STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

NORTH COAST DISTRICT OFFICE
1385 EIGHTH STREET, SUITE 130
ARCATA, CA 95521

VOICE (707) 826-8950

FAX (707) 826-8960

F8a

A-1-HUM-22-0011
(BRODT)
April 29, 2022

EXHIBITS

Exhibit 1 — Location Maps

Exhibit 2 — Land Use and Zoning Map

Exhibit 3 — Approved Plans

Exhibit 4 — Adopted CDP conditions that apply to the site (original CDP and CDPM)
Exhibit 5 — Farm Stay Information Binder for Guests (excerpt)

Exhibit 6 — Approval of Agricultural Preserve and Compatible Uses Allowed

Exhibit 7 — Appeal Received (reasons for appeal excerpted)

Exhibit 8 — Final Local Action Notice and Findings for Approval



Ferndale

Subject Parcel

EXHIBIT NO. 1

Application A-1-HUM-22-0011
BRODT
LOCATION MAPS (1 of 2)




Subject Parcel

EXHIBIT NO. 1

Application A-1-HUM-22-0011
BRODT
LOCATION MAPS (2 of 2)




ArcGIS Web Map

Humboldt County Planning and Building Department

Highways and Roads
Principal Arterials
~ = ~Minor Arterials
— Major Collectors
~ Minor Collectors

Local Roads

Private or Unclassified

Major River or Stream

Blue Line
Streams

Perennial 1-3

Perennial >4

Intermittent

Subsurface

1,400 2,800 5,600 Feet N

, . 1 . . . 1 <»
025 05 1 Miles Wy rE

ol EXHIBIT NO. 2

wig Application A-1-HUM-22-0011
“§ BRODT
o= LAND USE AND ZONING

bn,
e, or
hce.




AR

Gavmland 7&”

Rt y o]

o o —— . a—

i

(
!

]
[}
1
t
L}
{007001177727201 :
MK House |
oy .
Y19 . ;
coreal ' :
' ' 4 X
Vensesy -1 EnddParkingd—
'
1
i
1
Tormland. :
EXHIBIT NO. 3
Application A-1-HUM-22-0011

BRODT
APPROVED PLANS (1 of 4)

b330 Church Ln
Fvindale Clhr

Jo-1Ll-00Y4

/////./; S\o ,
— Poper AR
;%ljcj Handicap furkin

N

-

Febuary 03, 2022 Page 18

PLN-2021-17197 Brodt Farm Stay



Farm Stay at The Bluff
Conceptual Narrative

The proposed Farm Stay at The Bluff is an agricultural tourism entity that will
combine a lodging experience on a 120-acre working farm with hands on tour
experiences at the Brodt Dairy on Fulmore Rd in Ferndale, California. The
experience will utilize the recently permitted At The Bluff venue (Permit PLN-
2018- , 530 Church Lane, Ferndale, California, for the lodging component
and part of the tour and host guests at the Brodt Organic Dairy Ranch for a hands-
on tour and educational experience at a modern state of the art pasture dairy.
The guests will be able to tour a modern environmentally focused operation
utilizing advanced manure management systems and robotic milking stations
which will be up and operating by January 2022.

With a vast majority of the current population substantially removed from an
understanding of the food supply network, venues like Farm Stay at The Bluff are
increasingly providing an opportunity for guests to gain both an appreciation of
the rural nature of the North Coast, and prov'de an educational opportunity that
allows guests to gain an appreciation of the origins of their food products.

The proposed venue will be operated by Merritt and Brian Brodt, 5 generation
dairy farmers, and will operate as a sole proprietorship. Reservations will be
handled through Vacation Booking platforms with the average length of stay
being one to three days. All conditions imposed on the recently permitted 12
events At The Bluff venue will be respected The frequency of booking will result
in a very minor traffic effect since the proposal will only generate 1 round trip
between the venue and dairy tour and 90 percent of guests will arrive in one car.
In the past, before the Brodt’s purchased their dairy which now houses their
emplgyees, this house housed employees with up to 4-5 drivers in the one
household driving daily on Church Lane. This alone will cut down usage of traffic
on Church Lane. The applicants are currently in the process of paving Church
Lane to eliminate any dust or traffic issues. The Brodt’s approached the county
and worked out a deal to pay half of the cost out of their own pocket to fix the
county’s road dust problem and by paving it, the dust problem will be
eliminated altogether. The proposed venue will partner with local dairy product
producers Rumiano Cheese and Humboldt Creamery which are the-current
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processors of the venue dairy’s output, to showcase a variety of local dairy
products to the guests. The applicants envision the development of other local
entity ties, and the possible inclusion of other educational experiences with local
entities after the operation becomes established.

As lifelong residents of Humboldt county, the applicants are keenly aware of the
appeal of this rural, lower pace community, and have endeavored to provide
guests with a locale and experience for a respite from the pace of the modern
world. The entity seeks to support the authenticity themes being used by the
Visitors and Convention Bureau and showcase the direct honest lifestyle of the
local agricultural community.

The Farm Stay concept is becoming established throughout the nation, and is
being utilized by tourism promotion entities like VisitCalifornia.com to allow an
increasing urban population the opportunity for experiencing the benefits and
advantages of rural living. A typical guest will gain an understanding of the
following aspects of an agricultural operation:

1) Day to Day operational functions and challenges.

2) Connect the “Cow to Carton” sequence of milk production.

3) The complexity of tailored feeding programs and their effect on herd health
and productivity.

4) Sanitation processes and requirements for a healthy product.

5) Discussion of economic factors and an understanding of how small
production agriculture js a challenged industry, Humboldt County
historically supported over 200 dairies, but today finds itself with less than
80.

6) Personal contact with production animals including feeding and on
occasion birth.

We feel that the North Coast is a premium venue for this opportunity and look
forward to becoming the first entity of this type in Humboldt County to welcome
guests to our community. Our historic ties to the community and often
demonstrated ability to welcome guests from around the world promises a
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treasured experience for our guests that can only enhance the reputation of
Humboldt County.
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Memorandum

To: Planning Commission
From: John H. Ford, Director of Planning and Building
Date: February 1, 2022

Subject: Item 12: Brodt At the Bluff Farm-Stay,
Conditional Use Permit and Coastal Development Permit Modification

Attached are revised conditions for the application referenced above. The changes result
from the overlap between the existing approved event permit and the proposed farm stay.
The conditions have been simplified to indicate all existing conditions for the event venue
remain intact, and thus the proposed conditions relate solely to the Farm Stay. New
Condition 1 makes this clear. The other condition modifications are summarized as follows:
Modifications to conditions 3, 7 and 8 are made for clarity, no change in regulatory effect.

Conditions (prior numbering) 8, 9, 10 and 11 are delated as they are related to parking and
there is sufficient parking available at the farmhouse given the level of use.

Conditions (prior numbering) 13, 14, 15, 16, and 17 are deleted because they are conditions
for the event venue and not applicable to the farm stay.

Condition 18 is deleted because it is so broad as to be unenforceable. This is a required
finding for approval of the CUP.

Condition 19 is deleted because it is unnecessary as this requirement is county code.
Condition 20 is deleted because it is ambiguous about how this relates to the farm stay.
Informational note 1 is deleted because there is no physical development proposed.

Also attached are additional letters submitted in support of the ajpakieaiiaa
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ATTACHMENT 1
RECOMMENDED CONDITIONS OF APPROVAL

Conditions of Approval for the Conditional Use Permit and Modification of a Coastal Development
Permit

APPROVAL OF THE PERMITS IS CONDITIONED ON THE FOLLOWING TERMS AND REQUIREMENTS

Conditions of Approval:

1. All Conditions of existing Special Permit and Coastal Development Permit (PLN-2018-14105)
for the event venue remain in effect.

1.2. Farm-Stays shall be conducted consistent with the approved project Operations Plan and
Description and these conditions of approval. Changes to the project, except for Minor
Deviations per Section 312-11.1 of the Humboldt County Zoning Regulations, shall require
modification of this permit.

16,2021 The | Farm -Stay requires plan review and Restncted Food Services Facility Permit
w/from -DEH Consumer Protection Program if facility is providing petentially-hazardeusfoods
or and-onsite produced baked goods for gift baskets at the farm stay. Applicant must submit
Application to Operate a Water System to DEH Consumer Protection Program and meet all
requirements to operate as a transient non-community water system depending on number
of connections

3:4.3. Applicant shall obtain a Building Permit for any proposed physical alteration of the existing
structure used for the proposed Farm-Stay operation.

4.5.4—The applicant is required to pay for permit processing on a time and material basis as set
forth in the schedule of fees and charges as adopted by ordinance of the Humboldt County
Board of Supervisors. The Department will provide a bill to the applicant after the decision.
Any and all outstanding Planning fees to cover the processing of the application to decision
by the Hearing Officer shall be paid to the Humboldt County Planning Division, 3015 "H" Street,
Eureka.

5.6.Within five (5) days of the effective date of the approval of this permit, the applicant shal~—

submit a check to the Planning Division payable to the Humboldt County Recorder in the
amount of $50.00.

6-7.The property owner shall reside onsite during overnight stays.

7-8.No more than four (4) guest bedrooms with a maximum of eight (8) guests will be used-allowed
at one time. Only Farm-Stay guests will be served food from the kitchen located within the
existing farmhouse to be used as a Farm-Stay. The owner/operator shall reside on the premises.
No other onsite kitchens are approved for use to serve Farm-Stay guests as part of this permit./

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"
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| 129 \

9. Permanent signs advertising the site must comply with the following standards: “One sign
is permitted advertising the Farm-Stay establishment. Notwithstanding any other provision of
this Code, such sign shall not exceed four square feet (4sf) in the aggregate, shall be non-
moving, and shall have, if any, only illumination which is indirect and non-flashing and shielded
to prevent illumination off-site” (HCC 8§313-44) Zoning Regulations.

Formatted: Numbered + Level: 1 + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"
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2.1.The applicant is responsible for receiving all necessary permits and/or approvals from other
federal, state and local agencies.

