversions
approved pursuant to subdivision (b), and all development adjacent to prime
agricultural lands shall not diminish the productivity of such prime agricultural
lands.

Coastal Act Section 30241.5 states:

Agricultural land; determination of viability of uses; economic feasibility evaluation
(a) If the viability of existing agricultural uses is an issue pursuant to subdivision (b)
of Section 30241 as to any local coastal program or amendment to any certified local
coastal program submitted for review and approval under this division, the
determination of "viability" shall include, but not be limited to, consideration of an
economic feasibility evaluation containing at least both of the following elements:

(1) An analysis of the gross revenue from the agricultural products grown in the area
for the five years immediately preceding the date of the filing of a proposed local
coastal program or an amendment to any local coastal program.

(2) An analysis of the operational expenses, excluding the cost of land, associated
with the production of the agricultural products grown in the area for the five years
immediately preceding the date of the filing of a proposed local coastal program or
an amendment to any local coastal program.

For purposes of this subdivision, "area™ means a geographic area of sufficient size to
provide an accurate evaluation of the economic feasibility of agricultural uses for
those lands included in the local coastal program or in the proposed amendment to a
certified local coastal program.

(b) The economic feasibility evaluation required by subdivision (a) shall be submitted
to the commission, by the local government, as part of its submittal of a local coastal
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program or an amendment to any local coastal program. If the local government
determines that it does not have the staff with the necessary expertise to conduct the
economic feasibility evaluation, the evaluation may be conducted under agreement
with the local government by a consultant selected jointly by local government and
the executive director of the commission.

Coastal Act Section 30242 states:

Lands suitable for agricultural use; conversion

All other lands suitable for agricultural use shall not be converted to nonagricultural
uses unless (1) continued or renewed agricultural use is not feasible, or (2) such
conversion would preserve prime agricultural land or concentrate development
consistent with Section 30250. Any such permitted conversion shall be compatible
with continued agricultural use on surrounding lands.

The Coastal Act requires that the maximum amount of agricultural land be maintained in
agricultural production and that conflicts between urban and agricultural land uses be
minimized. The long-term viability of soils must also be protected and conversions of
agricultural land to other uses are strictly limited.

As described above, the subject parcels are currently designated in the certified LUP as
Horticulture Business. This designation allows for horticulture/floriculture industry and
permits both field production and the use of nurseries and greenhouses for cultivation.
Consistent with the permitted uses of the Horticulture Business designation, two of the
three subject parcels have operated as an ornamental potted plant nursery for
approximately 30 years until business ceased in 2005 due to consistent revenue losses.
The third subject parcel is a legal non-conforming parcel that is developed with a single-
family residence. The proposed LCP Amendment proposes to redesignate the subject
parcels from Horticulture Business to Commercial-Visitor Serving, which constitutes a
conversion of agricultural land. None of the subject parcels contain prime agricultural
land.

As cited above, Coastal Act 30242, in part, limits the conversion of lands that are suitable
for agricultural use to nonagricultural uses unless continued or renewed agricultural use is
not feasible. Any such permitted conversion shall be compatible with continued
agricultural use on surrounding lands. Coastal Act Section 30241.5 identifies a viability
test for conversion of agricultural lands when conversion is an issue in any LCP or LCP
amendment. The analysis required by Section 30241.5 to support conversion of
agricultural lands must include an economic evaluation of the gross revenue and
operational costs, excluding land values, of the crops in the geographic area of the
proposed land conversion.
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Pursuant to the requirements of Coastal Act Section 30241.5, the applicant submitted an
economic feasibility evaluation for the proposed LCP Amendment (see Exhibit No. 6).
The evaluation analyzes several key variables affecting the economic viability of
agricultural use of the subject site as well as the surrounding area. The report concludes
that the viability of agricultural use of the site is severely limited and its continued or
renewed use for agriculture is economically infeasible due primarily to (1) poor soils
(Class I11I), which limit agricultural production potential, (2) the high cost associated with
service from the Coastside Central Water District, which is the sole source of water at the
site, and (3) poor access to and from the site and the small parcel size, which limit
operational and logistic capabilities of the site. These factors discussed below, in
addition to other factors outlined in the economic feasibility analysis, have led to
demonstrated lost revenues for the nursery operation over a period of five years
preceding its closure (2001-2005).

1. Poor Soils Limit Agricultural Production Potential

The poor soil quality at the site is a significant factor affecting the economic viability of
agricultural use of the site. The site soils are covered by more than two feet of packed
decomposed granite and gravel, which precludes soil-dependent farming at the site and
limits the use of the site to containerized plant production. Even if the top layer of
decomposed granite could be removed economically, the soil underneath is Class Il soil,
which by definition, has severe limitations for tilled agriculture. As confirmed by a site
survey conducted by the Natural Resources Conservation Service (NRCS) (see Appendix
vi of Exhibit No. 6), none of the underlying soil is prime farmland. Thus, there is little
economic incentive for any prospective property owner to invest in the high cost of
removing the surface material to conduct open-field farming, thereby limiting the
agricultural use of the property to potted plant or greenhouse cultivation operations. As
described in detail below, the current owner/operator has demonstrated that continued or
renewed potted plant or greenhouse cultivation at the site is not economically viable.

2. Lack of Economical Water Supply

The lack of low cost, high quality water is considered the most significant factor limiting
the economic viability of continued or renewed agricultural use of the property. An
adequate supply of affordable water is essential to produce price-competitive agricultural
products. The property does not have an adequate source of groundwater and thus, is
solely dependent on Coastside County Water District (CCWD) service for the provision
of water for irrigation. The applicant attempted to drill a well at the site in the past, but
was unsuccessful in finding an adequate groundwater supply, as the lack of available
groundwater is common on the west side of Highway 1 in the subject location.

The escalating cost and unstable supply of CCWD water contributed significantly to lost
revenue of the nursery business in recent years. According to the cost analysis provided
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by the applicant, CCWD water currently costs $1,908 per acre-foot. The cost of CCWD
is significantly higher than the cost of municipal water in other agricultural areas of the
state. For comparison, the cost of municipal water in three areas within California with
competing nursery industries is as follows:

Nipomo Community Service District $875/acre foot
Vista Irrigation District $862/acre foot
City of Lodi Water Utility $331/acre foot

The price of CCWD water has risen by 55% over the past five years (see Appendix ix of
Exhibit No. 6). According to the economic feasibility evaluation, the CCWD Board has
indicated that water prices are going to continue to increase annually by 7-10% for the
foreseeable future, in part because of the significant cost associated with the Hetch
Hetchy retrofit. The need for water rationing by CCWD is also on the rise, making the
site susceptible to an unpredictable supply of water (see Appendix xi of Exhibit No. 6).
In addition to the high costs, water rationing at the subject site directly impacts the
economic viability of agricultural operations by reducing production capability.

In contrast to the high cost of CCWD water, the cost of water at agricultural sites with an
adequate source of groundwater is limited to pumping costs. Thus, agricultural producers
have an incentive to farm sites that can be irrigated, at least in part, by pressurized
groundwater rather than sites that are solely dependent on CCWD water such as the
subject site. For example, the applicant’s main nursery facility, located approximately
four miles from the subject site, is served by a combination of well water and CCWD
water (as well as water recycling technologies). According to Nurserymen’s Exchange
water usage data, the overall cost of water at the applicant’s 20-acre main facility is less
than half the cost of CCWD water alone.

The economic feasibility evaluation references an economic study of San Mateo County
coastside agriculture conducted by the University of California (UC) in 1989. The report
looked at six key variables affecting agricultural revenues, including water supply. The
sampling provided under the nursery and floral segment of the study concludes a per-acre
net cash income in 1986 of $3,865.00. When revenue and expenses are adjusted for
inflation, the per-acre net income is reduced to $3,374.00. This model uses $0 as the cost
for water because the sampling was from farms that exclusively relied on groundwater.
When current CCWD water prices are used in the model, not counting an increase in cost
for the other five variables, the per-acre net income is reduced to a per-acre loss of
$2,350.00. Thus, this independent modeling demonstrates that continued or renewed
agricultural use of the site is not economically viable based on the cost of water alone.

The City’s LUP acknowledges the critical nature of an adequate water supply for
agriculture and states, “Without an ample supply of high quality low cost irrigation water,
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even the best soils in the City are not suitable for agricultural use”.! Thus, the lack of
low cost irrigation water, coupled with poor soil quality described above, warrant the site
unsuitable for continued or renewed economically viable agricultural use.

3. Limited Site Access

Agricultural operations at the site are also largely constrained by the small parcel size and
limited truck access. The applicant has indicated that transportation of finished
agricultural products to the marketplace are largely dependent upon trucks that are, on
average, 53 feet long. Entrance into the subject site is from Wavecrest Road, a narrow
two lane street which is only 16 feet wide at the entrance to the subject site. Due to the
narrow turning radius into the subject site, large trucks cannot enter the property.
Additionally, the subject site does not have a loading dock. When Nurserymen’s
Exchange was operating the nursery at the site, all finished product had to be loaded onto
smaller 22-foot-long trucks to transport the plants to its distribution facility about four
miles away. The plants were then reloaded onto larger trucks for national distribution.
The required extra handling and transport of finished product added significantly to the
cost of production. Due to the small parcel size (approximately 8 acres), construction of
adequate truck access and loading dock facilities would not be an economically viable
investment, as it would further constrain the already limited potential agricultural area.
Without access to the subject site for large trucks, the potential agricultural operations at
the site are limited by which markets could be served from the subject site, thus
constraining potential revenue sources.

4. Continued or renewed agricultural use of the subject site would still be
infeasible even when considered together with Nurserymen’s Exchange
main facility as a single economic enterprise

Nurserymen’s Exchange operates its main nursery facility at the north end of the city of
Half Moon Bay, approximately four miles from the subject site. The main facility is
over 100 acres in size, including 40 acres of growing space. The nursery site that is the
subject of this LCP amendment is an "annex" to the main operation and totals
approximately 8 acres, including only 4.5 acres of growing space (in pots). Continued or
renewed agricultural use of the subject site would still be infeasible even when
considered together with Nurserymen’s Exchange main facility as a single economic
enterprise.

Aside from the vast difference in size and scale, the subject site lacks the infrastructure
that makes the main nursery site economically viable. In particular, the main facility site
includes modern greenhouses with water recycling facilities, a groundwater source, and a

'LCP Chapter 8.3 Agriculture: A Summary
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loading/shipping dock. The modern greenhouses at the main nursery facility provide
better climate and irrigation controls, which allow for growing higher value crops than at
the subject site. The water and truck access infrastructure limitations at the subject site
result in significantly higher operational costs than at the main facility. As described
above, all products from the subject site must be loaded onto small trucks and transferred
to the main facility because the subject site is too small to accommodate shipping/loading
dock facilities and does not provide adequate access for large trucks. This double-
handling of the nursery products from the subject site adds significant operational costs.
Furthermore, unlike the main facility, the subject site does not have a source of
groundwater and is therefore entirely dependent on water service from Coastside County
Water District (CCWD). As described above, the high cost of CCWD water at the
subject site results in operational costs that have consistently exceeded revenue for at
least the last five years. Moreover, the applicant has indicated that any capital investment
would logically go toward the main operation to upgrade the primary facilities (e.g.,
greenhouses, irrigation systems) rather than developing and/or upgrading the greenhouse
infrastructure at the subject site with little, if any, economic return. Therefore, continued
or renewed agricultural use at the subject site is not economically viable even if it is
considered together with the main nursery facility as one economic unit.

5. Revenue from Horticulture/Floriculture Use

For at least five years preceding the date of the filing of the proposed LCP amendment,
Nurserymen’s Exchange lost money operating the horticultural nursery at the subject site
(see appendix iii of Exhibit No. 6). According to the economic feasibility evaluation,
revenue from all San Mateo County Floral and Nursery sales for the period 2001-2005,
adjusted for inflation, is down by 8.6 % with the unit price for most products being flat to
down (see appendices xiv and xv of Exhibit No. 6). Since 2004, the revenue per acre
adjusted for inflation has decreased by 10%. Between 2001-2006, floral and nursery
acreage in San Mateo County dropped by 13.4%.? These numbers taken together suggest
that even though marginal acreage has continued to be taken out of production, revenue
per acre has continued to decline. As discussed in detail in the economic feasibility
evaluation (see Exhibit No. 6), the primary reasons for declining revenue of the
floriculture/horticulture industry are 1) increased imports of lower priced fresh cut
flowers, and 2) increased buying power of larger retailers through growth and
consolidation.

The economic feasibility evaluation references the San Mateo County Crop Reports,
which state that during the years 2001-2006, the total production value of floral and
nursery crops dropped by 25%. Reasons for this decrease include low returns, increased
regulation, and next generation owners exiting the industry. Other factors resulting in
revenue loss of agricultural production include rising transportation costs, decreasing size

2 San Mateo County Crop Reports
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of labor force, revenue streams and competition, and increasing fuel/energy costs.
According to the USDA’s Economic Research Service 2006 Outlook Report “prices of
greenhouse and nursery crops will again be unable to rise enough to offset their higher
production costs.”

The City acknowledged these constraints on the horticulture/floriculture industry when
the LUP was certified in 1996 and noted that there is little potential for the expansion of
existing horticulture/floriculture operations, or entry of new operators. The LUP states:

“The greenhouse industry in Half Moon Bay consists, without exception,
of family operations by second-generation family members. If these
operators had to purchase their land and finance their improvements
today, none of these operations would be economically feasible.
Prospects for future expansion of the greenhouse industry in the City are
minimal because of the high costs for land, water, and energy, and the
narrow margins on sales which are estimated to be two percent (2%) per
dollar of sales by existing operators. New entries would be faced with
very high costs that would prevent any return-on-investment. Given the
high costs of land, the high costs of building in an urban environment, the
high cost and limited availability of water, the narrow profit margin of
existing operators, and the growing competitive advantages of other
production areas, expansion of existing operations in the City or the entry
of new operators is not likely. There has been no new entry in over 17
years. Present operators regard prospects for further growth of their own
operations in the City as minimal. Preferred locations for both new and
Expanded operations are available outside the City and in other regions.”

All of the key variables discussed above that impact agriculture generally, and
horticulture specifically, support the widely held view that the coastside horticulture
industry remains only marginally viable. In this case, the small size of the subject parcels
(approximately 8 acres total with approximately 4.5 acres of growing area) does not
warrant the capital investment required for a continued or renewed economically viable
horticulture operation at the subject site. The existing adjacent nursery operation is more
economically viable than the subject site largely due to the difference in operational
infrastructure relative to the subject site. The adjacent nursery operation is developed
with modern glass greenhouses, which according to the applicant, allow for the
production of higher value stock compared to the planted pot operation at the subject
site. Additionally, the adjacent nursery site is larger (approximately 13 acres) and has
direct access off of Highway 1 and a loading dock, which minimize transportation costs.

%2006 USDA Floriculture and Nursery Crops Outlook
* LCP Chapter 8.3 Agriculture: A Summary
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Similar to the subject site, the adjacent nursery site does not have a source of
groundwater. However, the modern greenhouse operation allows for more efficient water
delivery compared to the potted plant field operation at the subject site, thus further
minimizing operational costs. Maintaining the subject property with a Horticulture
Business designation would mean that another horticulture operator would have to make
the same necessary investments at the site that Nurserymen’s Exchange has already
concluded cannot be economically justified.

6. California Agricultural Land Evaluation and Site Assessment Model

The California Agricultural Land Evaluation and Site Assessment Model (LESA),
developed by the California Department of Conservation, is specifically intended to
provide lead agencies with guidance regarding the socioeconomic and environmental
implications of agricultural land conversion. LESA is a point based approach that is used
for rating the relative value of agricultural land resources. The model defines and
measures two separate sets of factors. The first set, Land Evaluation, includes factors
that measure the inherent soil-based qualities of land as they relate to agricultural
suitability. The second set, Site Assessment, includes factors that are intended to
measure social, economic, and geographic attributes that also contribute to the overall
value of agricultural land. The LESA Model is also designed to make determinations of
the potential significance of a project’s conversion of agricultural lands. The subject site
was evaluated under the LESA model and resulted in a final total score of 25°. A total
LESA score of less than 39 means that the conversion of the subject site from agricultural
use is considered not significant (see appendix v of Exhibit No. 6). The key factors
contributing to the final score were the poor soil quality, small parcel size, and limited
water resource availability as described in detail above. Thus, the LESA model
evaluation provides another independent confirmation that conversion of the subject
parcels from agriculture use to commercial visitor serving use as proposed will not have a
significant impact on agricultural resources.

7. Peer Review of Economic Feasibility Evaluation

As part of the City’s review of the proposed LCP Amendment, two outside parties were
enlisted to review the economic feasibility evaluation submitted by the applicant,
including Steve Wahlstrom of Wahlstrom & Associates and Professor James Wilen, an
agricultural economist at UC Davis College of Agriculture and Environmental Sciences.
Both Mr. Wahlstrom and Mr. Wilen concurred with the report’s findings that the subject
parcels are no longer economically viable for commercial agricultural production.

In a letter to the City dated March 24, 2008, Mr. Wilen states:

> Initial Study and Mitigated Negative Declaration, City of Half Moon Bay PDP-029-06
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“The analysis uses appropriate information, taken from reliable sources,
and develops a convincing case that the 7.5-acre parcel is not viable
currently for agriculture use. Moreover, the report demonstrates that,
given expected changes in the prices of agricultural outputs and the prices
of agricultural inputs, agricultural use of the parcel in the future is most
unlikely to be profitable. The report also shows that conversion of the
parcel from agricultural to another use would not significantly affect
agricultural production in San Mateo County.”

In a letter to the City dated April 24, 2008, Wahlstrom & Associates concludes:

“...W&A concludes that the subject site is not economically viable for
agriculture. Further, because there is no market to either rent or sell the
property we also conclude that the site is not viable for another
agricultural operator. W&A found the Economic Viability Evaluation
report to be thorough, and it included a substantial amount of third party
documentation about the site’s poor soil and the water conditions.
Moreover, the report relies on government data sources, which are factual
and not biased in favor of the Applicant’s request for a land use change.”

Therefore, given the reasons discussed above, the Commission finds that the LUP
amendment as proposed to redesignate the subject parcels from Horticulture Business to
Commercial-Visitor Serving is consistent with Coastal Act Section 30242, as continued
or renewed agricultural use of the parcels is not feasible.

D. Visual Resources

Coastal Act Section 30251 states:

The scenic and visual qualities of coastal areas shall be considered and protected as
a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the
alteration of natural land forms, to be visually compatible with the character of
surrounding areas, and, where feasible, to restore and enhance visual quality in
visually degraded areas. New development in highly scenic areas such as those
designated in the California Coastline Preservation and Recreation Plan prepared by
the Department of Parks and Recreation and by local government shall be
subordinate to the character of its setting.

Coastal Act Section 30251 requires development to be sited and designed to protect
views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and,
where feasible, to restore and enhance visual quality in visually degraded areas.
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The subject parcels are located adjacent to Wavecrest Road, a designated Scenic Coastal
Access Route in the City’s LCP. The parcels are also visible from Highway One. The
proposed redesignation of the parcels would allow new commercial visitor-serving
development along the Wavecrest Road Scenic Corridor.

The subject parcels are adjacent to a 1.25-acre parcel similarly planned and zoned for
commercial visitor serving development. Currently, the existing hotel and restaurant
located on the adjacent C-VS site largely block views to and across two of the three
parcels. The subject parcels are further obscured from view by a 12 to 15-foot-high
hedgerow that borders the perimeter of the parcels. These existing structures and the
existing vegetation would serve to screen any future commercial visitor-serving
development at the site.

Any proposed commercial visitor serving development at the site would require a coastal
development permit and would be required to meet the visual resources policies of the
LCP. The LCP contains broad visual resource protection policies as well as specific
implementing standards to protect coastal views, minimize alteration of natural
landforms, and ensure visual compatibility of development with the character of
surrounding areas consistent with the Coastal Act. Additionally, the Commercial-Visitor
Serving plan designation specifically requires that “the intensity and nature of
commercial development shall be subordinate to the character of the recreational setting
and existing neighborhood character.” The existing C-VS development located adjacent
to the parcels proposed to be redesignated to C-VS, in part, forms the character of the
recreational setting. Providing for new C-VS development in an area adjacent to an
existing commercial visitor serving development as proposed by the LUP redesignation
would allow for an intensity and nature of development that could be subordinate to the
character of the area. Any future commercial visitor serving development at the site
could be sited and designed to minimize potential significant adverse impacts to visual
resources by, among other means, ensuring adequate setbacks from Wavecrest Road,
clustering development in-line with other existing structures, utilizing colors and
materials that blend with the natural setting and existing development, and screening
development with new and existing vegetation.

Therefore, the proposed LUP amendment meets the requirements of and is in conformity
with Coastal Act Section 30251.

E. Public Access and Recreation

Coastal Act Section 30211 prohibits development from interfering with public access to
the sea. Coastal Act Section 30212 requires that public access from the nearest public
roadway to the shoreline and along the coast shall be provided in new development
projects except where adequate access exists nearby.
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As described above, the proposed LUP amendment would change the property
designation of the three subject parcels from Horticulture Business to Commercial-
Visitor Serving. The subject parcels are located between Highway 1 and the sea adjacent
to the south side of Wavecrest Road. However, the subject parcels do not provide
shoreline access and there are no public access trails across any of the parcels that would
be affected by the proposed LUP amendment. An existing recreation area and coastal
access trail extends from the end of Wavecrest Road to the beach, approximately 0.5
miles from the subject site. The properties’” direct access to Highway 1, close proximity
to the existing coastal trail and recreation area, and the adjacent existing C-VS designated
property make the subject parcels well suited for future commercial visitor serving
development under the C-VS designation as proposed. Any future commercial visitor
serving development would be required to meet all of the applicable standards of the LCP
and the public access and recreation policies of the Coastal Act to ensure that any
proposed development would not interfere with public access to the sea (e.g., parking
congestion along Wavecrest Road, increased user impacts, etc.).

F. Planning New Development

Section 30250(a) of the Coastal Act states that new development shall be located within
or near existing developed areas able to accommodate it or in other areas within or near
adequate public services and where it will not have significant adverse effects, whether
individually or cumulatively, on coastal resources. The intent of this policy is to direct
development toward more urbanized areas where services are provided and potential
impacts to resources are minimized.

The subject parcels proposed to be redesignated from Horticulture Business to
Commercial-Visitor Serving (C-VS) are contiguous with a 1.25-acre existing C-VS
designated parcel developed with an existing visitor serving inn and restaurant
(Cameron’s Inn). The proposed redesignation of the subject parcels would continue a
logical commercial visitor serving area adjacent to Highway 1 near downtown Half Moon
Bay.

The property is currently served by a 2-inch-diameter Coastside Central Water District
(CCWD) water connection. This existing waterline connection would serve future
proposed commercial visitor serving development at the site.  Should future
development require additional water capacity, the City has indicated that there are
priority connections available for purchase from CCWD. Section 18.05.020(A) of the
Zoning Code and Table 10.3 of the LCP designate commercial visitor serving facilities,
such as campground and RV parks, as priority land uses, which would allow the owner
to purchase a priority water connection directly from CCWD.
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The two former nursery parcels are not currently served by public sewer connections.
During the City’s review of the proposed LCP amendment and conceptual plans for the
proposed RV/campground, the City determined that installation of a public sewer line
within Wavecrest Road has the potential to result in growth inducing impacts. The City
conditioned its approval of the LCP Amendment to prohibit the construction of a sewer
line as part of the future C-VS development at the site (Exhibit No. 7). A public sewer
line serving the adjacent C-VS parcel exists within Wavecrest Road. The applicant
indicates that this sewer line would be extended to serve the subject parcel and future
C-VS development.

As discussed above in Finding 11.C., continued or renewed use of the site for agriculture
is not feasible. The proposed redesignation of the site from an agricultural designation to
a commercial-visitor serving designation would allow for an alternative priority use of
the site in an area where impacts of such development on coastal resources can be
minimized.

The C-VS designation would allow for commercial visitor serving uses of the site such as
hotels, motels, restaurants, bars, equestrian supply stores, clubs, guest ranches and lodges,
recreational vehicle campsites, art galleries, fishing and boating facilities, golf courses
and sales and related uses. As discussed above, conceptual plans have been submitted to
the City for the development of an RV/campground at the site. Such an intensification of
use of an area can lead to significant adverse impacts on coastal resources. However, the
proposed amendment would not lead to significant adverse impacts on coastal resources
as: (1) the site is within the urban area of Half Moon Bay and would have adequate
public services; (2) the site currently contains no environmentally sensitive habitat areas;
(3) the site is not located where future development would adversely affect public access
to the shoreline; and (4) new development that results from the proposed change in land
use designation could be designed in a manner that would be compatible with the visual
character of the area. Additionally, any future commercial visitor serving development
would be required to meet all of the applicable standards of the LCP and the public
access and recreation policies of the Coastal Act to minimize and/or avoid potential
significant adverse individual or cumulative impacts to coastal resources. Any coastal
development permit approved by the City for future C-VS development would be
appealable to the Coastal Commission.

Therefore, the proposed amendment is consistent with Section 30250(a) of the Coastal
Act because: (a) the area affected by the amendment is located in a developed area with
adequate public services able to accommodate the proposed uses; and (b) the amendment
will not result in any adverse effects, either individually or cumulatively, on coastal
resources.
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PART FOUR: AMENDMENT TO IMPLEMENTATION PROGRAM

l. ANALYSIS CRITERIA

Section 30513 of the Coastal Act establishes the criteria for Commission action on
proposed amendments to certified Implementation Programs (IP). Section 50513 states,
in applicable part:

...The commission may only reject zoning ordinances, zoning district
maps, or other implementing actions on the grounds that they do not
conform with, or are inadequate to carry out, the provisions of the
certified land use plan. If the commission rejects the zoning ordinances,
zoning district maps, or other implementing actions, it shall give written
notice of the rejection specifying the provisions of land use plan with
which the rejected zoning ordinances do not conform or which it finds will
not be adequately carried out together with its reasons for the action
taken.

To approve the amendment, the Commission must find that the amended Implementation
Plan will conform with and adequately carry out the provisions of the LUP as certified.
For the reasons discussed in the findings below, the proposed amendment to the
Implementation Program is consistent with and is adequate to carry out the certified Land
Use Plan.

1. FINDINGS FOR APPROVAL OF THE IP PORTION OF AMENDMENT
NO. HMB-MAJ-3-08 (NURSERYMEN’S EXCHANGE) AS SUBMITTED:

The Commission finds and declares as following for Implementation Plan Amendment
No. HMB-MAJ-3-08:

A. Description of Proposed Implementation Plan Amendment

The proposed amendment would rezone the three subject parcels from the Exclusive
Floriculture (A-1) zoning district to the Commercial-Visitor Serving (C-VS) zoning
district (see Exhibit No. 5).

The Exclusive Floriculture (A-1) district is designed to accommodate nurseries,
greenhouses, field flowers for the propagating and cultivating of plants and cut flowers,
and single-family dwellings which are accessory to the permitted uses. Retail sales are
not allowed in the A-1 district.