3.2.The Conditional Use Permit and Modification to a Coastal Development Permit shall expire
and become null and void at the expiration of five (5) years after all appeal periods have
lapsed (see “Effective Date”); except where use in reliance on the permit has commenced
prior to such anniversary date. The period within which use must be commenced may be
extended as provided by Section 312-11.3 of the Humboldt County Code.

Exhibit No. 4
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Attachment 4

Conditions of Approval for PLN-2018-14105 Special Permit & Coastal Development Permit

REVISED - CONDITIONS OF APPROVAL*

*Conditions of approval as adopted by the Humboldt County Planning Commission at the
meeting of June 4, 2020.

Approval of the Special Permit and Coastal Development Permit is conditioned upon the following
terms and requirements which must be fulfilled before work is initiated or during project
implementation.

On-going Requirements/Development Restrictions Which Must be Satisfied for the Life of the
Project:

1.

Events shall be conducted consistent with the approved project Operations Plan and
Description and these conditions of approval. Changes to the project, except for Minor
Deviations per Section 312-11.1 of the Humboldt County Zoning Regulations, shall require
modification of this permit.

The County roadway shall be cleaned of any tracked mud, soil, and debris after each event.

Dust suppression: The applicant shall submit a dust mitigation plan subject to the approval of
the Planning Director. The plan for controlling fugitive dust from event operations shall be
specific and include an application schedule, type of suppressant applied, how it is applied,
and discuss other methods for controlling dust such as controlling auto speed. The North
Coast Air Quality Management District may be able to provide assistance and can be
contacted at (707) 443-3093.

The applicant shall assure that vegetation adjacent to the roadway is maintained in a low,
drivable condition during the duration of the event season, May through October. This
maintenance may be coordinated with the other property owners using the roadway and,
if necessary, the County Public Works Department.

The applicant shall follow the guidance in the referral comments from the Ferndale Fire
Protection District and ensure that a traffic monitor is located at each of the turnouts on
Church Lane, at the following intervals starting from the intersection of Grizzly Bluff Road: 660
feet, 1,320 feet, and 1,980 feet.

Traffic monitors shall be present at their location before the guests begin to arrive.

Traffic monitors shall ensure that all event traffic drives directly to the venue. No stopping and
parking on the side of the road unless to pull over to allow oncoming autos or sizeable
agricultural equipment to pass.

The applicant shall ensure that guests leaving the event do not stop or park on Church Lane

unless it is to cede the right of way to emergency vehicles or large agriculture equipment.

The applicant shall place temporary speed limit signs in conspicuous locations (ex.: sturdy
signs that can be affixed to the top of a fence pole) on both sides of the road along Church

Exhibit No. 4
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Lane at the following intervals: at the entrance intersection of Church Lane and Grizzly Bluff
Road, at 330 feet, at 990 feet, at 1,650 feet, and 2,310 feet.

10. Event guests driving on Church Lane shall not exceed the 10-mph speed limit. Traffic monitors
auto traffic and remind drivers to obey the speed limit.

11. The applicant shall be responsible for proper off-site disposal of trash the cleanup of any litter
created by each event. Containers for disposal of recyclable item shall be provided.

12. Any exterior lighting associated with an event use shall be directed so as not to extend
beyond the boundaries of the parcel and shall be limited to actual event dates. Event
lighting shall be turned off within 1-hour of the end of the event.

13. Calendar: The applicant shall provide to all interested neighbors, a calendar schedule of
events for the season. The notice shall include a contact number for the event operator, the
days and times of each special event, the expected number of guests, the days and times
for set-up and clean up.

20. Hours of operation: Set up and cleanup of event site shall only occur on Fridays and Sundays
from 12:00 p.m. to 6:00 p.m. For Saturday events, all guests must leave the event site by 11:00

p.m.

21. The use shall be conducted so as not to be detrimental to the public health, safety, or
welfare, or a nuisance.

22. All uses and development on Assessor’s Parcel Number (APN) 106-111-004, require permit.
Prior to development for new uses and implementation of nhew uses, the applicant shall
consult with the Planning Department.

23. Unpermitted uses: Vacation rentals are not a permitted use on this parcel. Use of the
residence in a manner inconsistent with the zoning shall constitute a violation and shall be
grounds for permit revocation of this use permit.

Exhibit No. 4
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24. Annual Monitoring Report: The applicant shall submit an annual monitoring report to the
Planning Division for the first three (3) years of operation and no later than October 31 of
each year, once the use is initiated. The report shall document event conformance with the
Plan of Operations & Traffic Management Plan, and the Conditions of Approval. The report
shall contain:

e Alog of any issues or complaints received and how the issue(s) were resolved.
e Number of quests

< Sound readings at north and east property lines

e Dust suppression schedule

A post-approval monitoring fee deposit may be required paid at time of report submittal.
The purpose of this reporting requirement is to permit County staff and the applicant to
review the adequacy of the operational restrictions, and, if appropriate, suggest ways to
better address any neighborhood issues that may arise following a full season of operation.
This duration of the reporting requirement may be reduced or extended at the discretion of
the Planning Director. Should the report disclose substantial and repeated noncompliance
with the terms and conditions of this permit, the Planning Director shall set the matter before
the Planning Commission to determine if a recommendation for permit revocation is
warranted.

25. The applicant is responsible for receiving all necessary permits and approvals from state and
local agencies.

Informational Notes

This permit shall expire and become null and void at the expiration of one (1) year after all appeal
periods have lapsed (see “Effective Date”) except if temporary events have occurred before
such anniversary date. The period within which the temporary use must commence may be
extended, as provided by Section 312-11.3 of the Humboldt County Code.
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FarmStay at the Bluff

Experience by Brodt Dairy

530 Church Lane
Ferndale, CA 95536

EXHIBIT NO. 5
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Welcome!
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Farm Stay
Experience

Please help yourself to a variety of local and homemade
goodies!

Feel free to explore our beautiful 120-acre,
6'"-generational dairy farm! See the self-guided map for
walking trails around the farm and our beautiful duck
pond. We have provided informational signs to inform
you of our farm practices during your tour.

You can book a Dairy Tour for 2:30 PM, 3:30 PM, or 4:30
PM. Dairy Tours are located at 439 Fulmor Road in
Ferndale. Please contact Merritt or see the “Dairy Tour”

section for more detalils.
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Farm Stay
Experience
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Farmhouse History

e The historic farmhouse you are staying in was built
in 1852 and was one of the original homes built in
the Eel River Valley.

e The farmhouse has been fully restored to provide
modern amenities but is designed and kept to
maintain its rustic feel.

e Prior to the restoration, the farmhouse was a rental
and the home of a local family, with 8 daughters,
for 20 years.
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Brodt Dairy History

Exhibit No. 5
Page 9 of 20



The Brodt Dairy:

Brodt Dairy is owned and operated by 2 families, Brian & Merritt Brodt and Colton &
Amanda Brodt. Working alongside 5 employees, this team is essential to our farm'’s
success.

The pastures, cropland, cows, and dairy facilities are Certified Organic by Oregon
Tilth.

Our pasture based dairy farm, like others in the Eel River Valley, has a mixture of
fields used to grow feed, pastures used primarily for grazing, pastures used for both
grazing and feed production, and dairy facilities where cows are milked. The milk
cows generally stay on pastures near the dairy facilities while heifers and other non-
milking animals may graze on other pastures, depending on the time year and other
factors. The fields and pastures that make up our farm not a single block of land.
Refer to the maps in this binder illustrating the locations of our pastures and dairy.

The FarmStay is located on fields used to grow feed crops. The field crops are rotated
and managed. In 2022, the field is planted to a grass and clover pasture mix that we
hope to harvest 4 times this year. Crop rotation and management is important to offer
the best feed to the cows. Management includes putting ash on the fields and planting
cover crops, like corn.

Depending on the time of year, you may see different crop activities. Our crops
produce silage used to feed our dairy cows high quality silage, which is green fodder
used to feed the cows during the winter.

If you are hear from October through February, you will get to see our heifers grazing
in the fields.

While staying at the Farm-Stay, guests are invited to tour the fields, visit the ponds,
and check out the farm equipment we use. This gives them a chance to see the
wildlife and enjoy the views on this part of our farm (the ponds are an especially good
place). Guests are also invited to tour the dairy facilities located a few miles away
where they can see how cows are milked, visit baby calves, and see other aspects of
our farm.

We irrigate our fields using wheel lines, a large irrigation gun, and hand pipes.
Depending on the time of year, you will get to see the different irrigation methods.

At the dairy, our cows will convert this same feed into the organic milk that is then
shipped to Rumiano Cheese Company and Humboldt Creamery.

Following are some pictures of our farming operation.
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Storing equipment in the barn, which doubles as a event venue.

Cutting feed
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Closeups of Feed Be Grown
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The beauty of being in the field
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Dairy Operations &
Tours
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Dairy Operations & Tours

Brodt Farms is proud to graze over 350 healthy
cows on hundreds of acres of pasture in beautiful
Ferndale, California. We are proud to produce
certified organic quality milk that is used in local
delicious products such as Rumiano Cheese and
Humboldt Creamery Ice Cream.

Dairy Tours offer guests a hands-on educational
experience at a modern state-of-the-art pasture
dairy. Your experience will include a tour of our
brand new DeLaval VMS robotic milking system,
viewing of the maternity pens and cows, and bottle
feeding of baby calves!

Please contact your host to schedule a tour. Tours
start daily at 2:30 PM, 3:30 PM, or 4:30 PM at 439
Fulmor Road in Ferndale.