The proposed Commercial-Visitor Serving (C-VS) district is designed to provide
“Recreational Commercial areas that serve the needs of visitors attracted to coastal
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recreational opportunities, emphasizing ease of movement and attractiveness for the
pedestrian while allowing safe and efficient movement of vehicles, having a consistent
design theme, and protecting coastal resources.” The C-VS district also requires that the
intensity and nature of Visitor Serving Commercial uses be subordinate to the character
of the recreational setting and existing neighborhood setting.

Permitted uses in the C-VS zoning district include uses such as: art gallery, retail sales,
seasonal agricultural sales, bed and breakfast, spa resort, hotel/motel or time share, park
or recreation facility and cultural institution. Conditionally permitted uses include uses
such as: eating and drinking establishments, vehicle equipment sales or service,
campground or RV park, and club or lodge. (See Exhibit No. 7 for a complete table
summarizing all of the permitted uses in the C-VS zoning district.)

The proposed Implementation Plan Amendment is limited to the above-described change
to the zoning map. No text changes are proposed.

B. Adequacy of Implementation Program Change

The Commercial-Visitor Serving (C-VS) zone is the zoning district of the certified
Coastal Zoning Ordinance that carries out the Commercial-Visitor Serving designation of
the LUP.

For any proposed change to a property’s zoning designation to be certifiable, the
implementing zoning designation must be shown to conform with its land use plan
counterpart and adequately carry out all applicable LUP policies. In this case, the
proposed LUP and IP map designations would share the same “Commercial-Visitor
Serving” title and, as described in the narrative description of the purpose and intent of
the C-VS land use and zoning categories, would allow for the same range of uses that
would serve the needs of visitors attracted to coastal recreation opportunities. Moreover,
no other zoning district’s allowable uses would more closely match with the uses
enumerated under the LUP’s C-VS designation. Thus, given this consistency between
LUP and zoning designations, the proposed C-VS zoning classification will conform with
and be adequate to carry out the policies and standards of the C-VS classification of the
LUP as amended.

Therefore, the Commission finds that proposed Amendment No. HMB-MAJ-3-08 to the
Implementation Plan conforms with and is adequate to carry out the Land Use Plan, as
amended by LCP Amendment No. HMB-MAJ-3-08.
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PART FIVE: CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local
governments from the requirement of preparing an environmental impact report (EIR) in
connection with a local coastal program (LCP). Instead, the CEQA responsibilities are
assigned to the Coastal Commission. Additionally, the Commission’s LCP review and
approval procedures have been found by the Resources Agency to be functionally
equivalent to the environmental review process. Thus, under Section 21080.5 of CEQA,
the Commission is relieved of the responsibility to prepare an EIR for each LCP and LCP
amendment submitted for Commission review and approval.  Nevertheless, the
Commission is required when approving an LCP to find that the LCP does conform with
the applicable provisions of CEQA.

Public Resources Code section 21080.5(d)(2)(A) mandates that the proposed LCPA not
be approved if there are feasible alternative or feasible mitigation measures available
which would substantially lessen any significant adverse impact which the activity may
have on the environment.

As stated above, the City of Half Moon Bay LCP amendment MAJ-3-08 consists of a
change to the LUP and zoning maps. The Commission incorporates its findings on
Coastal Act and land use plan conformity at this point as it is set forth in full above.
These findings address and respond to all public comments regarding potential significant
adverse environmental effects of the proposed amendment that were received prior to
preparation of the staff report.

The Commission finds that, as proposed, the approval of the City of Half Moon Bay LCP
amendment HMB-MAJ-3-08 will not result in significant unmitigated adverse
environmental impacts within the meaning of CEQA. Any future individual development
projects would require coastal development permits issued by the City of Half Moon Bay,
or in the case of areas of original jurisdiction, by the Coastal Commission. Throughout
the Coastal Zone, specific impacts associated with individual development projects are
assessed through the CEQA environmental review process. Thus, an individual project’s
compliance with CEQA would be assured.

Therefore, the Commission finds that there are no other feasible alternatives or mitigation
measures within the meaning of CEQA which would further reduce the potential for
significant adverse environmental impacts.
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EXHIBITS:

Regional Location Map

Vicinity Map

Aerial Site Photo

Existing/Proposed LUP Map Designations
Existing/Proposed Zoning Map Designations
Economic Feasibility Evaluation

C-VS District — Table of Allowable Uses
City Ordinance 03-08

City Resolution P-05-08
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C. Aerial Photo of the Site and Surrounding Area:

480 Wavecrest Road

1430 South Cabrillo Higchway

The above orthophotograph was taken in 2001. Property lines shown are approximate

PDP-029-06(1)
Planning Commission Agenda Report, December [3, 2007 Exhibit No_ 3
City of Half Moon Bay LCP Amend.

No. HMB-MAJ-3-08 (Nurserymen's Exchange)
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EXECUTIVE SUMMARY

This report was prepared to analyze the question of whether the subject site located at .
1430 S. Cabrillo Highway, within the city limits of Half Moon Bay is economically

viable as an agricultural parcel. The report examines the key factors impacting the subject

site specifically and more broadly agriculture in the area. The report utilizes site specific

and industry statistics as well as two different independent models.

The key findings of this report are divided into two broad categories: 1) subject site
and 2) variables impacting agriculture in the area.

Subject Site

o The owner ceased operations at the subject site in 2005 after incurring losses for
the five previous years. Capital investment could not be justified due to small
parcel size and no economies of scale in operations.

e The subject site has poor soil (Class III) that is covered over with a layer of 2 feet
of packed decomposed granite. This precludes tilled agriculture and effectively
limits agricultural use to containerized production.

o The subject site does not have a source of low cost quality water. It is completely
dependent on water supplied by the local water district (CCWD). Being solely
dependent on CCWD water means the subject site is also particularly susceptible
to 1) rate increases, and 2) water rationing due to drought.

e Access to and from the subject site is very poor, limiting operational and logistic
capability and options.

e When the revenue/expense model contained in the San Mateo County
Agricultural Economic Viability Project is applied to the subject site, it indicates
the site is not viable. The largest single factor impacting viability is the price of
water. This is significant because the subject site is solely dependent on CCWD
water. |

» As part of the CEQA process, the subject site was analyzed against The California
Agricultural Land Evaluation and Site Assessment Model (LESA). The result was
that conversion of the subject site from agricultural will not have a significant
impact. The key factors impacting this result were the small parcel size, the poor
quality soil, and the sole dependence on CCWD water.

e Conversion of the subject site from agriculture is consistent with the Half Moon
Bay LCP.
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Kev Agricultural Variables

. ¢ Inflation adjusted revenue for floral and nursery products in San Mateo County is
declining while the unit price for most products was flat to down. At the same
time revenue per acre has also dropped even as floral and nursery acreage has also
decreased. This suggests that even though marginal acreage has continued to be
taken out of production, revenue per acre has continued to decline.

e Competitive pressure from lower cost imported cut flowers and increased
leverage by large retailers has resulted in flat to declining revenue.

e Fuel and heating costs for agriculture have risen dramatically over the past 5 years
as the price of petroleum has increased. The significant increase in the cost of
petroleum has resulted in a significant increase in the cost of a wide variety of
production inputs as well as transportation costs.

o The supply of eligible labor is declining due to stricter immigration enforcement
and the lack of affordable housing in the area.

e Flat to declining revenue combined with increased production costs have eroded
already thin industry margins.

Through the examination of the key variables impacting the subject site as well as
. agriculture in the area the report concludes that the subject site is not economically viable
and that its conversion from agriculture will not impact agriculture in the area.
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® ®
Introduction

Pursuant to Public Resource Code §30242 (see appendix 1) is an economic feasibility
evaluation in consideration of the proposed amendment to the City of Half Moon Bay’s
Local Coastal Program (L.CP) to re-zone the above noted parcels from A-1 (Floriculture)
to C-VS (Commercial Visitor Serving). The intent of this economic feasibility evaluation
is to provide an analysis of the key variables impacting the sustainable operation of
agriculture both at the subject site and the wider area.

This report focuses on key variable metrics for the 2001-2006 period. Actual results at
the subject site for the years 2001-2005 were used. In order to provide additional local
economic information several local growers in the Nursery/Floriculture segment were
contacted to provide revenue and cost information regarding their farm operations.
Uniformly local growers, who are all family owned private companies, were not willing
to provide actual revenue and cost information. To provide a thorough analysis, County,
State and some National information regarding key variables impacting agricuiture in the
area were examined. In addition, the net income model used by the San Mateo County
Agricultural Economic Viability Project was inflation adjusted to objectively assess net
cash income of the San Mateo County Nursery/Floriculture segment using actual 2006
data. Finally, graphs and tables in the appendices provide supporting documentation.

The following evaluation will examine the subject site, key variables impacting
agriculture, the San Mateo County Agricultural Economic Viability Project and the
California Agricultural Land Evaluation and Site Assessment Model (LESA) to explain
why the property is not economically viable for either Nurserymen’s Exchange or another
farmer to operate. Because the property represents such a small percentage of the farmed
agricultural land in the area (7.795 acres out of 35,000 acres in San Mateo County), has
Class II soil, is solely dependent on CCWD water, is within the city limits, has been idle
since May 2005, and is adjacent to existing C-VS facilities, its conversion to C-VS would
have little or no impact on the remaining agriculture in the area.

Subject Site !

The subject site is|located at 1430 South Cabrillo Highway within the city limits of
Half Moon Bay, California. Nurserymen’s Exchange, Inc. purchased APN 065-090-030
(5.895 acres) in October 1974 and APN 065-090-070 (1.90 acres) in November 1975. For
thirty years Nurserymen’s Exchange continuously operated the 7.795 acre property
growing potted ornamental plants. The property has 1) a production growing area of only
4.47 acres consisting of 3.81 acres of open field and .66 acres of greenhouse and hoop
growing space (see appendix ii). 2) Class III soil covered with 2 feet of packed
decomposed granite and gravel, 3) two existing greenhouses and 4) a fixed irrigation
system for nursery container production. The remainder of the subject site acreage is in
gravel roads, a large hedge surrounding the entire perimeter of the property and out
buildings. Based on the soils and existing infrastructure, it is highly unlikely that the
subject site could be used for tilled agriculture including cut flower or vegetable
production. For the same reasons this evaluation presumes that the site’s only agricultural
viability, if any, would be in containerized nursery/floriculture production.

The subject site is bordered on the north side by a Commercial Visitor Serving facility
(inn and restaurant), lon the south side by an 11.8 acre greenhouse operation (zoned A-1)
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and to the west and north by the Wavecrest property which is in the process of being
purchased by the Peninsula Open Space Trust.

For the years 2001-2005, Nurserymen’s Exchange lost money operating the subject
site (see appendix iii). After carefully examining the increasing costs of operating this
property including labor, CCWD water, fuel, and heating gas coupled with the capital
investment in infrastructure that would be required to have a sustainable operation (water
reservoir, water recycle facilities, loading dock and greenhouse mechanization)
Nurserymen’s Exchange determined that it was not economical to make the required
capital investment in such a small parcel (4.47 acres of growing area). Consequently, the
company ceased operations at the subject site in May 2005.

Following the previously established assumption [based on the soil, and existing
infrastructure] that the subject site’s only potential agricultural use is for containerized
nursery/floriculture production, the relevant inquiry tums to what capital expenditures
would be needed to make the site viable for either Nurserymen’s or another operator for
the long-term and could that investment be justified. At a minimum, long-term operation
of the subject site in containenzed nursery/floriculture production would require the
following capital expenditures in infrastructure: 1) sufficient storage and tailwater
recovery facilities to properly manage irrigation water runoft, 2) loading dock facilities
and improved access, and 3) modernization of the existing greenhouse structures
including a) moveable benching b) environmental controls, c¢) energy curtains and d)
water catchment capability.

The estimated costs are as follows:
1. Storage and tailwater recovery facilities

a) 150,000 gallon tank - $100,000
b) Pumps and piping $25,000
¢) Water treatment $50,000
2. Loading dock and improved access £75,000
3. Greenhouse/hoop modernization
a) Benching $127,000
b} Environmental controls $50,000
¢) Energy curtains $45,000
d) Water catchment $30,000
Total $502,000

A ten year loan at 8% would have a monthly payment of interest and principal of $6,091.
Based on either past results at the subject site, or based on the San Mateo County
Agricultural Viability Project model, this debt load or even a reduced debt level could not
be reasonably borne by either Nurserymen’s Exchange or another operator. Another
operator would be further burdened by either the rental cost or the land purchase cost.

In contrast, making the same level of capital investment at the company’s primary site
could be justified because economies of scale already exist. Adding to or modernizing a
portion of the production facilities at the company’s primary site could be easily and
efficiently incorporated into the existing infrastructure. The primary site is located at
2651 North Cabrillo Hwy. on the north end of Half Moon Bay. The site has 21 acres of
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o @
greenhouse and hoop production space and 22 acres of open field production. The
existing infrastructure at this site already includes six active wells that supply 46% of the
first time water requirement. There are also extensive water storage and tailwater
recovery systems, loading facilities, large natural gas and electrical infrastructure,
warehousing, and proximity to management and the company’s labor force.

History .

Almost all agricultural activity in San Mateo County occurs along the coastline.
Agriculture, and particularly floriculture have historically been the core agricuitural
business on the coastside. Population growth, urban/rural conflict, increased land values,
increased cut flower imports, and low returns have all affected the viability of ongoing
operations. Specifically, the City’s 1993 certified Local Coastal Program (LCP) in
describing the local greenhouse industry stated: “The greenhouse indusiry in Half Moon
Bay consists, without exception, of family operations by second-generation family
members. If these operators had to purchase their land and finance their improvements
today, none of these operations would be economically feasible. Prospects for future
expansion of the greenhouse industry in the City are minimal because of the high costs
for land, water and energy, and the narrow margins on sales which are estimated to be
two percent (2%) per dollar of sales by existing operators. New entries would be faced
with very high costs that would prevent any return-on-investment. Given the high costs of
land, the high costs of building in an urban environment, the high cost and limited
availability of water, the narrow profit margin of existing operators, and the growing
competitive advantages of other production areas, expansion of existing operations in the
City or the entry of new operators is not likely. There has been no new entry in over 17
years. Present operatprs regard prospects for further growth of their own operations in the
City as minimal. Preferred locations for both new and expanded operations are available
outside the City and in other regions.” '

Since 1993 this trend has continued. Recent history indicates that the local nursery
industry is in decline. Between 2001-2006 floral and nursery acreage in San Mateo
County dropped by 13.4%.2 Over the same period, the number of floriculture operations
in San Mateo County dropped by 17%.? Between 2000 and 2006, the total production
value of floral and nursery crops adjusted for inflation dropped by 25%.* The most
commonly cited reasons are low returns, increased regulation, and next generation
owners exiting the industry.

The San Mateo County Agricultural Economic Viability Project
In 1987 the San Mateo County Board of Supervisors authorized the University of

California Cooperative Extension group to complete an economic study of coastside
agriculture. The San Mateo County A gricultural Economic Viability Project was
published in 1989 and concluded that “high value flower, nursery and vegetable crops are
usuaily economically viable” but “even with a major local commitment to agriculture,
outside economic and policy forces can quickly erase the economic viability of most of

' LCP Chapter 8.3 Agrictiirure: A Summary

? San Mateo County Crop Reports

? Bureau of Labor Statistics

* San Mateo County Crop Reports

* 8an Mateo County Agricultural Viability Project, ES-2
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the County’s agricultural enterprises.” The report looked at both revenue and cost
variables. On the revenue side, UC researchers found that “the economic viability of
coastside farms is extremely sensitive to variations in the price and demand for their
products.”7 On the cost side, the study examined six key variables including land, water,
labor, transportation, urban/rural conflicts and the permit process.

As part of the study, researchers modeled the operational costs/revenues of the
different coastside agricultural segments. Based on specific sampling of the nursery and
floral segment, the 1986 per acre net cash income was $3,865 (see appendix iv). When
the revenue and expenses are adjusted for inflation to 2006, and the revenue is further
adjusted by the change in per acre revenue in the nursery segment for San Mateo County,
the per acre net cash income is $3,374 (see appendix iv). The water cost used in the
sample model was $0 per acre foot because the sampling used farmns that relied
exclusively on ground water. When actual CCWD water costs are used instead of zero
cost ground water, the net cash income results in a loss of $2,350 per acre. This is
significant because the sole source of water at the subject site is CCWD water. While
several farm expense items in the model have increased by more than inflation [gas,
natural gas, labor, property taxes and insurance|, and would further reduce net income,
the cost of CCWD water alone is sufficient to result in a net income loss. The use of
actual inflation adjusted data independently confirms that the subject site is not
economically viable.

California Agricultural Land Evaluation and Site Assessment Model (LESA

The California LESA Model, developed by the California Department of
Conservation, is specifically intended to provide lead agencies with guidance regarding
the socioeconomic and environmental implications of agricultural land conversion. LESA
is a point based approach that is used for rating the relative value of agricultural land
resources. The model defines and measures two separate sets of factors. The first set,
Land Evaluation, includes factors that measure the inherent soil-based qualities of land as
they relate to agricultural suitability. The second set, Site Assessment, includes factors
that are intended to measure social, economic, and geographic attributes that also
contribute to the overall value of agricultural land. The California Agricultural LESA
Model is also designed to make determinations of the potential significance of a project’s
conversion of agricultural lands during the Initial Study phase of the CEQA review
process. The subject site was evaluated under the California Agricultural LESA model as
part of the Initial Study phase of the CEQA review process.® The subject site had a final
total score of 25. A total LESA score of less than 39 means that the conversion of the
subject site from agricultural use is considered not significant (see appendix v). The key
factors contributing to the final score were the poor soil quality, small parcel size and
limited water resource availability. The LESA result is important because it is another
independent confirmation that conversion of the subject site from agriculture will not
have a significant impact.

® San Mateo County Agricultural Viability Project, ES-3
7 San Mateo County Agricultural Viability Project pg 110
® Initial Study and Mitigated Negative Declaration, City of Half Moon Bay PDP-029-06
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Key Variables
Following are key variables impacting the feasibility of agriculture in the area and at
the subject site.

1. Soils

There are a variety of soil types in the surrounding area. Of the 730 acres in the
surrounding area only 4.2% are considered prime agricultural land. The remainder is
generally Class III soil with a Storie Index range between 48-54° (see appendix vi).

The soil at the subject site is not prime agricultural land as defined in Public
Resources Code §30113 and California Government Code §51201 subdivision( ¢ )
paragraphs (1),(2), (3), and (4) and thus the proposed zoning change does not pose a
conflict with the Public Resource Code’s stated intent to preserve “prime agricultural
land” in agricultural production (see appendix vii). This determination was verified on
February 9, 2006 when Mr. Ken Oster, Area Resource Soil Scientist for the United States
Department of Agriculture visited the subject site and took core samples to a depth of 5
feet. He determined that the soil is Watsoaville loam, nearly level. The land is in Land
Capability Class III (see appendix viii). The Storie Index is 54.

In addition, the entire parcel is covered with between 24-29 inches of packed
decomposed granite and gravel. This layer of fill is significant because it essentially
precludes the possibility of growing any crop in the ground without significant
investment to remove it. Even if it was removed, the soil underneath is Class III.
Consequently, the quality of the soil and the fill taken together, effectively limit
utilization of the subject site “as is” to containerized nursery/floriculture production
because it is not soil dependent.

2. Water
The primary sources of water for agriculfure in the area are 1) CCWD, 2) well water,
and 3) rain-runoff and re-cycled water that is impounded in reservoirs.

The sole source of water at the subject site is CCWD water. The site is serviced by a 2
inch meter with an output of 320 gallons per minute (gpm). The price of CCWD water is
currently $1,908 per-acre foot (excluding base meter charge). The price of CCWD water
has risen by an inflation adjusted rate of 30% since 2001 (see appendix ix). The CCWD
Board has indicated that water prices are going to continue to increase annually by 7-10%
for the foreseeable future. This level of increase does not take into consideration the cost
of the Hetch Hetchy retrofit upgrade or water rationing, both of which will result in rate
increases to users. By comparison, the cost of municipal water in three areas within
California with competing nursery industries is:

Nipomo Community Service District $875/acre foot
Vista Irrigation District $862/acre foot
City of Lodi Water Utility $331/acre foot

? Natural Resources Conservation Service
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In 1977 Nurserymen’s Exchange attempted to have a well drilled at the subject site.
The well driller’s report shows that after digging to a depth of 100 feet, the well was only
capable of producing 5 gallons per minute (see appendix x). The test well was
abandoned. As a comparison, a single family residence CCWD connection (5/8 inch) is
capable of producing 30 gpm. The result of the test well drilled at the subject site is
consistent with the immediate proximity to the subject site where there is no history of
Ag wells. Discussion with a large regional well driller indicates that water in the area if
found would likely be of fair to poor quality and the output would be very low. Wells that
have been drilled in the area have had a high iron and sodium content and a residual
presence of arsenic and other minerals. The presence of iron and sodium would require
that well water undergo treatment before safe application to most nursery/ornamental
stock. Also, the presence of iron would increase well maintenance costs. In sum, well
waler at the subject site is not a viable alternative.

Being solely dependent on CCWD water, the subject site is particularly susceptible to
water rationing due to drought conditions. According to CCWD, almost 80% of its
current production comes from the Hetch Hetchy system which is under the control of the
City of San Francisco. The CCWD recently informed its large commercial customers that
water rationing in 2008 was almost a certainty. More specifically, that CCWD’s
allocation from the Hetch Hetchy system could be cut by as much as 58%. This means
that water rationing could be in the range of 20-38% (see appendix xi). Any water
rationing at the subject site would directly impact economic viability by reducing
production capability.

Water rationing by CCWD also has the likely impact of requiring further rate
increases because CCWD’s revenue is generally fixed by Measure D (adopted by Half
Moon Bay in 1999) which restricts residential growth in Half Moon Bay to that number
of new dwelling units that will result in & population growth of no more than one percent
annually. As a result, any water rationing will directly reduce CCWD revenues. This
shortfall can only be made up through additional rate increases, Any further rate increases
directly and negatively affect viability at the subject site.

The City’s LCP sums up the subject of water by stating: “Without an ample supply of
high quality low cost irrigation water; even the best soils in the City are not suitable for
agricultural use™.'® The subject site has peither.

3. Access/Transportation
Access to coastside agriculture is from either Highway 92 or Highway 1. Both

highways which are two lane roads have not been substantially improved over the last 50
years, during which the coastside population has increased 10 fold.!" In addition, traffic
has increased as the coastside has become a tourist destination. As a result, access to
agricultural operations has become more problematic. Average Annual Daily Traffic
(AADT) counts at the intersection of Highway 92 and Highway 1 increased by over 13%

"°LCP Chapter 8.3 Agriculture: A Summary
"M US Census Bureau
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for the period 2000-2005.'% Increased traffic congestion particularly impacts agricultural
access because transportation of finished agricultural products to the marketplace are
largely dependent upon trucks that are now 53 feet long and which have a difficult time
maneuvering within the city limits.

Access to the subject site is particularly problematic. Entrance into the subject site is
from Wavecrest Road, a narrow two lane street which is only 16 feet wide at the entrance
to the subject site. Because of the narrow turning radius into the subject site, large trucks
cannot enter the property. In addition the subject site does not have a loading dock. When
Nurserymen’s Exchange was operating the property all finished product had to be loaded
onto smaller 22ft. Bobtail trucks and transferred to its facility at the north end of Half
Moon Bay for shipment. The extra handling and transport of finished product added to
the cost of production. Without access to the subject site for large trucks, an operator
without another local facility would be limited as to which markets could be served from
the subject site, constraining potential revenue sources.

4. Labor

Because most agricultural, and particularly floriculture operations are labor intensive,
it is a key variable in the production process. The two key components concerning labor
are supply and cost both of which intersect. In general, the supply of eligible labor has
been shrinking. The primary reasons for this are 1) stricter enforcement of immigration
regulations and bord@r control, and 2) availability of affordable housing in the area.

Since the events of September 11, 2001, there has been additional national focus on
securing the U.S. borders, particularly with Mexico, coupled with stricter enforcement of
work eligibility regulations. This has negatively impacted the supply of full-time and
part-time seasonal labor in the area. Agricultural labor for peak production periods is
currently being supphed to the coastside from as far away as Salinas and Stockton. Labor
from remote areas is much more costly than local labor due to significant transportation
and labor contractor costs.

The high cost of housing in Half Moon Bay and San Mateo County has further
impacted the supply of agricultural labor. The cost of housing in Half Moon Bay and San
Mateo County is significantly higher than in the rest of the country (see appendix xii). At
the same time there is no available affordable or farm labor housing anywhere in the City
of Half Moon Bay or the unincorporated coastside."

Compounding the problem of labor supply is the cost of labor. Labor is the single
largest factor in the cost of floriculture production. Average weekly es in floriculture
production in San Mateo County for the period 2001-2005 rose by 17%* (see appendix
xiii). Added to wages is the rising cost of benefits and insurance. Health benefit and
workers compensanon insurance costs grew over the same time-period by over 20%.

2 California Department of Transportation
"’ Housing Leadership Council
" Bureau of Labor Statistics
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With the assumption that capital investment cannot be justified at the subject site due
to its small growing acreage, any future agricultural operator would be faced with the
same labor dependency and challenges that are present today.

5. Revenue

Revenue from all San Mateo County Floral and Nursery sales for the period 2001-
2005, adjusted for inflation is down by 8.6 % with the unit price for most products being
flat to down (see appendices xiv and xv). Since 2004, the revenue per acre adjusted for
inflation has decreased by 10%. Between 2001-2006, floral and nursery acreage in San
Mateo County dropped by 13.4%."° These numbers taken together suggest that even
though marginal acreage has continued to be taken out of production, revenue per acre
has continued to decline.

The primary reasons for declining revenue are 1) imports of lower priced fresh cut
flowers, and 2) increased buying power of larger retailers through growth and
consolidation. It is well settled that the import of fresh cut flowers into the United States
has had a severe adverse impact on the US cut flower industry. This trend is evident in
San Mateo County where acreage in cut flowers dropped by 22 % for the period 2001-
2005.'® Imports account for 79% of fresh flowers sold in America.!” Importantly, the
predominance and affordability of imports has negatively impacted pot plant prices
because fresh cut flowers are taking more of the limited available shelf space at the retail
level, leaving pot plant sales to compete for a smaller store presence.

Consolidation in the big box store and grocery channels has increased the buying
power of the large retailers. Between the years 2000-2005 the five largest big box
retailers grew by 45% in the number of stores and by 64% in revenue " (see appendix
xvi). In the grocerg channel the top 10 grocery store chains account for close to 70% of
the market share.'” Much of the consolidation in the grocery channel has been through
acquisitions. As a result, the number of smaller and mid-size retailers, with less buying
leverage has decreased.

The net effect of this consolidation is that the large retailers have much greater
negotiating strength with suppliers. Modern information systems allow larger retailers to
closely track individual SKU sales and adjust orders accordingly. There is a growing
trend of large retailers instituting various forms of guaranteed sales programs with
suppliers of floral products. Suppliers are now effectively being held responsible for
managing in-store inventory levels to minimize loss. These developments directly benefit
consumers because large retailers are able to offer more attractive pricing than smaller
retailers. As a result, more consumers are purchasing flowers and nursery stock from
large retailers further increasing their leverage.