Bonus opportunity for the adventurous: Join us for
milking the cows at 5:00 AM!
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Maps
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BOARD OF SUPERVISORS, COUNTY OF HUMBOLDT, STATE OF CALIFORNIA
Certified copy of portion of proceedings, Meeting on December 13, 2011

RESOLUTION NO.11-88
Establishing the Brodt Ranch Agricultural Preserve
with Unifonin Rules Including Compatible Uses
(_AGP#11-06 )

WHEREAS, the County of Humboldt has been requested 1o establish an agricultural preserve
include the lands described in the attached Exhibit A and

WHEREAS, the County of Humboldt i authorized i establish agricultural preserves
pursuant fo flle Califomia Land Conservation Act of 1965 (hereafter the "Act’) and the County's
Resolution Establishing Guidelines for Agricultural Preserves (hereafter the "Guidelines"): and

WHEREAS, the Humboldt County Planning Commission has considered and approved
tile establishment of this proposed agricultural preserve. and has made the findings required to
support such approval pursuant o the Act and Guidelines; and

WHEREAS, the procedural requirements to establish an agricultural preserve as
required by the Act and Guidelines have been followed; and

WHEREAS, the land to be included within the agricultural preserve is, and wil continue
to be, used for the purposes of producing agricultural commodities for commercial purposes and
uses compatible with agriculture; and

WHEREAS, this Board & authorized by statute 1o determine according t uniform rules
what constitutes a compatible use of land withfn each preserve;

NOW, THEREFORE, EE IT RESOLVED as follows:

1 The hereinafter-described real property located n the County of Humboldt &
hereby designated and established & a Class g Agricultural Preserve within the meaning of
and pursuant b the Califomia Land Conservation Act of 1965, including amendments thereto,
and shall be knom a and may be referred o as Agricultural Preserve No. 1106 . Sad
Property, i described in Exhibit A attached hereto.

EXHIBIT NO. 6
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DocuSign Envelope ID: 63CD6E05-B87B-464F-A746-0BD22BFE61C8

Attachement for Page 4, #4
(Grounds for appeals)

-Does not conform to the LCP Eel River Area Plan.

1) Zoning — not a permitted use on this parcel.
-Transient lodging, vacation rental by definition.

-Due to the projects unique location in the Eel River Critical Coastal Area and its detriment to
immiadete farms.

2) Substantial Issues

-The degree of factual information submitted by the applicant (misleading and false).

-Image overview labeled PLN 2021-17197 Brodt Farm Stay — entire image is of

neighboring farm showing private entrance, barn, outbuildings, pasture and iconic
old growth redwood snags.

-Other images of dairy operations and animals are all located off site.

-Comments in the Conceptual Narrative regarding traffic, housing are not factual.
The applicants “worked out a deal” with the county as an alternative to the applicants
requirement for dust control, which resulted in the application of 4.5 inches thick of

asphalt, a detriment to the neighbors organic pastureland including the inability to
open gates and scraping of farm equipment exiting fields.

-The precedential value of the County's decision for future interpretations of it LCP.

-Gentrification of farmland.

-Whether the appeal raises only local issues as opposed to those of regional or statewide
significance.

-Environmental Impact

-Wildlife in this sensitive coastal habitat as the project is situated between old growth
redwood snags, grassy meadow along Church lane and the wetland located on the
applicants parcel. This terminal end of Church lane has been an historic wildlife

corridor for terrestrial, amphibious and avian including both nocturnal and diurnal
raptors. State and Federal Impanct.

-The right to peaceful enjoyment of ones property.

-The recent unpermitted use by the applicant has resulted in quests searching for
farm environment have climbed fences, trespassed on neighboring properties, pet dogs
chasing and nipping at neighboring livestock.

-Transient guests and lodging in this rural farming area is a drastic change to the
character and peacefulness of the area.

EXHIBIT NO. 7
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PLANNING AND BUILDING DEPARTMENT

COUNTY OF HUMBOLDT
CURRENT PLANNING DIVISION

3015 H Street, Eureka, CA 95501

Phone (707) 445-7541 -+ Fax (707) 268-3792
http:// www.humboldtgov.orq/15

California Coastal Commission
1385 8th Street, Ste 130
Arcata, CA 95521

Notice of Final Action Taken

Date: February 23, 2022 Appealable Status  Appealable
Applicant: At the Bluff Farm Stay

PO Box 1113

Ferndale, CA 95536 RECEIVED
Assessor Parcel Number: 106-111-004

FEB 24 2022
Record Number: PLN-2021'17197 CALIFORNIA
COASTAL COMMISSION

Contact: Leoloni Shine - 707-671-6928 DL LR LR L L (oL
Description

A Conditional Use Permit and modification of an existing Coastal Development Permit (PLN-2018-14105) to
establish a Farm-Stay within an existing farmhouse. The property & primarily used on a sasonal basis for the
production and harvest of silage to support dairy activities on nearby ranches. During the off season, when
silage & not produced, a barn on the site & utilized as an event venue for weddings/funerals/birthday party
events. This seasonal use was established as a Temporary Use under a previously approved Special Permit
and Coastal Development Permit CDP-18-013, app no. 14105. The proposed Farm-Stay would be used n
combination with the event venue and separate from the event venue as necessary. The property &
developed with a second residence which was conditionally approved under CDP-18-024, opp no. 14156,
the second residence will not be used as part of the Farm-Stay. Only the Farm-Stay guests will be served
food from the kitchen located within the existing farmhouse as part of their visitation. The Farm-Stay
proposes to use four (4) bedrooms for guests, averaging one-three (1-3) days per visitation for a maximum
of eight (8 guests at one time. The owner/operator resides year-round on the premises. No new
development & proposed. The Farm-Stay will be used separately from events throughout the year.

Action Taken
Following a noticed Public Hearing the County of Humboldt Planning Commission
approved the referenced application on February 3 2022.

Appeal Completion
The appeal period for this project has been completed and no appeal was received.

Effective Date
Coastal Development Permit record number PLN-2021-17197  will become effective at
the end of the California Coastal Commission appeal period and wil expire at the end of 5years .

EXHIBIT NO. 8
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PLANNING AND BUILDING DEPARTMENT
PLANNING DIVISION
COUNTY OF HUMBOLDT

3015 H Street, Eureka, CA 95501
Phone (707) 445-7541 + Fax (707) 268-3792

ECEIVED
FEB 24 2022

Planning Division Decision Packet GALIFORNIA
COASTAL COMMISSION
NORTH COAST DISTRICT

The following packet of information includes your Planning Division permit results. Please
review the enclosed permit packet carefully. The packet contains important information
such as appeal periods, permit conditions and the expiration date for your permit(s). Please
take particular note of the following:

1. Your permit is subject to one or more appeal periods. Your permit is not effective until all
appeal periods have ended. See appeals procedure information included in this
packet.

2. All permit conditions must be completed prior to the expiration date. Your permit(s) may
also include conditions from other state or local agencies. If you have questions or need
assistance, please contact the specific agency or department that issued the
conditions.

3. Proof of completion is required for most permit conditions. For efficient staff review of
condition completion, please consolidate proof of completion for all conditions info one
package.

4. You are responsible for tracking the expiration date of your permit(s). An extension
process is available if you need more time.

5. Additional federal, state or local regulatory requirements may apply to your project.
These requirements may be administered by agencies other than the Planning Division,
including any mitigation monitoring. It is your responsibility to obtain all necessary
approvals before starting your project.

6. Contact your assigned planner if you have any questions. Your assigned planner’s
contact information is provided below.

Leiloni Shine, Confract Planner
Phone: 707-671-6928
leiloni@landlogistics.com
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COUNTY OF HUMBOLDT

PLANNING AND BUILDING DEPARTMENT

3015 H Street e Eureka CA 95501
Phone: (707) 445-7541  Fax: (707) 268-3792

Memorandum
To: Planning Commission
From: John H. Ford, Director of Planning and Building

Date: February 1, 2022
Subject: Item 12: Brodt At the Bluff Farm-Stay,

Conditional Use Permit and Coastal Development Permit Modification
Attached are revised conditions for the application referenced above. The changes result
from the overlap between the existing approved event permit and the proposed farm stay.
The conditions have been simplified to indicate all existing conditions for the event venue
remain intact, and thus the proposed conditions relate solely to the Farm Stay. New
Condition 1 makes this clear. The other condition modifications are summarized as follows:

Modifications to conditions 3, 7 and 8 are made for clarity, no change in regulatory effect.

Conditions (prior numbering) 8, 9, 10 and 11 are delated as they are related to parking and
there is sufficient parking available at the farmhouse given the level of use.

Conditions (prior numbering) 13, 14, 15, 16, and 17 are deleted because they are conditions
for the event venue and not applicable to the farm stay.

Condition 18 is deleted because it is so broad as to be unenforceable. This is a required
finding for approval of the CUP.

Condition 19 is deleted because it is unnecessary as this requirement is county code.
Condition 20 is deleted because it is ambiguous about how this relates to the farm stay.
Informational note 1 is deleted because there is no physical development proposed.

Also attached are additional letters submitted in support of the application.
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ATTACHMENT 1
RECOMMENDED CONDITIONS OF APPROVAL

Conditions of Approval for the Conditional Use Permit and Modification of a Coastal Development
Permit

APPROVAL OF THE PERMITS IS CONDITIONED ON THE FOLLOWING TERMS AND REQUIREMENTS

Conditions of Approval:

1. All Conditions of existing Special Permit and Coastal Development Permit (PLN-2018-14105)
for the event venue remain in effect.

1.2. Farm-Stays shall be conducted consistent with the approved project Operations Plan and
Description and these conditions of approval. Changes to the project, except for Minor
Deviations per Section 312-11.1 of the Humboldt County Zoning Regulations, shall require
modification of this permit.

16,2021 The | Farm -Stay requires plan review and Restncted Food Services Facility Permit
w/from -DEH Consumer Protection Program if facility is providing petentially-hazardeusfoods
or and-onsite produced baked goods for gift baskets at the farm stay. Applicant must submit
Application to Operate a Water System to DEH Consumer Protection Program and meet all
requirements to operate as a transient non-community water system depending on number
of connections

3:4.3. Applicant shall obtain a Building Permit for any proposed physical alteration of the existing
structure used for the proposed Farm-Stay operation.