Another operator of this property would have to contend with the same price
pressures without the benefit of any economies of scale in production. The subject site is

1% San Mateo County Crop Reports
' San Mateo County Crop Reports
'” Society of American Florists

18 Annual Company Reports

'* Supermarket News
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particularly vulnerable to revenue pressure because 85% of its production area is open
field where lower value crops are grown. Further, being solely dependent on CCWD
water, water rationing would immediately reduce production capacity.

6. Energy/Fuel

Both natural gas for greenhouse heating and gasoline and diesel for transportation are
key variables in the agricultural production cost structure. Higher petroleum prices have
impacted both categories.

For the period 2001-20035 the price of natural gas, adjusted for inflation rose by 83%
(see appendix xvii). Though Nurserymen’s Exchange belongs to a natural gas buying
coop, the meter at tht:: subject site is too small to be included in the coop. Consequently,
natural gas purchases for the subject site were made directly through PG&E which was
more expensive. .

For the same time period, the price of diesel, adjusted for inflation rose by 46% (see
appendix xviii). The increase in the cost of diesel has directly impacted the cost of freight
and thus the cost of delivering finished products to the market. The cost of freight makes
up between 10-20% of the prepaid price of finished container/floriculture products
depending on the destination. Freight has been a significant factor depressing grower
profits because the retail sector has been unwilling to accept price increases to cover the
higher freight costs.

The price of petroleum will continue to have a significant impact on agricultural
production costs. These costs would especially impact another operator of the subject site
because they would not have the benefit of any economies of scale.

7. Production Inputs
The cost of inputs to production has increased following the trend of other previously

mentioned key variables. The cost of plastics, chemicals and fertilizers is directly tied to
the price of petroleum. Other production inputs such as paper products and potting
medium tend to follow. During the relevant timeframe, the cost of over 250 SKU’s
spread over eleven different production input categories purchased by Nurserymen’s
Exchange rose by an average of 19%.%° It can be reasonably assumed that smaller
operators would generally experience greater percentage increases because the volume of
their purchases would be smaller.

8. Exchange Rates
The weakening of the Dollar against the Euro has impacted production and capital

expenditure costs in the floriculture/nursery sector. Many flower bulbs, which are the
starter plant material for horticulture, originate in Europe. Specifically, between the years
2001-2005 the dollar weakened against the Euro by 40% (see appendix xix). In addition,
most of the advanced machinery and robotics for the horticulture industry are
manufactured in Europe. These items, which are essential to capital investment aimed at

 Nurserymen's Exchange General Ledger
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increasing productivity, are quoted in Euros. In addition to low profitability, the exchange
rate helps to explain why the level of capital investment in mechanical infrastructure
aimed at improving productivity has been very low in the entire area. Since 2005 the
dollar has continued to weaken against the Euro.

Summary
All the key variables impacting agriculture generally, and floriculture specifically,

support the widely held view that the coastside floriculture industry remains only
marginally viable. In addition to declining overall revenue, rising production costs have
negatively impacted margins. Low profitability over many years has constrained capital
investment resuiting in aging infrastructure. Aging infrastructure prohibits any significant
improvements in productivity which is key to cost reduction.

As the City’s LCP states “A successful farming operation requires more than soil.
Other necessary factors include: (1) adequate parcel size to justify mechanization and
other economies of scale; (2) ample supplies of good quality low cost irrigation water; (3)
a favorable climate; (4) financing for land and equipment acquisition and production
costs; (5) local farm support facilities and services; (6) an adequate labor supply; (7) a
non-urban location which will permit freedom from urban impacts such as trespass,
vandalism, and neighborhood complaints about noise and dust; and (9) most important of
all, a farmer willing to devote the time, energy, and money necessary to operate a parcel.
There are some parcels with good soil in the City, and the climate is favorable for some
crops. However, few, if any, of the other necessary factors exist for a farming operation
in the city™.?!

Regarding the feasibility of entry for new farmers, the City’s LCP states that
“Prospects for the expansion of existing greenhouse/potted plant operations are minimal
and the entry of new operators is not feasible. The ability to convert land to aliernative
uses, should agriculture use be infeasible is essential in order for field flower growers and

farmers to finance continued operations”.”

The subject site fits squarely into the City’s stated position. The property, which is
located within the city limits of Half Moon Bay, has poor soil (Class IIT) which is
covered over with two feet of packed decomposed granite. The soil effectively limits the
use of the property in agriculture to containerized nursery production. Flat to declining
revenue and rising production costs in the floral/nursery segment make economical
viability questionable.

There is no source of quality low cost water at the subject site. The subject site is
solely dependent on CCWD water. The price of CCWD water has risen by an inflation
adjusted rate of 30% since 2001. According to the CCWD, the current price of $1,908 per
acre foot is expected to continue to increase at a rate of 7-10% annually. The CCWD is
dependent on the Hetch Hetchy system for close to 80% of its current production. The
subject site is particularly vulnerable to water rationing during drought conditions
because such a large percentage of CCWD water is controlled by the City of San

' LCP Chapter 8.3 Agriculture: A Summary
Z LCP Chapter 8.3 Agriculture: A Summary
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Francisco and allocated to CCWD. Further, any water rationing would likely result in
further increases in the price of CCWD water because CCWD'’s revenue sources are very
limited by growth restrictions within Half Moon Bay. Finally, when the current price of
CCWD water is used in the San Mateo County Agricultural Economic Viability study for
the nursery segment, the resuit is a net income loss.

Access to Half Moon Bay and the subject site for the transportation of agricultural
products is poor. Access to Half Moon Bay is from either Highway 92 or Highway 1,
both of which are two lane roads that have not been substantially improved in 50 years.
Over that same time period the coastside population has increased ten fold. Traffic
congestion has increased by 13% since 2000. This impacts agricultural access because
the transportation of ﬁmshed agricultural products are largely dependent on 53 foot
trucks which have a d1fﬁcult time maneuvering within the City limits. Access to the
subject site is particularly problematic because the entrance off Wavecrest Road is only
16 feet wide. Because of the very narrow turning radius into the property, large trucks
cannot enter or exit. In addition the subject site does not have a loading dock.

The small parcel size (4.47 acres of growing area) does not warrant the capital
investment required to have a sustainable operation. Any new operator of the subject site
would be faced with the same existing challenges including the cost and availability of
labor, rising production costs, and revenue pressure, all without any economies of scale in
production. There wou]d be the additional burden of the cost of the land either by lease or
acquisition.

Industry trends that were established during the 2001-2005 period persist. According
to the USDA’s Economic Research Service 2006 Outlook Report “prices of greenhouse
and nurscry crops will again be unable to rise enough to offset their higher productlon

% This conclusion supports the posited view that the already thin grower margins
contmue to be eroded.

It is almost certain that unless aging infrastructure can be renewed and/or replaced, the
long-term outlook for floriculture on the coastside is questionable. Sustainable
floriculture can only be accomplished with modern, efficient and profitable facilities that
can keep production costs low enough to generate margins sufficient to manage the debt
load required to modernize. The current situation and trends illustrate that capital
expenditure in infrastructure is efficient only when it is made where other important
economies of scale already exist, Genuine support of the long-term viability of
floriculture on the coastside has to allow for consolidation of marginal property so that
the limited available capital is invested where it can make a difference. Conversion of
the subject site directly serves this purpose

To the question of whether the conversion of the subject site will lead to an increase in
such applications, the arduous and expensive process of re-zoning, coupled with the
limitations mcorporated into the City’s Land Use Plan and LCP and overmght by the
Coastal Commission will ensure that additional applications for re-zoning of existing
agricultural parcels will be reviewed on a case by case basis.

2006 USDA Floriculture and Nursery Crops Outlook
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In sum, based on the foregoing objective examination, including independent models™
. and key factors impacting agriculture, it can be concluded that the subject site is not
economically viable for Nurserymen’s Exchange or for another operator. Therefore,
converting the subject site from A-1 (Floriculture) to the priority use C-VS (Commercial
Visitor Serving) is warranted and can be accomplished without impacting other

agriculture in the area.
. * San Matco County Agricultural Economic Viability Project -
California Agricultural Land Evaluation and Site Assessment Model
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PUBLIC RESOURCE CODE
Section 30242

30242. BAll other lands suitable for agricultural use shall not be
converted to nonagricultural uses unless (1} centinued or renewed
agricultural use is not feasible, or (2} such conversion would
preserve prime agricultural land or concentrate develcpment
consistent with Section 30250. Any such permitted conversion shall
be compatible with continued agricultural use on surrounding lands.
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AN ,_____-—_—l

LESA SCORING

Section IV. California Agricultural LESA Scoring Thresholds -
Making Determinations of Significance Under CEQA

A, single LESA score is generated for a piven project after all of the individual Land
Evailuation and Site Assessment factors have been scored and weighted as detailed in Sections
2 and 3. Just as with the scaring of individual factors that comprise the California Agricultural
LESA Model, final project scoring is based o a scale of 100 points, with a given project being
capable of deriving a maximum of 50 points from the Land Evaluation factors and 50 points from
the Site Assessment factors.

The California Agrcultural LESA Model is desighed to make determinations of the
potential significance of a project's conversion of agricuitural lands during the |nitial Study phase
of the CEQA review pracess. Scoring thresholds are basaed upon both the {otal LESA score as
well as the component LE and SA subscores. in thig manner the scoring thueaholds ane
dependen! upon the attainment of a minimum score for the LE and SA subscores so thal 2 single
threahold s nat the result of heavily skewed subscores {j.e., a site with a very high LE score, but a
very [ow SA score, or vice versa). Table 9 prasents the Califamia Agricuitural LESA scosing
threshokds.

Tabie 9, Callfornla LESA Model Scoring Thresholds

Total LESA Scare Scoring Decislon
0 to 39 Painls Not Considered Significant
40 to 58 Paints Considered Sigaificant only if LE and SA
subscores are each grealer than or equal to 20 paints
&0 to 7% Points Considered Significant unkess either LE gr SA
subscora is less than 20 points
80 to 100 Paints Cansidered Significant
31
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FARMLAND CLASSIFICATION

Area Surrounding Subject Site
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MAP LEGEND

San Matec Area, Cajifornia (CAG37)

Percent of AOI

Map Unit Symbol Map Unit Namo Acres in ADI 1

1BeA Botelia clay loam, neady level 83.2 L 11.4% |

CmDE Colma sandy loam, moderatel‘y 4.8 | 0. ‘r%

a!eep ercded |

lran Fmﬂnne loam, nesdy tevel 0.1 }‘ 0.0% |
)Gu | Gutied land (allmrlal soll ] 18] 0.3%
| material) _ 1
| Gw | Gullied land (erra and | 114 1.6% |
i II wul.aonvile aoll malerials) I:
INOTCOM ! Mﬂpplng not Domplela + 221 3k |
 eieiieiini 3 s G o ERET mg A e -
{BkA | Soquel Inam. naarly lawl 85| 1. 2% | ,
l{Ta lTerrace escarpmenl: 2.0 u I
rchz kTiarra dlay loam, sloping, 0.1 0. 0%
i i eroded

o . i I PO . B
| TeD2 I‘ 'I'Im luam moderulety sieep, 0.1 0.0%
i : i eroded . | . |
IwWeA {Walsonviﬂa day loamn, nearly 30.7 | 4.2%

’ leval
T : iyt X - e e
L |Watsnnvﬁle loam, neady level 320.0 43.8% |
Iwmes 1Watmnmne loam, gently 1094 15.0%
? L G g e 3 -
' WmC2 W&tsonvilleloam alupng J 126 1.7% |
i croded | 1
| A ﬁvmsonme loam, neaty level, | 32| 0.4%
i | pooriy dralned
[WisB Watsonville sandy loam, gﬂ'ﬂ]y 1024 14.0%
| slnplng | i
bt e i : - | L
HWwsB?2 Walsam‘ile sandy leam ganﬂy 0.8 [ 0.1% |
|5 slaping, eroded i
I WsC2 Watsonmvilie sandy loam, 15.6] 2.9%
[ 1 slaplng. erodad |
| Totals for Area of inlerast (AQY) | 730.0 100,0%
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LAND CAPABILITY CLASSIFICATION
Description of Soil Types

The land capability classification of map units in the survey area is shown in this
table. This classification shows, in 8 general way, the suftabiity of scils for most
kinds of field crops (United States Depariment of Agriculture, Soil Conservation
Service, 1961). Crops that require special management are excluded. The soils are
grouped eccording to thelr imitations for fisld crops, the fisk of damage if they are
usad for crops, and tha way they reapond to managamenl The crileria used in
grouping the soils do not include major and generally expensive landforming thet
would change slope, depth, or othar characteristics of tha soils, nor do they include
possible but uniikely major reciamation projects. Capability ciassification s not a
subsiiute for interpretations designed to show sultability and Emitations of groups
of soils for rangeland, for forestiand, or for angineering purposes.

In the capabiiity sysiem, soits ane generally grouped et thees levela: capability class,
subclass, and unit

Capehillly classes, the bioadest groups, are designated by the numbers 1 through
4. The numbers indicate progressively greater imilations and namower cholces for
praciical use. The casses ars defined as follows:

Capablitly subciesses are soll groups within one class. They are designated by
adding a smak latter, 8, w, &, or ¢, 1o tha class numenal, for exampla, 2e. The letter
& shows thet the main hazard ie the risk of erosion urvieas cleee-growing plant cover
ia maintsined; w shows that water in or on the gofl interferes with plant growth or
tultivetion (in some solls the weiness can be partly comecied by artificial drainage);
3 shaves that the gofl it imitad mainly becausge it is ehaliow, droughty, of stony; and
¢, usad in only some parts of the United States, shows that the chief limitation is
clamats thet is very coid or very dry.

In class 4 there are no subdasses because the soils of this ciass have few
limitations. Class 5 corttains only the subciasses indicatad by w, 5, of ¢ because
the soils in class 5 ane subject to #tte or no erosion.

Report—Land Capability Classification

Land Capabiity Classificetion- Sen Meieo Aree, California

fisp unit symbol snd e Pot of Companent neme Land Capabiity
| map unit Subcisss

| GeAotulls ciugiieapeely vl b L e
G5 A L N L
memm 5 |
i .
|F|A—-thlu1_ﬂ;hd 2 -lr'-_ ;____T_ £, T

_ tlfamon | 1
.m—wwtm-imm_v__j_j_” S
. _ O5[GuNedlandisnds W
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LAND CAPABILITY CLASSIFICATION
Description of Soil Types

WsCZ-—Wamamﬂve sandy loam siapmg
| erpded

B

Land Capabitity Classificstion— San Mateg Area, California
Map unit symbol and name Pet. of Component name Land Capability
map unit Subclazss
Nonirriga | hrigated
tod
Gw—Gullied land (tlema and walsonville aoi ]
malerials) o N | - - ]
A T ' 55 | Gutied land (Y _ _aw] =
[NOTCOMMapping natcomplete | | ~ il
R o __mES_Fu:d,_aEr_.m_a;mm _ = —r
‘_Fﬁ.._ loamneuﬂylew.-l e o TR G T St AAEC ]
] T o 85|Soquet i _3::{ 1
[T&—Tmoewcamme_nt; skl B [
- 1 _90 Tenaoessoamnmﬂs i il *_7:;.. "5
chcz-—Tlerra t;ayinan;.ﬂmmg emded S o l1 T
1 eslmemm ] 4l =
|TeD2-Tiera oo, moderataly sieep, eroded | | - N
] S B ... TR . .
IWaA-—Walsmvbla day Iaarn nearly Ievei [ |
T sl | w
| WinA—WatsonviGe (oam, rearly fevel i I
N S = I
[ —Wtsomlefoom gonky dovion, | ]
j ‘ 85 | Watsomville S 35| ) —f;s
WC2—Watsomville Ioam, stoping, eroded I b D
S s lwae T
e m@é‘;&i"}' e e B
1
L elwseae ] ] o
-,WsB—-Warsmwﬁe amﬁr loam gmﬂyslnpng I
| N T —
MBZ-—Walsnnﬂ!e sundy loam genﬂy
slaping, eroded t i
’ | 85 |Wetsonwite ' R
l |
l

g4 "_5_|Wﬂ“9'1“"6_.__ S i . s
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LLAND CAPABILITY CLASSIFICATION
Definitions

The land capability classification of map units in the survey area is shown in this table.
This classification shows, in a general way, the suitability of soils for most kinds of field
crops (United States Department of Agriculture, Soll Conservation Service, 1961). Crops
that require special management are excluded. The soils are grouped according 1o their
limitations for field crops, the risk of damage if they are used for crops, and the way they
respond to management. The criteria used in grouping the soils do not include major and
generally expensive landforming that would change slope, depth, or other characteristics
of the soils, nor do they include possible but unlikely major reclamation projects.
Capability classification is not a substitute for interpretations designed to show suitability
and limitations of groups of soils for rangeland, for forestiand, or for engineering
purposes,

In the capability system, soils are generally grouped at three levels: capability class,
subclass, and unit.

Capability classes, the broadest groups, are designated by the numbers 1 through 8.
The numbers indicate progressively greater limitations and narmower choices for practical
use. The classes are defined as follows;

Cless 1 soils have sliéhl limitations that restrict their use.

Class 2 soils have moderate limitations that restrict the choice of plants or that require
moderate conservation practices.

Class 3 soils have severe limitations that restrict the choice of plants or that require
speclal conservation practices, or both.

Class 4 soils have very severe limitations that restrict the choice of plants or that require
very careful management, or both.

Class 5 soils are subjéct to litile or no erosion but have other limitations, impractical to
remove, that restrict their use mainly to pasture, rangeland, forestland, or wildiife habitat.

Class 6 soiis have se\ijere limitations that nrake them generally unsuitable for cuitivation
and that restrict their use mainly to pasture, rangeland, forestland, or witdlife habitat.
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Class 7 soils have very severe limitations that make them unsuitable for cultivation and
that restrict their use mainly to grazing, forestland, or widlife habitat.

Class 8 soils and miscellaneous areas have limitations that preclude commercial plant
production and that restrict their use to recreational purposes, wildlife habitat, walershed,
or esthetic purposes.

Capability subclasses are soil groups within one class. They are designated by adding a
small lefter, a, w, s, or ¢, to the class numeral, for example, 2e. The letter e shows that
the main hazard is the risk of erosion unless close-growing plant cover is maintained; w
shows that water in or on the soil interferes with plant growth or cultivation (in some soils
the wetness can be partly corrected by artificial drainage); s shows that the soil is limited
mainly becausa it is shallow, droughty, or stony; and ¢, used in only some parts of the
United States, shows that the chief limitation is climate that is very cold or very dry.

In class 1 there are no subclasses because the soils of this class have few limitations.
Class 5 contains only the subclasses indicated by w, s, or ¢ because the soils in class 5
are subject to little or no erosion.
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GOVERNMENT CODE
SECTION 51200-51201

$1200. This chapter shall be known as the California Land
Conservation Act!of 1965 or as the Williamson Act.

51201. As used %n this chapter, unless otherwise apparent from the
context: {

(a2} "Agricultural commodity"™ means any and all plant and animal
products produced in this state for commercial purposes.

{b) "Agricultural use” means use of land, including but not
limited to greenhouses, for the purpose of producing an agricultural
commodity for commercial purposes.

(c) "Prime agricultural land" means any of the following:

(1) All land that qualifies for rsting as class I or class II in
the Natural Resource Conservation Sexvice land use capability
clagsifications. |

{(2) Land which qualifies for rating 80 through 100 in the Storie
Index Rating. !

{3) Land which supports livestock nsed for the production of food
and fiber and which has an apnual carrying capacity equivalent to at
least one animal unit per acre as defined by the United States
Department of Agriculture.

(4d) Land planted with fruit- or nut-bearing trees, vines, bushes
or orops which have a nonbearing period of less than five years and
which will normally return durimg the commercial bearing period on an
annual basis from the production of unprocessed agricultural plaant
production pnot less than two hundred dollars ($200}) per scra.
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SOIL REPORT FOR SUBJECT SITE

Pebiniany 17, 20006

Jim Doward
I S1A

Hull Adoou Bay . Calilomns

G5 Man 5
Templelon CA
"

] 1M1=
Suite 108

93405

Nituritl Resources Consarvanon Service

Suniect Sods Report for Nurseryan s Fxchange Properts

O Febriary 902006 1 visited the Surseryman’s Lxchenge Property with vouw Jitg Kjelpaacd. and Don

Viendel o denbiny the soils o the approxieradely § acre parcel. T his properiy s souh of Wineeres
Foad and aaout 360 tect west o Cabrdlo Tighway soitlun the City o Hald Moo Bay, Caliornia,

oontim that tae eniive 8 acres s Watsonville Joam. nearly Tevel i is hased on examining the soif

peacdepth ol 3 Teet i 4 peants across the property

This soil s in Dagd Capabiiiny © laas H as

desertbed re Sod Sarves of the San Mtco Ares. Calitornis (So1l Consonation Service, Moy 061

page 711 lost o this sot! s covered wii 24 10 29 inches of 51

il 1y it sosl te v are.

Phanks torashieg

! [ -
UL

Aroit Resonnee Noil Scientisg

= it lamry

N T e ]

Chis 10 s variable tnosoil reaction

i iy CAT Eagh
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SOIL REPORT FOR SUBJECT SITE

On-site Soil Investigation
Nurseryman's Exchange Property
' Near Cabrillo Highway and Wavecrest Road
Hailf Moon Bay, CA

USDA - Natural Resources Conservation Service
| February 9, 2006
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SOIL REPORT FOR SUBJECT SITE

Location Map
Nurseryman's Exchange Property
Half Moon Bay, CA

USDA - Natural Resources Canservation Service
February 9, 2006
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SOIL REPORT FOR SUBJECT SITE

Appendix viii
(p. 4 of 4)

Exhibit No. 6

City of Half Moon Bay LCP Amend.
No. HMB-MAJ-3-08 (Nurserymen's Exchange)
Economic Feasibility Evaluation
Paage 34 of 49




pasnipy uogeu

.—W@ > 194817 LM AUNOD BDISISE0) 824008
806'LE | 988'LE | 1Z8'1S | 8€9'1S | SL9'1S | 20G'1S | TpiG | oo audyied)so) —
200 9002 | S00Z | ¥002 Z 002 _
| 4002 €002 | 200 } ool
....\.\\\
\
B \ L 00018
[ 1004 asoy Jed 3500 — | x
\ Rl
- 000'2$

Jsiq Jejepy Alunod apisiseo)
S1S0D ¥IIVvM

Exhibit No. 6

City of Half Moon Bay LCP Amend.

No. HMB-MAJ-3-08 (Nurserymen's Exchange)

Appendix ix

Paae 35 of 49

Economic Feasibility Evaluation



WELL DRILLERS REPORT

- " A 3
e 7
[ 5] =

o —t

b @1\

N
e i \y
o
2] . w
I oy -

AU anann

= ™ e wm-

._-"h-ﬂ g ‘_'_ it ‘ LI ._ '-_ o)) . .-'.' - = . ._.' L
Tl N G S
BREARSRIE = e e

. ¥ :

] e T e
R g e < F

e e ;:ﬂ'.;..u___._.‘__:_:_lﬁ_-:__.—_",,—-::_,‘_ e

Appendix x
(p. 1 of 3)

Exhibit No. 6
City of Half Moon Bay LCP Amend.

No. HMB-MAJ-3-08 (Nurserymen's Exchange)
Economic Feasibility Evaluation
Paae 36 of 49



[ N

WELL DRILLERS REPORT

HELL RLLORT TO N

CENTRAL COAST RLG!ORM COreA1SSI0N

This form must ke campleted by the County Enviroamental Health Officor whenever 2

- well 15 dasired.

1. Wame of Applicant ___ NURSERYMEN' S HECHMNGR.. o

2. location of Propnzed Development: SOUTH OF NALF NDON BAY ON HIWAY L

3. Assessor's Parcel Wo.:___ 06%0300% - -
‘4. Provosed Use: Dowestic - _Irv-iqation_}_( ]
- ' Other . :

The siLé for the nroposcd well does ]X] docs nok I:]rr.r:et with the ﬂ;l’pl‘(wal
of the *‘-’g.Mu Counlby ch-a?thlnopartmsnt. The well will be installed wnder
inspaction according to the reaquirements of the State' Denartment af Hater
Resanirces as set forth in Balletin No. 74, WATER WELL STANDARDS, STAIL OF
CALTFGRRIA.

Nate: This vepart is nnt perwission for construction of any kind. A coastal permit
and county appioval of these dove looments will be required prine to commence-
ment of grading or well drifting,

PLANNING DEPT

T 13 007

\N*_&r M (Pc @_u-m—“ RECEIVED

fnﬂr(\nmcﬁ\.af ieallh Ofricer : ' [l(l San Matea

' / ':j Savia Gvz_
J 2.4 (477 : -
ﬁ_e, (qu% 1 7 L . ) U Vonterey

Date -

ueHD . ‘ _
Diviston of Tnvironmental Health vo-

E;]‘.sfi'_i
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WELL DRILLERS REPORT

Fee dBO.CO

SAN MATED COUNTY
DEPARTHENT OF PUBLIC {EALTH AND WELFARE

Enviranmental Health

225 - 37th Avcnue
San Mateo, Ca, 94403

Date March 3, 1977

APPLICATION FOR WELL PERMIT

ogwner NURSERYMER'S EXCIIANGE well Contsadkae DICGES & Son
|

rddress 2651 Cabrillo Hwy., HMB Addrecs San Mateo Rd., IIMB

Jhaan Ko, 726-6361 _ Phone No. 726-4418 '

Proposed Well Location:

Subdivision or Comsunity South of Half Moon Bay on Hiway 1

Street Cabrille Highway

$izc of lot 5,895 Acres . . Block No. Lot No.__

General data: FEy

Vater use Irgigation 3
(pumestic or Ircigation)

“Sethod of sewage disposal  NO Sewage

Distance of well from disposal unic

Type of well Drilled

(Dxilled or dug) PHNN}N@'BEF‘{
OFC 1 2 7007

RECEIVED

Inspection informacion:

Date of first {nspectioa Sanitarian_ .
Comments: |
Parmit No. ‘ H Data Tusuad e
Data of Final Inspaction : Sanitarlan .
Remarks
AT

Appendix x -

{p. 3 of 3)

Exhibit No. 6

City of Half Moon Bay LCP Amend.