4.5.4—The applicant is required to pay for permit processing on a time and material basis as set
forth in the schedule of fees and charges as adopted by ordinance of the Humboldt County
Board of Supervisors. The Department will provide a bill to the applicant after the decision.
Any and all outstanding Planning fees to cover the processing of the application to decision
by the Hearing Officer shall be paid to the Humboldt County Planning Division, 3015 "H" Street,
Eureka.

5.6.Within five (5) days of the effective date of the approval of this permit, the applicant shal~—

submit a check to the Planning Division payable to the Humboldt County Recorder in the
amount of $50.00.

6-7.The property owner shall reside onsite during overnight stays.

7-8.No more than four (4) guest bedrooms with a maximum of eight (8) guests will be used-allowed
at one time. Only Farm-Stay guests will be served food from the kitchen located within the
existing farmhouse to be used as a Farm-Stay. The owner/operator shall reside on the premises.
No other onsite kitchens are approved for use to serve Farm-Stay guests as part of this permit./

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2,3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: T + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Formatted: Numbered + Level: 1 + Numbering Style:
1,2, 3, ... + Start at: 1 + Alignment: Left + Aligned at:
0" + Indent at: 0"

Exhibit No. 8
Page 4 of 30




| 12.9. Permanent signs advertising the site must comply with the following standards: “One sign

is permitted advertising the Farm-Stay establishment. Notwithstanding any other provision of
this Code, such sign shall not exceed four square feet (4sf) in the aggregate, shall be non-

Formatted: Numbered + Level: 1 + Numbering Style:
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0" + Indent at: 0"
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0" + Indent at: 0"

moving, and shall have, if any, only illumination which is indirect and non-flashing and shielded
to prevent illumination off-site” (HCC 8§313-44) Zoning Regulations.
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2.1.The applicant is responsible for receiving all necessary permits and/or approvals from other
federal, state and local agencies.

3.2.The Conditional Use Permit and Modification to a Coastal Development Permit shall expire
and become null and void at the expiration of five (5) years after all appeal periods have
lapsed (see “Effective Date”); except where use in reliance on the permit has commenced
prior to such anniversary date. The period within which use must be commenced may be
extended as provided by Section 312-11.3 of the Humboldt County Code.
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CURRENT PLANNING DIVISION
PLANNING AND BUILDING DEPARTMENT
COUNTY OF HUMBOLDT

3015 H Street, Eureka, CA 925501

Phone (707) 445-7541 < Fax (707) 268-3792
http://www.humboldtgov.org/156

Applicant Owner Agent
At the Bluff Farm Stay Brodt Brian C & Merritt L Tr N/A
PO Box 1113 PO Box 1113

Ferndale, CA 95536 Ferndale, CA 95536

Notice of Planning Commission Decision

Date: February 23, 2022
Assessor Parcel Number:  106-111-004

Permit: PLN-2021-17197
Contact: Leoloni Shine - 707-671-6928

Description

A Conditional Use Permit and modification of an existing Coastal Development Permit (PLN-2018-
14105) to establish a Farm-Stay within an existing farmhouse. The property is primarily used on o
seasonal basis for the production and harvest of silage to support dairy activities on nearby ranches.
During the off season, when silage is not produced, a barn on the site is utilized as an event venue for
weddings/funerals/birthday party events. This seasonal use was established as a Temporary Use under
a previously approved Special Permit and Coastal Development Permit CDP-18-013, app no. 14105.
The proposed Farm-Stay would be used in combination with the event venue and separate from the
event venue as necessary. The property is developed with a second residence which was
conditionally approved under CDP-18-024, app no. 14156, the second residence will not be used as
part of the Farm-Stay. Only the Farm-Stay guests will be served food from the kitchen located within
the existing farmhouse as part of their visitation. The Farm-Stay proposes fo use four (4) bedrooms for
guests, averaging one-three (1-3) days per visitation for a maximum of eight (8) guests at one time.
The owner/operator resides year-round on the premises. No new development is proposed. The Farm-
Stay will be used separately from events throughout the year.

Decision

The project was approved by the Planning Commission on  February 3, 2022 by
Resolution  22-025 and is subject to the attached Conditions of Approval

Appeals

This project may be appealed by any aggrieved person within 10 working days. The last day to
appeal to the Board of Supervisors is 5:00 p.m. on  February 18, 2022 .
Additional information regarding appeals is included with this notice.

Conditions of Approval
Please review these conditions carefully as other permits may be required before the project
commences.
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RESOLUTION OF THE PLANNING COMMISSION
OF THE COUNTY OF HUMBOLDT

Resolulion Number 22-025

Record Number PLN-2021-17197
Assessor Parcel Numbers: 106-111-004

Making the required findings for cerlifying compliance with the Cadlifornia Environmental Quality
Act and conditionally approving the Brodt At the Bluff Farm Stay Conditional Use Permit and
Modification of a Coastal Development Permit.

WHEREAS, Al The Bluff Farm Stay submitted an application and evidence in support of approving a
Conditional Use Permit and modification of a Coastal Development Permit to establish a Farm-Stay
within an existing farmhouse, in conjunction with an existing dairy and event venue previously
approved under CDP-18-013, Application Number 14105;

WHEREAS, the County Planning Division prepared a Staff Report. The proposed project does not
present substantial changes to the site. No new information of substantial importance that was not
known and could not be known at the fime was presented, as described by §15301(a) of CEQA
Guidelines; and

WHEREAS, the Humboldt County Planning Commission held a duly noticed public hearing on
February 3, 2022; reviewed, considered, and discussed the application for a Conditional Use
Permit and Modification of a Coastal Development Permit; and reviewed and considered alll
evidence and testimony presented at the hearing.

Now, THEREFORE BE IT RESOLVED, that the Planning Commission makes all the following findings:

1. FINDING: Project Description: A Conditional Use Permit and modification of an
existing Coastal Development Permit (PLN-2018-14105) to establish a
Farm-Stay within an existing farmhouse. The existing farmhouse is two
(2) stories, approximately 3,000 square feet, located north of the dairy
operation and in the northeastern corner of the parcel. The property
is primarily used on a seasonal basis for the production and harvest of
silage to support dairy activities on nearby ranches. The parcel is
surrounded by agricultural uses and vacant land, the proposed Farm-
Stay is compatible with the surrounding uses. During the off season,
when silage is not produced, a barn on the site is utilized as an event
venue for weddings/funerals/birthday party events. This seasonal use
was established as a Temporary Use under a previously approved
Special Permit and Coastal Development Permit CDP-18-013, app no.
14105. The proposed Farm-Stay would be used in combination with the
event venue and separate from the event venue as necessary. The
property is developed with a 3,000 square foot second residence
which was conditionally approved under CDP-18-024, app no. 14156,
the second residence will not be used as part of the Farm-Stay. Only
the Farm-Stay guests will be served food from the kitchen located
within the existing farmhouse as part of their visitation. The Farm-Stay
proposes to use four (4) bedrooms for guests, averaging one-three (1-
3) days per visitation for a maximum of eight (8) guests at one time.
The owner/operator resides yearround on the premises. No new
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b)

d)

proposed Farm-Stay will support the existing dairy operation and event
venue (Chapter 4, Land Use Element). The operation of a Farm-Stay
will not impact the allowable density range of AE planned land (20-60
acres/unit, Section 4.8 of the Land Use Element) because it will
operafe within an existing farmhouse and no new development is
proposed.

The proposed Farm-Stay operation is consistent with the purpose of AE
designated lands of the ERAP: "to protect prime and non-prime
agricultural lands for long-term productive agricultural use.". The Farm-
Stay will support the long-term agricultural use of the existing
agricultural  operation. Conditional Uses of AE lands include
“recreation (such as hunting camps and stables except those
requiring non-agricultural development)” per 5.30 Rural Plan
Designations, ERAP. Compatible Uses for Agriculture lands include
"Recreational uses not requiring non-agricultural development under
the control of the owner” (Chapter 3.34, Agriculture, ERAP). The zoning
of all agricultural lands shall not permit any use that would impair the
economic viability of the agricultural operations on such lands
{Chapter 3.34B.1., Agriculture, Compatible Uses). The proposed Farm-
Stay will operate accessory to an existing dairy and event venue, from
an existing farmhouse, it will not require development of non-
agricultural buildings, and the owner-operator resides on the property.
The proposed use is no more intensive than other conditionally
permitted uses of AE planned lands in the ERAP or existing uses onsite.

The project complies with the County's Housing Element (Chapter 8)
as it will not substantially subtract from the County Housing Inventory
due fo the continued use of an owner-operator residence on the

property.

The project is located in both a relatively stable and high instability
geologic area. The project area is located within the 500-year flood
zone and outside of the fsunami inundation area. All new
development shall conform with the County Flood Insurance Program.
The property is located in the State Responsibility Area (SRA) and is
serviced by the County who responds to structural fires and medical
emergencies. No new development is proposed as part of the project
and Farm-Stay visitations are a new use, no more intensive than
established uses onsite, including an event venue and dairy. Based on
these findings, the proposed operation does not increase risks to
hazards.
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Page 9 of 30



EVIDENCE:

a)

b)

c)

d)

The project area encompasses lands zoned Agricultural Exclusive-60-
acre minimum lot size {AE-60), with the combining zones: Flood Hazard
Areas (F), Streams and Riparian Corridors Protection (R), Transitional
Agricultural  Lands (T), and Unclassified (U). The Farm-Stay
establishment proposes a compatible blend of existing agricultural
and residential uses, encouraging continued agricultural production
and operatfing accessory to the agriculture operation, as is consistent
with the General Plan. The proposed project will include a Farm-Stay
and will modify an existing Coastal Development Permit (PLN-2018-
14105) to allow Farm-Stay guests to use event areas as part of their
Farm-Stay visitation. Existing facilities would be utilized on a seasonal
and temporary basis. No new development is proposed and the
portions of the parcel that do not contain development are being
used for agriculture. The approximately 122-acre site contains an
existing single-family dwelling where the Farm-Stays will be held. The
proposed Farm-Stay is a new use, no more infensive than existing
onsite uses principally permitted in the AE zone (HCC §313-7.1).

The Agriculture Exclusive (AE) zone principally permits generadl
agriculture and single-family residential use, it also conditionally
permits "Any use not specifically enumerated in this Division (HCC
§313-7.1) if it is similar to and compatible with the uses permitted in the
AE zone". The proposed Farm-Stay will restrict the number of guests to
a maximum of eight (8) during one time. The proposed Farm-Stay is
intended to support the existing agricultural uses and event venue
onsite, it is compatible with the uses permitted in the AE zone and
existing onsite.,

The Flood Hazard Areas (HCC §313-21.1) Combining Zone standards
have been met, no new development is proposed, the project area is
located within the 500-year flood zone and outside of the tsunami
inundation areq, all new development shall conform with the County
Flood Insurance Program.

The Streams and Riparian Corridors Protection (HCC §313-33.1)
Combining Zone standards have been met, no new development is
proposed, the project involves Farm-Stays thal are temporary
visitations averaging one-three (1-3) days in length and located on an
upland portion of the parcel that is developed with pasture, gravel
driveways, a residence, and milking barn. The closest stream and
riparian corridor buffer zone is approximately 500 feet south of the
proposed Farm-Stay operation.

The Transitional Agricultural Lands (HCC §313-35) Combining Zone
standards have been met, no new development is proposed and the
proposed Farm-Stays are not located near any wetlands or
environmentally sensitive habitat areas, the nearest wetland is
approximately 450 feet south of the proposed Farm-Stays and existing
development. The Transitional Agriculture Lands zoned AE are exempt
from wetland buffer requirement (HCC §313-125.5.3), no new
development is proposed, and based on a site inspection with
Callifornia Department of Fish and Wildlife and Planning Division staff
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8.

FINDING:

EVIDENCE:

a)

b)

The road and driveway access 1o the proposed Farm-Stay is compliant
with County requirements.

Public Works referral response dated May 19, 2021, indicates that the
Department recommends approval and has no comment at this time.

Applicant submitted photo-evidence of paved roadways (Church
Lane) leading to the project site. A minimal increase in traffic is
anticipated as part of the Farm-Stays; no more than eight (8} guests
are adllowed at one time (estimated 1-4 cars per Farm-Stay).
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ATTACHMENT 1
CONDITIONS OF APPROVAL

Conditions of Approval for the Conditional Use Permit and Modification of a Coastal Development
Permit

APPROVAL OF THE PERMITS IS CONDITIONED ON THE FOLLOWING TERMS AND REQUIREMENTS

Farm-Stays shall be conducted consistent with the approved project Operations Plan and
Description and these conditions of approval. Changes to the project, except for Minor
Deviations per Section 312-11.1 of the Humboldt County Zoning Regulations, shall require
modiification of this permit.

Per the referral comments received from the Environmental Health Department on August 14,
2021, Farm-Stay requires plan review and Restricted Food Services Facility Permit w/ DEH
Consumer Protection Program if facility is providing potentially hazardous foods and onsite
produced baked goods for gift basket at farm stay. Applicant must submit Application to
Operate a Water System to DEH Consumer Profection Program and meet all requirements to
operate as a transient non-community water system depending on number of connections

Applicant shall obtain a Building Permit for any proposed physical alteration of the existing
structure used for the proposed Farm-Stay operation.

The applicant is required to pay for permit processing on a time and material basis as set forth
in the schedule of fees and charges as adopted by ordinance of the Humboldt County Board
of Supervisors. The Department will provide a bill to the applicant after the decision. Any and
all outstanding Planning fees to cover the processing of the application to decision by the
Hearing Officer shall be paid o the Humboldt County Planning Division, 3015 "H" Street, Eureka.

"Within five (5) days of the effeclive date of the approval of this permit, the applicant shall
submit a check to the Planning Division payable to the Humboldt County Recorder in the
amount of $50.00.

Allwork subject to Construction and Demolition and Inert debris as provided in California Code
of Regulations T14 Chapter 5, Articles 5.9 (Transfer/Processing) and 6.0 (Disposal) will be
performed in compliance with those regulations.

At the fime the applicant applies for any building permit for the demolition of buildings
covered under this CDP and CUP, the applicant shall provide DEH with all available details
associated with planned demolition and planned storage of the demolition debris on any of
the project's parcels.

Before the import of any Construction and Demolition and Inert debris (CDI) not generated by
the demolition or construction on any parcel subject to this project, the applicant will consult
with DEH Scolid Waste Local Enforcement Agency (LEA) program staff for regulatory
parameters.
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23.

cationrentals are not a rcel. Use of the residence
Il constitute a violation
The Farm-Stay shall not be advertised as a vacation rental.

Informational Notes:

2.

3.

If buried archaeological or historical resources are encountered during construction activities,
the contractor on-site shall call all work in the immediate area to halt temporarily, and a
qualified archaeologist is to be contacted to evaluate the materials. Prehistoric materials may
include obsidian or chert flakes, fools, locally darkened midden soils, groundstone artifacts,
dietary bone, and human burials. If human burial is found during consfruction, state law
requires that the County Coroner be contacted immediately. If the remains are found fo be
those of a Native American, the California Native American Heritage Commission will then be
contacted by the Coroner to determine appropriate freatment of the remains. The applicant
is ultimately responsible for ensuring compliance with this condition.

The applicant is responsible for receiving all necessary permits and/or approvals from other
federal, state and local agencies.

The Conditional Use Permit and Modification to a Coastal Development Permit shall expire
and become null and void at the expiration of five (5) years after all appedadl periods have
lapsed (see "Effective Date"); except where use in reliance on the permit has commenced
prior to such anniversary date. The period within which use must be commenced may be
extended as provided by Section 312-11.3 of the Humboldt County Code.
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APPEALS OF PLANNING COMMISSION ACTIONS

WHO MAY APPEAL?

County Ordinance and State Law provides the opportunity for the applicant or any other person who
disagrees with the Planning Commission's decision to approve, conditionally approve, or deny a
project, to appeal that decision to the Board of Supervisors.

WHAT CONSTITUTES A FORMAL APPEAL?

All appeals must be submitted in writing and must be accompanied by the fee established for appeals
by the Board of Supervisors. The person filing the appeadl shall state specifically why the decision of the
Planning Commission is not in accord with the standards and regulations of the zoning ordinances, or
why it is believed that there was an error or an abuse of discretion by the Planning Commission. A copy
of the receipt can be used as proof of payment when filing with the Clerk of the Board.

WHAT IS THE FEE FOR FILING AN APPEAL?

The County's adopted schedule of fees and charges establishes fees for appeals of Planning
Commission actions. Appeal fees include charges by other County departments (e.g., Division of
Environmental Health or Public Works Land Use). If the appeal does not involve issues within the
jurisdiction of a particular County department, it may be possible to reduce the appeal fee by the
amount normally collected. This can be done by providing a written fee waiver authorization from that
department with the appeal request. Please contact the Planning Division for updated fee information

WHERE IS AN APPEAL FILED?

The appeal must be filed with the Planning Division at the Clark Complex, 3015 H Street, Eureka, CA
95501. However, for subdivisions and subdivision map extensions not involving property in the Coastal
Zone, a copy of the appeal and proof of payment of the appeal fees must also be filed with the Clerk
of the Board of Supervisors, in Room #111 of the Humboldt County Courthouse, 825 Fifth Street, Eureka,
CA 95501.

HOW LONG DO | HAVE TO FILE AN APPEAL?

Subdivisions, discretionary permits and variances have different appeal filing periods and procedures
under the law. Please refer to the back of this sheet for the specific ordinance requirements. The
following information may be used for guidance.

Permit Type Appeal Filing Period Where To File

Subdivisions --10 calendar days Plannina Division and Clerk of the Board
15 calendar days

Subdivision Map Extensions {Appealable only if denied) Plannina Division and Clerk of the Board

Subdivisions in the Coastal Zone 10 calendar days Planning Division only

Lot Line Adiustments 10 calendar davs Planning Division only

Permits and Variances

In the Coastal Zone 10 workina days Planning Division only

Permits and Variances outside of the

Coastal Zone (Inland Zoning) 10 workina davs Planning Division

"Working Day" appeal periods begin the very next business day after the decision is made and end at 5:00 p.m. on the tenth
(10t) business day counting sequentially (weekends and County-recognized holiday days as they are not normal
working days).

“Calendar Day” appeal periods begin the very next day after the decision is made and end at 5:00 p.m. on the final appeal day
by counting sequentially, unless the last day is a weekend or County-recognized holiday, then the appeal period would end on
5:00 p.m. the next business day following the weekend or County-recognized holiday.

WHAT IF THE “PROJECT"” INVOLVES MULTIPLE PERMIT TYPES?

Different permit types have different appeal periods. If you wish fo appeal a project as a whole, the
appeadl period must be used. If you wish to apped!l a specific

permit involved in the project, the appeal period for that specific permit must be followed. Failing to file

an appedl in the correct timeframe can invalidate the appeal.

QUESTIONS? Exhibit No. 8
For more information or if you have questions regarding the appeal process, con’rggrdréeflgrgpgo

Division at (707)445-7541.