No. HMB-MAJ-3-08 (Nurserymen's Exchange)
Economic Feasibility Evaluation

Paae 38 of 49



@ [ B

CCWD RATIONING NOTICE

Monthly Report

To: David Dickson, General Manager

from: Cathleen Brennan, Waler Resources Analyst
Agenda: December 11, 2007

Subject: Waiter Shurtage and Drought Contingency Plan

This reporl is provided as an updaie on the implementation of the Waler Shoriage and
Drouphd Confinpency Plan - Slage T{Advisory Stage). The Ady bsory Stage was implemented
i fune of 2007, No action is pequired by the Board of Directors,

ADVISORY STAGE - Stage T

= Qulreach

\ The yegional "Water Savip Here” campaign provided Coastide Connty Water
Nistrict with mare vutreach materials in November.

o Lpanges {(quantity 208)
v Magnels (quanbity 200)
¢ Stickers (quantity 200
v Banners (yuantity 2)

Page Hai'd
Staft Report - Water Shortape and Dougle Contingeney Plan - Deceber 1007
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CCWD RATIONING NOTICE

¥ A postcard was mailed toall of our customers in December to wam them of the
potential for mandatory water raoning in 2008,

Falt 2007
Coastside County Water District LMy,
TED Maim Shrest P 3T
| +ialf Moon Bay, CA 54019 3 [~
BS0-776-4405 e J
Fyred ™
Water Shortage Advisary Uipdate
Cheaar Clemhaimesr,
Thark youy fow your efforts bo wehakpily vedune your wsl®s Cormamnptios by [0%
Wake yoad JONIT witd cnoaslered ol dop. 10 o dary b prodc? wivether wisler yesn 2008wl B doy o weid, 5o we st e
prepansd fow (b possibidy of Mdther Oy o
I precpiation & beltay acrmal s Gl Bnd variey, vwe will need o imokervern i@y mer eEnlors ety newt yénr. Cusbomiess

miay bé requined to reduce their consumption by 0%,
Foa warte onstyaln nlarrmation ofF B sl wals -..|,_--J-4-|| TRV OF Wity COilnaiensyaber B

+ Meectings/Workshaps

\ Springhroak telephone conference 11706/ 2007
\ Springhrock lelephone conference 11714/ 207
A Fmiplovee Meeting t1/20/2007

Strategic Planning Meeting 11/20/ 2007

Mecling with Florjiculture Customer 12/03/ 20407
Meeting with Commercial Costomer 12,/ 057 2007
Jacob Boomhowwer of COM - 12/06/ 2007
Meeting wath Institutional Customer- 12706/ 2007

P e

= California Departinent of Water Resources - Califarnia Data Fxchange Center Update an
Statewide Water Conditions - October 2007,

[he following is a description taken from the California Data Exchange: Center that
summarizes Califoruia’s hydralagic conditions. The description inciudes an explanation of
the “1L.a Nina" conditions that are currently influencing weather patterns in California,

“The pattern of this vear's long-range farecasts is influenced by the continuing
development of weak to moderate La Nina conditions (cooler than average sea-surface

Page 2 of 3
Siaff Report - Water Shortage and Drought Contingency Plan - Uscember 2007
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CCWD RATIONING NOTICE

temperalures) across the tropical Pacific. Current conditions suggest that La Nina condidons
may continue to strengthen into carly next year and then fade during the lattes part of
winter, ka Nina eveits influence the position and strength of the jet stream over the Pacific
Oeean, which in tur aflects the winlee precpilation and temperatuse patterns across the
Lnited States and other Tocations in the warld. T.a Nina conditions can favor a wetter than
averape Pacific Northwest and a dricr than averape American Southwest. Califoraia sits in
the transition zone with the norlhern mountains of e State potentialiv wetler than average,
and the Central Valley and Southern California potentially drier than average. In addition,
during La Ning years, weather in Northern California can be highly variable, with both wel
and dry scenarios possible, Southern California has a more consisten( tendency toward
dryness. ™

» Water Shortage and Urought Contingency Planning

Based on San Francisco Public Utlities Commission's (SEPUC) Hydrological Conditions
Report and the La Nina influenced precipitation forecast, Coastside Counly Water District is
planning lor mandatory water restrictions in 2008, Mandatory water restriciions will most
lkely vrequire gaing directly inlo Stage 3 of Coasiside County Water District’s Water Shortape
and Drought Contingency Man. Stage 3 describes mandatory reductions in water
consarapbion of 20-38% and is considered muoderate to severe rationing conditions.

o addition to the reductiom of water available (atlocated) from SFRPUC, less water will e
available from locat grovnd and surface water sources. P reduction in fogal sources must
also be factored i to plans for mandatory restrictions.

Mandatory restriclions will seguire the declaration of a water shartage and will require the
adoption of a droughl ordinance imposing special restrictions and special rates on Coaslside
Connty Water District customers,

Stafl contacted Springbrook (utility billing vendor) and determined that special
programming, o enhance our current ulility bitling system, will be required to impose
mandastory restnctions in e service area. Coashiide County Water District s afso
investipating using a consultant o help with medeling a rate stiructure under water shortage
conditions.

Slefl is inconlact with the By Area Water Supply and Conservation Agency (BAWSCA) Lo
try and gel more inlormation regarding Coastside County Water District's allecation during
mandaiary restrictions,

Mg Iofl
Sedt Report - Water Shonage and Drougin Contingency Plan - Decembuer 2667
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HALF MOON BAY HOUSING COSTS
September 2007

Current Average Home Price:

[Half Moon Bay: [ls204,869
San Mateo:  [$856,186
$500k - '_,,.--"""__- —
..... 7 R {California: $511,013
: RO lUnited States: [[$254,597
@Cty ®WStele  ONetionsl
Cumulative Increases
Past. Half Mdon Bay (San Mateo |Califomia |United States
1year [4.3% _ 2.5% -5.2% -5.0% |
5years |[106% | 102% 128% 168.5%
10years [195% 205% 245% 122%
Annual Increases
Past  |Half Moon Bay [San Mateo |California |United States
Myear [4.3% 2.5% 52% |5.0%
Syears [[15.6% | 15.1% 17.9% 11%
10 years [11.4% 11.8% 132%  [8.3%
Source: hitp/iwww.ziliow. comvreal-sstste/CA-Half-Moon-Bay-facts
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BIG BOX STORE GROWTH I

2000 # of Stores Sales in Blillions
Walmart . 2,373 $165
Costco ‘ 313 $31
Target 1,307 $37
Home Depot | 1,134 $46
Lowes 753 $19
TOTAL , 5,880 $298

2005 # of Stores Sales In Billions
Walmart 2,981 $233
Costco 474 $59
Target 1,488 $59
Home Depot 2170 $91
Lowes 1,400 $47
TOTAL L 8,513 $489
% lncrease 45% 64%

Sourcs: Annual Reports Appendix xvi
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US DOLLAR - EURO

EXCHANGE RATE

1002
800¢
900¢
900¢
S00¢
S00¢
Y002
Y002
Y002
€00¢
€002
200¢
¢00¢
1002
1002
L00e
000¢
000¢
6661
6661

Year

T TP TTITIT T T IT I I T AT AT AT TP I A AP T AT g g T T T I F T FT T I I I TR AT FT TE T IR T AT I I Ty AT I T i Is I i1 1gri

1.4000 -

1.3000 A

1.2000 -
1.1000 -
1.0000 -
0.9000 -
0.8000

dejleqa ‘s'n -

Source: Federal Reserve Bank
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Maximum and Minimum Intensi ivities

Chapter 18.31 of the Zoning Code provides the permitted uses within the A-1 district. The short list of
permitted primary uses include nurseries, greenhouses and field flowers for the propagating and cultivating
of plants and cut flowers; provided that no retail sales shall be allowed. Single-family residences, including
buildings for employees on the premises are permitted as accessory uses to one of the permitted primary
uses.

The table below summarizes all of the permitied uses in the C-VS district listed in Tables A-E in Chapter
18.08 of the Zoning Code. The uses iabeled OK are permitted, UP requires approval of a Use Permit, and
UPCC requires approval of a Use Permit for certain circumstances.

Veh:cle/Eqmpmcnt Sales or Serv:ce
" :e_:Viehicle of Batipmer 5 o
. Veh:cle or Equlpnmt Sa]eorRm
szlmrAceommodaum
e mmwm
dorRVPark
- Hotel, Motel or Time Share
S Rewn
- Pathilic ant

I RS

CluborLodge

Govemnment Office

. Y -PakorRecrestion Bacility |~ C
Public Safety Facility - _

Single-Family Residential
Gl T e }m\ :

Accessory Use or Structure

__ Seasonal Agricultural Sales

Exhibit No. 7

City of Half Moon Bay LCP Amend.

No. HMB-MAJ-3-08 (Nurserymen's Exchange)
C-VS District - Table of Allowable | Jses



THE CITY OF HALF MOON BAY

ORDINANCE NO. Ord.-03-08
PDP-029-06(1)

AN ORDINANCE OF THE CITY OF HALF MOON BAY TO APPROVE A ZONING
MAP AMENDMENT FROM A-1 (EXCLUSIVE FLORICULTURE) TO C-VS
(COMMERCIAL VISITOR SERVING) AND A GENERAL PLAN MAP AMENDMENT
FROM HORTICULTURE BUSINESS TO COMMERCIAL VISITOR SERVING
LOCATED AT 1430 SOUTH CABRILLO HIGHWAY AND 480 WAVECREST ROAD
(APNS: 065-090-030, 065-090-070 AND 065-090-080)

Rezoning PDP-029-06(1): The Zoning Map Amendment changes the zoning
designation from A-1 (Exclusive Floriculture) to C-VS (Commercial Visitor Serving) on
parcels located at 1430 South Cabrillo Highway, known as Assessor Parcel Numbers
065-090-030 and 065-090-070, and 480 Wavecrest Road, known as Assessor Parcel
Number 065-090-080, as described in Exhibit A and as shown on the attached maps in
Exhibit B and Exhibit C.

General Plan Land Use Designation Change PDP-029-06(1): The Land Use
Plan Map amendment changes the General Plan designation from Horticulture
Business to Commercial Visitor Serving on parcels located at 1430 South Cabrillo
Highway, known as Assessor Parcel Numbers 065-090-030 and 065-090-070, and 480
Wavecrest Road, known as Assessor Parcel Number 065-090-080, as described in
Exhibit A and as shown on the attached maps in Exhibit B and Exhibit D.

RECITALS

WHEREAS, an application was submitted requesting approval a General Plan
Amendment from Horticulture Business to Commercial Visitor Serving, Rezoning from
A-1 (Exclusive Floriculture) to C-VS (Commercial Visitor Serving) located at 1430 South
Cabrillo Highway and 480 Wavecrest Road (APNS 065-090-030, 065-090-070 and 065-
090-080); and

WHEREAS, the City of Half Moon Bay is committed to the maximum public
participation and involvement in matters pertaining to the General Plan and its
Elements, the Local Coastal Program, and the Zoning ‘Code; and

WHEREAS, the procedures for amending the Zoning Map and General
Plan/Land Use Plan Map for the subject properties as set forth in the Half Moon Bay
Municipal Code and California State Law have been followed; and

WHEREAS, there are no statutory or categorical exemptions from CEQA for
the proposed project and~d Mitigated Negative Declaration (MND) was prepared
(State Clearinghouse No. 2007102140). The MND was circulated for public review
. between October 31, 2007 and November 29, 2007 and all those desiring to comment

were given the opportunity. The MND finds that there will not be an significant impact
to the environment; and

- PDP-029-06(1) : Exhibit No. 8
- oty Council Ord-03 -08, April 1, 2006 City of Half Moon Bay LCP Amend.
. ' No. HMB-MAJ-3-08 (Nurserymen's Exchange)

City Ordinance 03-08
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WHEREAS, the Planning Commission conducted duly noticed public hearings on
December 13, 2007, January 10, 2008 and February 14, 2008, at which time all those
desiring to be heard on the matter were given an opportunity to be heard; and

WHEREAS the Planning Commission considered all wrltten and oral testimony
presented for their consideration; and :

WHEREAS, on February 14, 2008 the Planning Commission provided a
unanimous (5-0) recommendation to the City Council to adopt the MND for PDP-029-
06(1) and (2) and to approve the rezoning and General Plan amendment for PDP-029-
06(1) under Resolution P-05-08; and

WHEREAS, a notice containing a brief description of this application and the date,
time and place of the City Council public hearing was mailed to all persons expressing an
interest in these proceedings, to all property owners within 300 feet of the site, to all
residents within 100 feet of the site and to all County, State, and Federal agencies with
an interest in the City’s General Plan/Land Use Plan; and

WHEREAS, a notice containing a brief description of the application and the
date, time and piace of the City Council public hearing was posted at the site and
published in the Half Moon Bay Review, a newspaper of general circulation in the City;
and

WHEREAS, the City Council has reviewed the Initial Study/Mitigated Negative
Declaration, and Mitigation Monitoring Program (State Clearinghouse No. 2007102140)
and accepted the environmental documentation as complete and adequate under City
Council Resolution C-18-08; and

WHEREAS, the City Council conducted duly noticed public hearings to introduce
the ordinance on March 18, 2008 and provide a second reading and approve the
ordinance on April 1, 2008, at which time all those desiring to be heard on the matter
were given an opportunity to be heard; and

WHEREAS, the City Council considered all written and oral testimony presented
for their consideration; and

WHEREAS, the Amendments to the Zoning and General Plan/Land Use Plan
maps at locations described in Exhibit A and as shown in Exhibits B, C, and D shall be
administered in a manner fully in conformity with the Coastal Act and shall take effect
immediately upon Coastal Commission certification; and

DECISION

NOW THEREFORE, BE IT ORDAINED that the City Council of the City of Half
Moon Bay hereby approves ORDINANCE NO. Ord.-03-08 (PDP-026-06(1)), at
locations described in Exhibit A and as shown on maps in Exhibits B, C and D.
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SECTION 1. Rezoning. The Zoning Map Amendment changes the zoning designation
from A-1 (Exclusive Floriculture) to C-VS (Commercial Visitor Serving) on parcels
located at 1430 South Cabrillo Highway, known as Assessor Parcel Numbers 065-090-
030 and 065-090-070, and 480 Wavecrest Road, known as Assessor Parcel Number
065-090-080, as described in Exhibit A and as shown on the attached maps in Exhibit B
and Exhibit C.