COUNTY OF HUMBOLDT
PLANNING AND BUILDING DEPARTMENT
CURRENT PLANNING DIVISION

3015 H Street, Eureka CA 95501
Phone: (707)445-7541 Fax: (707) 268-3792

Hearing Date: February 03, 2022

To: Humboldt County Planning Commission

From: John H. Ford, Director of Planning and Building

Subject: Brodt At the Bluff Farm-Stay Conditional Use Permit and Modification of a

Coastal Development Permit

Record Number PLN-2021-17197

Assessor’s Parcel Number (APN) 106-111-004
548 Church Lane, Ferndale area

The attached staff report has been prepared for your consideration of the Brodt At the Bluff Farm-Stay
Conditional Use Permit and Modification of a Coastal Development Permit application at the public
hearing on February 03, 2022

Table of Contents Page
Agenda Item Transmittal 2
Recommended Action and Executive Summary 3
Draft Resolution 5
Maps
Location Map 12
Attachments
Attachment 1: Recommended Conditions of Approval 13
Attachment 2: Applicant’s Evidence in Support of the Required Findings 16
Attachment 3: Referral Agency Comments and Recommendations 51
Attachment 4: Conditions of Approval for PLN-2018-14105 Special Permit & Coastal 52
Development Permit
Please contact Leiloni Shine, Contract Planner, at 707-671-6928 or by email at
Leiloni@landlogistics.com, if you have any questions about the scheduled public hearing item.
Exhibit No. 8
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AGENDA ITEM TRANSMITTAL

Hearing Date Subject Contact

February 03, 2022 | Brodt At the Bluff Farm-Stay Conditional | Leiloni Shine, Contract Planner
Use Permit and Modification of a
Coastal Development Permit

Project Description: A Conditional Use Permit and modification of an existing Coastal
Development Permit (PLN-2018-14105) to establish a Farm-Stay within an existing farmhouse. The
property is primarily used on a seasonal basis for the production and harvest of silage to support
dairy activities on nearby ranches. During the off season, when silage is not produced, a barn on
the site is utilized as an event venue for weddings/funerals/birthday party events. This seasonal use
was established as a Temporary Use under a previously approved Special Permit and Coastal
Development Permit CDP-18-013, app no. 14105. The proposed Farm-Stay would be used in
combination with the event venue and separate from the event venue as necessary. The property
is developed with a second residence which was conditionally approved under CDP-18-024, app
no. 14156, the second residence will not be used as part of the Farm-Stay. Only the Farm-Stay
guests will be served food from the kitchen located within the existing farmhouse as part of their
visitation. The Farm-Stay proposes to use four (4) bedrooms for guests, averaging one-three (1-3)
days per visitation for a maximum of eight (8) guests at one time. The owner/operator resides year-
round on the premises. No new development is proposed. The Farm-Stay will be used separately
from events throughout the year.

Project Location: The project is located in Humboldt County, in the Ferndale area, on the
Southwest side of Church Lane, approximately 0.5 miles from the intersection of Grizzly Bluff Road
and Church Lane, on the property known as 548 Church Lane.

Present Plan Land Use Designation: Agriculture Exclusive/Prime and Non-prime Lands (AE);
Agricultural/General (AG). Eel River Area Plan, 2017 General Plan. Density: 20 to 60 acres per unit,
and 5 to 20 acres per unit respectively, Slope Stability: Relatively Stable (0), High Instability (3).

Present Zoning: Agricultural Exclusive (AE-60) / Flood Hazard Areas (F), Streams and Riparian
Corridors Protection (R), Transitional Agricultural Lands (T); Unclassified (U).

Assessor Parcel Numbers: 106-111-004

Record Number: PLN-2021-17197

Applicant Owners Agent
At the Bluff Farm Stay Brodt Brian C & Merritt L Tr N/A
PO Box 1113 PO Box 1113

Ferndale, CA 95536 Ferndale, CA 95536

Environmental Review: The project is categorically exempt from environmental review per Section
15301(a) - Existing Facilities.

Major Issues: none.

State Appeal Status: Project is appealable to the California Coastal Commission.

Exhibit No. 8
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Brodt At the Bluff Farm-Stay Conditional Use Permit and Modification of a Coastal Development
Permit
Record Number: PLN-2021-17197
Assessor’s Parcel Numbers: 106-111-004

Recommended Planning Commission Action

1. Describe the application as part of the Consent Agenda,;
2. Survey the audience for any person who would like to discuss the application;
3. If no one requests discussion, approve the Consent agenda to take the following action:

Adopt the Resolution to 1) Find the project subject to a Categorical Exemption, 2) make all of
the required findings for approval of the modification of a Coastal Development Permit and
Conditional Use Permit based on evidence in the staff report, and 3) approve the Brodt Farm-
Stay project subject to the recommended conditions.

Executive Summary:

Backaround

In 2020, a Special Permit and Coastal Development permit application (PLN-2018-14105) was
approved to establish a seasonal wedding and event venue operating between May 1st and
October 31st as a supplemental and temporary use to the existing agricultural operations. The
event venue allows up to 350 guests and 200 vehicles parked onsite per event. The previously-
approved project (PLN-2018-14105) will be modified to allow a Farm-Stay to operate within an
existing farmhouse onsite and to allow guests to tour onsite facilities used for events.

Current Project

A Conditional Use Permit and modification of an existing Coastal Development Permit (PLN-2018-
14105) to establish a Farm-Stay within an existing farmhouse. The existing farmhouse is two (2)
storeys, approximately 3,000 square feet, located north of the dairy operation and in the
northeastern corner of the parcel. The property is primarily used on a seasonal basis for the
production and harvest of silage to support dairy activities on nearby ranches. The parcel is
surrounded by agricultural uses and vacant land, the proposed Farm-Stay is compatible with the
surrounding uses. During the off season, when silage is not produced, a barn on the site is utilized
as an event venue for weddings/funerals/birthday party events. This seasonal use was established
as a Temporary Use under a previously approved Special Permit and Coastal Development Permit
CDP-18-013, app no. 14105. The proposed Farm-Stay would be used in combination with the event
venue and separate from the event venue as necessary. The property is developed with a 3,000
square foot second residence which was conditionally approved under CDP-18-024, app no.
14156, the second residence will not be used as part of the Farm-Stay. Only the Farm-Stay guests
will be served food from the kitchen located within the existing farmhouse as part of their visitation.
The Farm-Stay proposes to use four (4) bedrooms for guests, averaging one-three (1-3) days per
visitation for a maximum of eight (8) guests at one time. The owner/operator resides year-round
on the premises. No new development is proposed. All public comments received have been in
support of the project proposal.

A detached structure onsite will continue to be used as temporary kitchen for the event venue

and not for serving Farm-Stay guests. Parking for Farm-Stay guests will include a field located east
of the house and barn onsite. The Farm-Stay will be used separately from events throughout the

Exhibit No. 8
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year. Visitors would stay in the house separate from the weddings and the Farm-Stay will not
include vacation rentals. The project parcel is under a Wiliamson Act contract.

The Farm-Stay will encourage and facilitate tourism, one of the County’s identified target
industries. A compatible blend of existing agricultural and residential uses is proposed,
encouraging the continued protection of prime employment lands, and maintaining economic
productivity (General Plan, Chapter 9.3).

The proposed Farm-Stay establishment is similar and compatible with the conditionally permitted
uses in the coastal, agricultural exclusive (AE) zone (HCC 8313-7.1). The proposed Farm-Stay is
compatible with agricultural operations, anticipates less than significant traffic impacts, and is
combining existing residential and agricultural-events that are often larger in scale and intensity
than the proposed Farm-Stay.

All public comments received have been in support of the project; the proposed Farm-Stay
includes support for the type of operation and the location for the operation.

Based upon the on-site inspection, a review of Planning Division reference sources, and comments
from all involved referral agencies, Planning staff has found that the project will not result in a
significant impact on the environment as proposed, and that the applicant has submitted
evidence in support of making all of the required findings for approving the proposed subdivision
per the Recommended Planning Commission Action.

RECOMMENDATION:

Based upon the on-site inspection, a review of Planning Division reference sources, and comments
from all involved referral agencies, Planning staff has found that the project is Categorically
Exempt from CEQA review, and that the applicant has submitted evidence in support of making
all of the required findings for approving the proposed Farm-Stay Conditional Use Permit and
modification of a Coastal Development Permit per the Recommended Planning Commission
Action.

Alternative: Several alternatives may be considered: 1) The Planning Commission could elect not
to hear this item and put the decision making in front of the Planning Commission. Any decision
to place this matter before the Planning Commission must be done before opening the public
hearing on this project; 2) The Planning Commission could elect to add or delete conditions of
approval; 3) The Planning Commission could deny approval of the requested permits if you are
unable to make all of the required findings. Planning Division staff is confident that the required
findings can be made based on the submitted evidence and subject to the recommended
conditions of approval. Consequently, planning staff does not recommend further consideration
of these alternatives.

Exhibit No. 8
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RESOLUTION OF THE PLANNING COMMISSION
OF THE COUNTY OF HUMBOLDT
Resolution Number 22-

Record Number PLN-2021-17197
Assessor Parcel Numbers: 106-111-004

Making the required findings for certifying compliance with the California Environmental Quality
Act and conditionally approving the Brodt At the Bluff Farm Stay Conditional Use Permit and
Modification of a Coastal Development Permit.

WHEREAS, At The Bluff Farm Stay submitted an application and evidence in support of approving a
Conditional Use Permit and modification of a Coastal Development Permit to establish a Farm-Stay
within an existing farmhouse, in conjunction with an existing dairy and event venue previously
approved under CDP-18-013, Application Number 14105;

WHEREAS, the County Planning Division prepared a Staff Report. The proposed project does not
present substantial changes to the site. No new information of substantial importance that was not
known and could not be known at the time was presented, as described by §15301(a) of CEQA
Guidelines; and

WHEREAS, the Humboldt County Planning Commission held a duly noticed public hearing on
February 3, 2022; reviewed, considered, and discussed the application for a Conditional Use
Permit and Modification of a Coastal Development Permit; and reviewed and considered all
evidence and testimony presented at the hearing.

Now, THEREFORE BE IT RESOLVED, that the Planning Commission makes all the following findings:

1. FINDING: Project Description: A Conditional Use Permit and modification of an
existing Coastal Development Permit (PLN-2018-14105) to establish a
Farm-Stay within an existing farmhouse. The existing farmhouse is two
(2) stories, approximately 3,000 square feet, located north of the
dairy operation and in the northeastern corner of the parcel. The
property is primarily used on a seasonal basis for the production and
harvest of silage to support dairy activities on nearby ranches. The
parcel is surrounded by agricultural uses and vacant land, the
proposed Farm-Stay is compatible with the surrounding uses. During
the off season, when silage is not produced, a barn on the site is
utilized as an event venue for weddings/funerals/birthday party
events. This seasonal use was established as a Temporary Use under
a previously approved Special Permit and Coastal Development
Permit CDP-18-013, app no. 14105. The proposed Farm-Stay would be
used in combination with the event venue and separate from the
event venue as necessary. The property is developed with a 3,000
square foot second residence which was conditionally approved
under CDP-18-024, app no. 14156, the second residence will not be
used as part of the Farm-Stay. Only the Farm-Stay guests will be
served food from the kitchen located within the existing farmhouse
as part of their visitation. The Farm-Stay proposes to use four (4)
bedrooms for guests, averaging one-three (1-3) days per visitation for
a maximum of eight (8) guests at one time. The owner/operator
resides year-round on the premises. No new development is
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proposed. All public comments received have been in support of the
project proposal.

A detached structure onsite will continue to be used as temporary
kitchen for the event venue and not for serving Farm-Stay guests.
Parking for Farm-Stay guests will include a field located east of the
house and barn onsite, approximately 69,300 square feet in size. The
Farm-Stay will be used separately from events throughout the year.
Visitors would stay in the house separate from the weddings and the
Farm-Stay will notinclude vacation rentals. The project parcelis under
a Wiliamson Act contract.

EVIDENCE: a) Project File: PLN-2021-17197

2. FINDING: CEQA: The requirements of the California Environmental Quality Act
have been met. The project is categorically exempt from
environmental review per Section 15301(a), Existing Facilities.

EVIDENCE: a) Attachments (2.a-e) submitted for the proposed project.

b) The proposed project does not present substantial changes that
would require additional environmental review. No new information
of substantial importance that was not known and could not be
known at the time was presented as described by §15301(a) of CEQA
Guidelines. The project does not involve physical expansion of the
existing structure to be used for the Farm-Stay operation. The
proposed use will operate entirely within the existing structure and will
notresult in the alteration of the physical characteristics of the project
site. The proposed Farm-Stay use will not result in a significant impact
to the environment and therefore is exempt from further CEQA
review.

FINDINGS FOR CONDITIONAL USE PERMIT & MODIFICATION OF A
COASTAL DEVELOPMENT PERMIT

3. FINDING: The proposed development is in conformance with the County
General Plan, including the Eel River Area Plan (ERAP).

EVIDENCE: a) The Farm-Stay establishment will operate accessory to an existing
dairy and event venue. The activities will occur on a property
designated Agriculture Exclusive/Prime and Non-prime Lands (AE),
and Agriculture/General (AG); the Farm-Stay will operate on lands
planned AE. The Farm-Stay will not impact the agricultural production
of the property. A compatible blend of existing agricultural and
residential uses is proposed, encouraging the continued protection
of prime employment lands, and maintaining economic productivity
(Conversion of Prime Employment Lands, Diverse Economy, Chapter
9.3 of the Economic Development Element). The Farm-Stay will
encourage and facilitate tourism, one of the County’s identified
target industries (Comprehensive Economic Development Strategy,
Chapter 9.3 of the Economic Development Element). The property is
under a Wiliamson Act contract and the proposed farm-stay is in
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support of the continued agricultural use of the property.
Specifically, the proposed Farm-Stay will support the existing dairy
operation and event venue (Chapter 4, Land Use Element). The
operation of a Farm-Stay will not impact the allowable density range
of AE planned land (20-60 acres/unit, Section 4.8 of the Land Use
Element) because it will operate within an existing farmhouse and no
new development is proposed.

b) The proposed Farm-Stay operation is consistent with the purpose of
AE designated lands of the ERAP: “to protect prime and non-prime
agricultural lands for long-term productive agricultural use.”. The
Farm-Stay will support the long-term agricultural use of the existing
agricultural operation. Conditional Uses of AE lands include
“recreation (such as hunting camps and stables except those
requiring non-agricultural development)” per 5.30 Rural Plan
Designations, ERAP. Compatible Uses for Agriculture lands include
“Recreational uses not requiring non-agricultural development under
the control of the owner” (Chapter 3.34, Agriculture, ERAP). The
zoning of all agricultural lands shall not permit any use that would
impair the economic viability of the agricultural operations on such
lands (Chapter 3.34B.1., Agriculture, Compatible Uses). The proposed
Farm-Stay will operate accessory to an existing dairy and event
venue, from an existing farmhouse, it will not require development of
non-agricultural buildings, and the owner-operator resides on the
property. The proposed use is no more intensive than other
conditionally permitted uses of AE planned lands in the ERAP or
existing uses onsite.

c) The project complies with the County’s Housing Element (Chapter 8)
as it will not substantially subtract from the County Housing Inventory
due to the continued use of an owner-operator residence on the

property.

d) The project is located in both a relatively stable and high instability
geologic area. The project area is located within the 500-year flood
zone and outside of the tsunami inundation area. All new
development shall conform with the County Flood Insurance
Program. The property is located in the State Responsibility Area (SRA)
and is serviced by the County who responds to structural fires and
medical emergencies. No hew development is proposed as part of
the project and Farm-Stay visitations are a new use, no more intensive
than established uses onsite, including an event venue and dairy.
Based on these findings, the proposed operation does not increase
risks to hazards.
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€)  Areview of the Eel River Area Plan Resources map shows no sensitive
or critical habitats within the proposed event area. There will be no
ground-disturbing activities or new development as part of this
project. Designated sensitive habitats and natural resources shall be
protected to comply with Section 3.41 of the ERAP (Environmentally
Sensitive Habitat). The property contains areas exhibiting both upland
and wetland characteristics. There are no National Wetland
Inventory (NWI) mapped wetlands or Transitional Agriculture Land
wetlands located within the proposed event area. The closest
mapped Coastal wetlands are approximately 300 feet east in a
roadside ditch, and the closest NWI wetlands are located around 450
feet south of the proposed Farm-Stay. Based on a site inspection with
the California Department of Fish and Wildlife and Planning Division
staff for another project on the same parcel (CDP-18-018,) no
negative impacts on sensitive biological resources would result from
the establishment of the Farm-Stay use on the project site.

f) The subject property is not located in a desighated coastal scenic
view area. The proposed Farm-Stay will be located within an existing
structure, no new development is proposed, the land will remain in
agricultural use; therefore, the Farm-Stay will have not had an
impact on the scenic view area (Visual Resource Protection, ERAP
3.42).

g) No more than eight (8) guests may visit the Farm-Stay at the same
time, and each visitation will average one-three (1-3) days, therefore
minimizing potential conflicts with the primary use of the land, and
neighboring properties resulting from traffic, noise, or trespass. The
productivity of the pasture area, where parking is proposed, will be
maintained, the area will be aerated in November to ensure soils are
not compacted. By operating with these measures, the proposed
Farm-Stay will comply with the Land Use 85.3 (AE) Agricultural
Exclusive, 3.34 Agriculture Sections of the ERAP.

4. FINDING: The proposed development is consistent with the purpose of the
existing zone and combining zones in which the site is located, and
the proposed development conforms to all applicable standards
and requirements of these regulations.
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EVIDENCE: a)

b)

©)

d)

e)

PLN-2021-17197 Brodt Farm Stay

The project area encompasses lands zoned Agricultural Exclusive-60-
acre minimum lot size (AE-60), with the combining zones: Flood
Hazard Areas (F), Streams and Riparian Corridors Protection (R),
Transitional Agricultural Lands (T), and Unclassified (U). The Farm-Stay
establishment proposes a compatible blend of existing agricultural
and residential uses, encouraging continued agricultural production
and operating accessory to the agriculture operation, as is consistent
with the General Plan. The proposed project will include a Farm-Stay
and will modify an existing Coastal Development Permit (PLN-2018-
14105) to allow Farm-Stay guests to use event areas as part of their
Farm-Stay visitation. Existing facilities would be utilized on a seasonal
and temporary basis. No new development is proposed and the
portions of the parcel that do not contain development are being
used for agriculture. The approximately 122-acre site contains an
existing single-family dwelling where the Farm-Stays will be held. The
proposed Farm-Stay is a new use, nO more intensive than existing
onsite uses principally permitted in the AE zone (HCC 8313-7.1).

The Agriculture Exclusive (AE) zone principally permits general
agriculture and single-family residential use, it also conditionally
permits “Any use not specifically enumerated in this Division (HCC
8313-7.1) if it is similar to and compatible with the uses permitted in
the AE zone”. The proposed Farm-Stay will restrict the number of
guests to a maximum of eight (8) during one time. The proposed
Farm-Stay is intended to support the existing agricultural uses and
event venue onsite, it is compatible with the uses permitted in the AE
zone and existing onsite.

The Flood Hazard Areas (HCC 8313-21.1) Combining Zone standards
have been met, no new development is proposed, the project area
is located within the 500-year flood zone and outside of the tsunami
inundation area, all new development shall conform with the County
Flood Insurance Program.

The Streams and Riparian Corridors Protection (HCC 8313-33.1)
Combining Zone standards have been met, no new development is
proposed, the project involves Farm-Stays that are temporary
visitations averaging one-three (1-3) days in length and located on
an upland portion of the parcel that is developed with pasture, gravel
driveways, a residence, and milking barn. The closest stream and
riparian corridor buffer zone is approximately 500 feet south of the
proposed Farm-Stay operation.

The Transitional Agricultural Lands (HCC 8§313-35) Combining Zone
standards have been met, no new development is proposed, and
the proposed Farm-Stays are not located near any wetlands or
environmentally sensitive habitat areas, the nearest wetland is
approximately 450 feet south of the proposed Farm-Stays and existing
development. The Transitional Agriculture Lands zoned AE are
exempt from wetland buffer requirement (HCC 8313-125.5.3), no new
development is proposed, and based on a site inspection with
California Department of Fish and Wildlife and Planning Division staff
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for another project on the same parcel (CDP-18-018), no negative
impacts on sensitive biological resources are anticipated.