- SECTION 2. General Plan Land Use Designation Change. The Land Use Plan Map
amendment changes the General Plan designation from Horticulture Business to
Commercial Visitor Serving on parcels located at 1430 South Cabrillo Highway, known
as Assessor Parcel Numbers 065-090-030 and 065-080-070, and 480 Wavecrest Road,
known as Assessor Parcel Number 065-090-080, as described in EXthlt A and as
shown on the attached maps in Exhibit B and Exhibit D.

SECTION 3. Findings. The City Council finds that the property does not have prime
soils and it is not economically feasible to support a commercially viable agriculture use.
Since it is not economically viable to operate the site as an agricultural use the Council
finds that the best use for the land would be for commercial visitor serving use to
promote the goals of the City and the Coastal Act. The City Council determines that the
rezoned properties will all conform to the required lot size of the new C-VS district. The
rezoning will allow for a new campground at the site, which will be compatible with the
adjacent agriculture, commercial, and open space land uses and is consistent with
Policy 2-23 of the Land Use Plan. The rezoning of the land will not affect public access
to the coast which is consistent with public access regulations of the Coastal Act.

The City Council finds that the necessary procedures to rezone a property have been
followed and is consistent with all regulations set forth in Chapter 18.24 (Amendments)
of the Zoning Code, the Local Coastal Program and Coastal Act.

SECTION 4. Effective Date. Pursuant to Section 36937 of the Government Code of
the State of California, this ordinance shall take effect and be in full force only after the
Zoning Map and General Plan/Land Use Plan Map Amendments are certified by the
California Coastal Commission pursuant to Chapter 6, Article 2, of the California
Coastal Act. in the event that the Coastal Commission certifies the amendment subject
to certain modifications, the amendment shall not become effective until the
modifications have been approved by this Council and confirmed by the Executive
Director of the California Coastal Commission.

SECTION 5. Publication. The City Clerk shall cause this ordinance to be published
and posted in accordance with the requirements of Section 36933 of the Government
Code of the State of California.

SECTION 6. Coastal Act Conformity. The City Council of the City of Half Moon Bay
acknowiedges that the Coastal Commission may require other terms and modifications
that may be suggested by a resolution .of certification, agrees to issue coastal
development permits consistent with these modifications, and intends for the Local
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Coastal Program, as amended by this ordinance, to be carried out in a manner fully in
conformity with the California Coastal Act.

SECTION 7. Severability. In the event any section or portion of this ordinance shall be
determined invalid or unconstitutional, such section or portion shall be deemed
severable and all other sections or portions hereof shall remain in full force and effect.

INTRODUCED on the 18th day of March 2008.

PASSED AND ADOPTED on this 1st day of April 2008, by the following votes:

AYES, Council members Muller, Grady, Fraser, Patridge, and Mayor McClung

NOES,
ABSENT,
ABSTAIN,
. APPROVED:
Bonnie McCIung, Mayor 7
ATTEST:

Siobhan Smith, City Clerk
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CITY COUNCIL RESOLUTION C-18-08
RESOLUTION FOR APPROVAL
. PDP-029-06(1) AND (2)

A RESOLUTION OF THE CITY COUNCIL TO ADOPT A MITIGATED NEGATIVE
DECLARATION AND MITIGATION MONITORING PROGRAM RELATED TO A ZONING MAP
AMENDMENT FROM A-1 (EXCLUSIVE FLORICULTURE) TO C-VS (COMMERCIAL
VISITOR SERVING) AND A GENERAL PLAN MAP AMENDMENT FROM HORTICULTURE
BUSINESS TO COMMERCIAL VISITOR SERVING LOCATED AT 1430 SOUTH CABRILLO
HIGHWAY AND 480 WAVECREST ROAD (APNS: 065-090-030, 065-090-070 AND 065-090-
080) AND A PROPOSED R.V. PARK/CAMPGROUND LOCATED AT 1430 S. CABRILLO
HIGHWAY (APNS: 065-090-030 AND 065-090-070)

WHEREAS, an application was submitted requesting approval a General Plan
Amendment from Horticulture Business to Commercial Visitor Serving, Rezoning from A-1
(Exclusive Floriculture) to C-VS (Commercial Visitor Serving) located at 1430 South Cabrilio
Highway and 480 Wavecrest Road (APNS 065-090-030, 065-090-070 and 065-090-080); and
a Coastal Development Permit, Site & Design Permit and Use Permit for a new R.V.
Park/Campground located at 1430 South Cabrillo Highway (APNS 065-090-030, 065-090-070);

and

WHEREAS, the City of Half Moon Bay is committed to the maximum public participation
and involvement in matters pertaining to the General Plan and its Elements, the Local Coastal
Program, and the Zoning Code; and

WHEREAS, the procedures for processing the application have been followed as
. required by law; and

WHEREAS, there are no statutory or categorical exemptions from CEQA for the
proposed project and a Mitigated Negative Declaration (MND) was prepared (State
Clearinghouse No. 2007102140). The MND was circulated for public review between
October 31, 2007 and November 29, 2007 and all those desiring to comment were given the
opportunity. The MND finds that there will not be an significant impact to the environment;
and .

WHEREAS, the Planning Commission conducted duly noticed public hearings on
December 13, 2007, January 10, 2008 and February 14, 2008, at which time all those desiring
to be heard on the matter were given an opportunity to be heard; and

WHEREAS, the Planning Commission considered all written and oral testimony
presented for their consideration; and

WHEREAS, on February 14, 2008 the Planning Commission provided a
recommendation to the City Council to adopt the MND for PDP-029-06(1) and (2) and to
approve the rezoning and General Plan amendment for PDP-029-06(1) under Resolution P-05-
08; and

WHEREAS, the City Council conducted a duly noticed pubhc hearing on March 18,
2008, at which time all those desiring to be heard on the matter were given an opportunity to

. be heard and
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WHEREAS, the City Council considered all written and oral testimony presented for

. their consideration; and

WHEREAS, the Amendments to the Zoning and General Plan/Land Use Plan maps as
described in Exhibit A and as shown in Exhibits B, C and D of Ordinance Ord.-03-08 shall be
administered in a manner fully in conformity with the Coastal Act and shall take effect
immediately upon Coastal Commission certification; and

NOW THEREFORE BE IT RESOLVED the City Council of the City of Half Moon Bay,
adopts the MND for PDP-029-06(1) and (2), an application for a Rezoning, General Plan
designation amendment located at 1430 South Cabrillo Highway and 480 Wavecrest Road
(APNS 065-090-030, 065-090-070, and 065-090-080). The MND also evaluates the
cumulative impacts from an application for a Coastal Development Permit, Site & Design
Permit and Use Permit for a proposed R.V./Park/Campground located at 1430 South Cabrilio
Highway (APNS 065-090-030 and 065-090-070). The documents that constitute the record of
proceedings on which the City Council’s findings are based are located with the Planning
Department of the City of Half Moon Bay, 501 Main Street, Half Moon Bay, CA 94109. This
information is provided in compliance with Public Resources Code Section 21081.6 and Title
14 of the California Code of Regulations.

PASSED AND ADOPTED by a majority of the City Council of the City of Half Moon Bay
at its meeting thereof held on the 18" day of March 2008, by the following vote:

AYES, Council members Muller, Grady, Fraser, Patridge and Mayor McClung
NOES,

ABSENT,
ABSTAIN,

APPROVED:

Bonnie McClung, Mayor /
ATTEST:

Boble, DD

Siobhan Smith, City Clerk
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EXHIBIT A
FINDINGS AND EVIDENCE
PDP-029-06(1) AND (2)

A RESOLUTION OF THE CITY COUNCIL TO ADOPT A MITIGATED NEGATIVE
DECLARATION AND MITIGATION MONITORING PROGRAM RELATED TO A ZONING MAP
AMENDMENT FROM A-1 (EXCLUSIVE FLORICULTURE) TO C-VS (COMMERCIAL
VISITOR SERVING) AND A GENERAL PLAN MAP AMENDMENT FROM HORTICULTURE
BUSINESS TO COMMERCIAL VISITOR SERVING LOCATED AT 1430 SOUTH CABRILLO
HIGHWAY AND 480 WAVECREST ROAD (APNS: 065-090-030, 065-090-070 AND 065-090-
080) AND A PROPOSED R.V. PARK/CAMPGROUND LOCATED AT 1430 S. CABRILLO
HIGHWAY (APNS: 065-090-030 AND 065-090-070)

Environmental Review —~ Findings

CEQA - The project is consistent with CEQA guidelines and will not have a significant effect
on the environment.

City Council Findings: The project is not exempt from CEQA and a Mitigated Negative
Declaration (MND) has been prepared. The MND was circulated for public review between
October 31, 2007 and November 29, 2007. The City Council finds that the mitigation
measures in the MND are sufficient to reduce any potential impacts to a less than significant
level. The Council finds on the basis of the whole record before it, that there is no substantial
evidence that the project will have a significant effect on the environment, and that the MND
reflects the lead agency’s independent judgment and analysis.
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EXHIBIT B
CONDITIONS OF APPROVAL
PDP-029-06(1) AND (2)

A RESOLUTION OF THE CITY COUNCIL TO ADOPT A MITIGATED NEGATIVE
DECLARATION AND MITIGATION MONITORING PROGRAM RELATED TO A ZONING
MAP AMENDMENT FROM A-1 (EXCLUSIVE FLORICULTURE) TO C-VS
(COMMERCIAL VISITOR SERVING) AND A GENERAL PLAN MAP AMENDMENT
FROM HORTICULTURE BUSINESS TO COMMERCIAL VISITOR SERVING
LOCATED AT 1430 SOUTH CABRILLO HIGHWAY AND 480 WAVECREST ROAD
(APNS: 065-090-030, 065-090-070 AND 065-090-080) AND A PROPOSED R.V.
PARK/CAMPGROUND LOCATED AT 1430 S. CABRILLO HIGHWAY (APNS: 065-
090-030 AND 065-090-070)

Authorization: Approval of this resolution authorizes the adoption of an MND for
General Plan Amendment from Horticulture Business to Commercial Visitor Serving,
rezoning from A-1 (Exclusive Floriculture) to C-VS (Commercial Visitor Serving) located
at 1430 South Cabrilio Highway and 480 Wavecrest Road, APNS 065-090-030, 065-
090-070, and 065-090-080, (PDP-029-06(1)); and a proposed R.V./Park/Campground
located at 1430 South Cabrillo Highway, APNS 065-090-030 and 065-090-070 (PDP-
029-06(2). PDP-029-06(1) is modified by the conditions of approval set forth herein.

1. RIGHT TO FARM. Any adjacent or surrounding properties that are currently used to
produce agricultural commodities for commercial purposes shall continue to be
allowed to use the site(s) for agricultural purposes regardless of how they may affect
adjacent uses within normal agr|cu|tural practices and any applicable laws and
regulations.

2. NO SEWER LINE. No sewer line shall be constructed as part of this application.

3. CEQA MITIGATION MEASURES. The project shall comply with all applicable
mitigation measures outlines in the Final MND (State Clearinghouse No.
2007102140) and comply with the timing of the measures outlined in the Mitigation
Monitoring Program.

4. NOISE LIMIT STANDARDS. Per Section 18.08.030(D) of the Zoning Code sound
levels measured at any property line shall not exceed:

Time of Day More Than 30 Min./Hr. More Than 5 Min./Hr At Any Time
7 AMto 10 PM 60 dBA 70 dBA 80 dBA
10 PMto 7 AM 55 dBA 65 dBA 75 dBA

5. PERFORMANCE STANDARDS. Per Section 18.08.030(N) of the Zoning Code no
activity on the subject site may produce vibration, dust, odors, heat and humidity,
electromagnetic interference which are perceptible without lnstruments by a
reasonable person at property lines of the site.
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6. EFFECTIVE DATE OF PERMITS. The Rezoning and General Plan Amendment
shall not become effective until it has been certified by the California Coastal
Commission.

7. ACCURACY OF APPLICATION MATERIALS. The applicant shall be responsible
for the completeness and accuracy of all forms and material submitted for this
application. Any errors or discrepancies found therein may be grounds for the
revocation or modification of this permit and/or any other City approvals.

8. HOLD HARMLESS. The applicant agrees as a condition of approval of this
application to indemnify, protect, defend with counsel selected by the City, and hold
harmless, the City, and any agency or instrumentality thereof, and its elected and
appointed officials, officers, employees and agents, from and against an and all
liabilities, claims, actions, causes of action, proceedings, suits, damages,
judgments, liens, levies, costs and expenses of whatever nature, including
reasonable attorney’s fees and disbursements (collectively, “Claims”) arising out of
or in any way relating to the approval of this application, any actions taken by the
City related to this entitlement, any review by the California Coastal Commission
conducted under the California Coastal Act Public Resources Code Section 30000
et seq., or any environmental review conducted under the California Environmental
Quality Act, Public Resources Code Section 210000 et seq., for this entitlement and
related actions. The indemnification shall include any Claims that may be asserted
by any person or entity, including the applicant, arising out of or in connection with
the approval of this-application, whether or not there is concurrent, passive or active
negligence on the part of the City, and any agency or instrumentality thereof, and its
elected and appointed officiais, officers, employees and agents. The applicant’s
duty to defend the City shall not apply in those instances when the applicant has
asserted the Claims, although the applicant shall still have a duty to indemnify,
protect and hold harmless the City.

9. PERMIT RUNS WITH THE LAND. The permits run with the land and the rights and
obligations there under, including the responsibility to comply with conditions of
approval, shall be binding upon successors in interest in the real property uniess or
until such permits are expressly abandoned.

OWNER’S/PERMITTEE’S CERTIFICATION:
| have read and understand and hereby accept and agree to impiement the foregoing
conditions of approval of the project.

OWNER(S) / APPLICANT(S):

(Signature) (Date)
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