The proposed Farm-Stay conforms to all development standards

f) associated with the respective zones. The proposed Farm-Stay is
setback approximately 450 feet from the nearest wetland (HCC
8313-125 and Wetland Buffer Areas National Wetlands Inventory
designated: Freshwater Emergent Wetland, Freshwater Pond, and
Freshwater Forested/Shrub Wetland). Transitional Agriculture Lands
zoned AE are exempt from wetland buffer requirement HCC §313-
125.5.3. However, no new development is proposed, and based on
a site inspection with California Department of Fish and Wildlife and
Planning Division staff for another project on the same parcel (CDP-
18-018), no negative impacts on sensitive biological resources are
anticipated.

Only the Farm-Stay guests will be served food from the kitchen

9)  located within the existing farmhouse as part of their visitations. The
Farm-Stay proposes to use four (4) bedrooms for guests, averaging
one-three (1-3) days per visitation for a maximum of eight (8) guests
at one time; the owner/operator resides on the property.

5. FINDING: The proposed development and conditions under which it may be
operated or maintained will not be detrimental to the public health,
safety, or welfare; or materially injurious to property or improvements
in the vicinity (HCC §312-17.1.4).

EVIDENCE: All reviewing agencies have either not commented or
recommended conditional approval of the proposed project. The
Farm-Stay will be established in an existing farmhouse, no significant
negative impacts are anticipated as part of the project.

6. FINDING: The proposed development does not reduce the residential density
for any parcel below that utilized by the Department of Housing and
Community Development in determining compliance with housing
element law (HCC §312-17.1.5).

EVIDENCE: a) The project does not include any residential development, the Farm-
Stay will be established in an existing residence and in conjunction
with an existing event venue. The owner will continue to reside on the

property.

7. FINDING: The proposed Farm-Stay establishment is similar and compatible with
the conditionally permitted uses in the coastal, agricultural exclusive
(AE) zone (HCC 8313-7.1).

EVIDENCE: a) The proposed Farm-Stay is compatible with the neighborhood,
including but not limited to the nature of the proposed site and the
treatment given, such as landscaping, screening, open spaces,
lighting and signs (HCC 312-32.2.1-3). No new development is
proposed at this time and any new signs must comply with the
standards of the conditions of approval of the Farm-Stay.
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8. FINDING: The road and driveway access to the proposed Farm-Stay is
compliant with County requirements.

EVIDENCE: a) Public Works referral response dated May 19, 2021, indicates that the
Department recommends approval and has no comment at this
time.

b)  Applicant submitted photo-evidence of paved roadways (Church
Lane) leading to the project site. A minimal increase in traffic is
anticipated as part of the Farm-Stays; no more than eight (8) guests
are allowed at one time (estimated 1-4 cars per Farm-Stay).

NOW, THEREFORE, based on the above findings and evidence, the Humboldt County Planning
Commission does hereby:

e Adopt the findings set forth in this resolution; and

e Conditionally approves the Conditional Use Permit and Modification of a Coastal
Development Permit for At The Bluff Farm Stay, based upon the Findings and
Evidence and subject to the conditions of approval attached hereto as
Attachment 1 and incorporated herein by reference; and

Adopted after review and consideration of all the evidence on February 3, 2022
[, John H. Ford, Planning Commission of the County of Humboldt, do hereby certify the foregoing

to be a true and correct record of the action taken on the above entitled matter by said
Planning Commission at a meeting held on the date noted above.

John H. Ford, Planning Commission
Planning and Building Department
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ATTACHMENT 1
RECOMMENDED CONDITIONS OF APPROVAL

Conditions of Approval for the Conditional Use Permit and Modification of a Coastal Development
Permit

APPROVAL OF THE PERMITS IS CONDITIONED ON THE FOLLOWING TERMS AND REQUIREMENTS

Conditions of Approval:

1. Farm-Stays shall be conducted consistent with the approved project Operations Plan and
Description and these conditions of approval. Changes to the project, except for Minor
Deviations per Section 312-11.1 of the Humboldt County Zoning Regulations, shall require
modification of this permit.

2. Perthe referral comments received from the Environmental Health Department on August 16,
2021, Farm-Stay requires plan review and Restricted Food Services Facility Permit w/ DEH
Consumer Protection Program if facility is providing potentially hazardous foods and onsite
produced baked goods for gift basket at farm stay. Applicant must submit Application to
Operate a Water System to DEH Consumer Protection Program and meet all requirements to
operate as a transient non-community water system depending on number of connections

3. Applicant shall obtain a Building Permit for any proposed physical alteration of the existing
structure used for the proposed Farm-Stay operation.

4. The applicantis required to pay for permit processing on a time and material basis as set forth
in the schedule of fees and charges as adopted by ordinance of the Humboldt County Board
of Supervisors. The Department will provide a bill to the applicant after the decision. Any and
all outstanding Planning fees to cover the processing of the application to decision by the
Hearing Officer shall be paid to the Humboldt County Planning Division, 3015 "H" Street, Eureka.

5. Within five (5) days of the effective date of the approval of this permit, the applicant shall
submit a check to the Planning Division payable to the Humboldt County Recorder in the
amount of $50.00.

6. Allwork subjectto Construction and Demolition and Inert debris as provided in California Code
of Regulations T14 Chapter 5, Articles 5.9 (Transfer/Processing) and 6.0 (Disposal) will be
performed in compliance with those regulations.

7. At the time the applicant applies for any building permit for the demolition of buildings
covered under this CDP and CUP, the applicant shall provide DEH with all available details
associated with planned demolition and planned storage of the demolition debris on any of
the project’s parcels.

8. Before the import of any Construction and Demolition and Inert debris (CDI) not generated by
the demaolition or construction on any parcel subject to this project, the applicant will consult
with DEH Solid Waste Local Enforcement Agency (LEA) program staff for regulatory
parameters.

Exhibit No. 8
Page 27 of 30

PLN-2021-17197 Brodt Farm Stay Febuary 03, 2022 Page 13



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

The property owner shall reside onsite during overnight stays. No consistent with previous
discussions.

No more than four (4) guest bedrooms with a maximum of eight (8) guests will be used at one
time. Only Farm-Stay guests will be served food from the kitchen located within the existing
farmhouse to be used as a Farm-Stay. The owner/operator shall reside on the premises. No
other onsite kitchens are approved for use to serve Farm-Stay guests as part of this permit.

There shall be a minimum of one (1) parking space for each sleeping unit, plus two (2)
manager parking spaces.

Each normal size parking space shall be not less than eight feet (8”) wide, eighteen feet (18’)
long and contain seven feet (7’) of vertical clearance.

All parking must be located on the project site.
The parking area shall be annually aerated in November to ensure soils are not compacted.

Permanent signs advertising the site must comply with the following standards: “One sign is
permitted advertising the Farm-Stay establishment. Notwithstanding any other provision of this
Code, such sign shall not exceed four square feet (4sf) in the aggregate, shall be non-moving,
and shall have, if any, only ilumination which is indirect and non-flashing and shielded to
prevent illumination off-site” (HCC 8313-44) Zoning Regulations.

Noise: All amplified music and speakers shall be directed inward from property lines and
turned off by 10:00 p.m. Noise level shall not exceed 60 dB at the property line and not be
continuously or significantly heard on neighboring properties. Noise readings using a handheld
meter approved by the Planning Division shall be taken from the north and east property lines
during each event with amplified music. The results of each reading shall be logged and
included in the Annual Monitoring Report.

The applicant shall be responsible for proper off-site disposal of trash the cleanup of any litter
created by each Farm-Stay. Containers for disposal of recyclable item shall be provided.

Any exterior lighting associated with a Farm-Stay shall be directed so as not to extend beyond
the boundaries of the parcel and shall be limited to actual Farm-Stay dates.

Calendar: The applicant shall provide to all interested neighbors, a calendar schedule of Farm-
Stays planned for the season. The notice shall include a contact number for the event
operator, the days and times of each Farm-Stay, the expected number of guests, the days
and times for set-up and clean-up.

Hours of operation: Set up and cleanup of event site shall only occur on Fridays and Sundays
from 12:00 p.m. to 6:00 p.m. For Saturday events, all guests must leave the event site by 11:00

p.m.

The use shall be conducted so as not to be detrimental to the public health, safety, or welfare,
or a nuisance.

All uses and development on Assessor’s Parcel Number (APN) 106-111-004, require permit. Prior
to development for new uses and implementation of new uses, the applicant shall consult with
the Planning Department.
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23. Unpermitted uses: Vacation rentals are not a permitted use on this parcel. Use of the residence
in a manner inconsistent with the zoning shall constitute a violation and shall be grounds for
permit revocation of this use permit. The Farm-Stay shall not be advertised as a vacation rental.

Informational Notes:

1. If buried archaeological or historical resources are encountered during construction activities,
the contractor on-site shall call all work in the immediate area to halt temporarily, and a
qualified archaeologist is to be contacted to evaluate the materials. Prehistoric materials may
include obsidian or chert flakes, tools, locally darkened midden soils, groundstone artifacts,
dietary bone, and human burials. If human burial is found during construction, state law
requires that the County Coroner be contacted immediately. If the remains are found to be
those of a Native American, the California Native American Heritage Commission will then be
contacted by the Coroner to determine appropriate treatment of the remains. The applicant
is ultimately responsible for ensuring compliance with this condition.

2. The applicant is responsible for receiving all necessary permits and/or approvals from other
federal, state and local agencies.

3. The Conditional Use Permit and Modification to a Coastal Development Permit shall expire
and become null and void at the expiration of five (5) years after all appeal periods have
lapsed (see “Effective Date”); except where use in reliance on the permit has commenced
prior to such anniversary date. The period within which use must be commenced may be
extended as provided by Section 312-11.3 of the Humboldt County Code.
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ATTACHMENT 2
Applicant’s Evidence in Support of the Required Findings

Attachment 2 includes a listing of all written evidence which has been submitted by the applicant
in support of making the required findings. The following materials are on file with the Planning
Division:

Application Form (in file)

Floor Plan (attached)

Site Plan (attached)

Map Set - Location Map (attached)
Plan of Operation (attached)
Current Deed (in file)
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