
AGENDA

CITY OF WATSONVILLE

PLANNING COMMISSION MEETING

Opportunity Through Diversity; Unity Through Cooperation.

Working with our community to create positive impact through service with heart.

Chair Matthew H. Jones, District 6

Vice Chair, Anna Kammer, District 5

Jenny Sarmiento, District 1

Gina Cole, District 2

Jenni Veitch-Olson, District 3

Veronica Dorantes-Pulido, District 4

Ed Acosta, District 7

Suzi Merriam, Secretary to Planning Commission

Alan J. Smith, City Attorney

Deborah Muniz, Recording Secretary

Remote Teleconference Meeting

https://zoom.us/j/96005415026 or Telephone:  Dial (for higher quality, dial a number based on your 

current location): US: +1 (669) 219-2599 or +1 (669) 900-9128 or +1 (213) 338-8477 and entering 

Webinar ID:  960 0541 5026

Spanish language interpretation is available

Americans with Disabilities Act

The City of Watsonville, in complying with the Americans with Disabilities Act (“ADA”), requests individuals who 

require special accommodations to access and/or participate in Planning Commission meetings, to please contact 

the City Clerk's Office at (831) 768-3040, at least three (3) days in advance of the meeting to make arrangements. 

The City of Watsonville TDD number is (831) 763-4075. 

Meetings are televised live on Charter Cable Communications Channel 70 and AT&T Channel 99 and re-broadcast 

on Thursday at 5:00 p.m. and Saturday at 8:00 a.m. the same week of the meeting. For information regarding this 

agenda or interpretation services, please call the City Clerk's Office at (831) 768-3040.



Planning Commission Meeting Agenda 6:00 PM November 17, 2020

Notice of Remote/Teleconferencing Meeting

This meeting is being held in accordance with the Brown Act as currently in effect under the State Emergency 

Services Act, the Governor's Emergency Declaration related to COVID-19, the Santa Cruz County Health Officer 

Extended and Modified Shelter in Place Orders, and the Governor's Executive Orders N-25-20 and N-29-20, that 

allows attendance by members of the Planning Commission, City Staff, and the public to participate and the 

Commission conduct the meeting by teleconference, video conference, or both.

HOW TO VIEW THE MEETING: There is no physical location from which members of the public may observe the 

meeting. Please view the meeting which is being televised on Channel 70 (Charter) and Channel 99 (AT&T) and 

video streamed at https://watsonville.legistar.com/Calendar.aspx

HOW TO PARTICIPATE BEFORE THE MEETING: Members of the public are encouraged to submit written 

comments through the Planning Commission portal at https://watsonville.legistar.com by clicking e-Comment or by 

emailing cdd@cityofwatsonville.org. All comments will be part of the meeting record. Emails received two hours 

before the meeting will not be uploaded to the Agenda and may not be seen by the Planning Commission or staff. 

They will be added to the agenda the day after the meeting.

HOW TO PARTICIPATE DURING THE MEETING: Members of the public are encouraged to join the meeting 

through Zoom Webinar from their computer, tablet or smart phone at https://zoom.us/j/96005415026 or by 

telephone:  Dial (for higher quality, dial a number based on your current location): US: +1 669 219 2599 or +1 669 

900 9128 or +1 213 338 8477 and entering Webinar ID:  960 0541 5026.

You will be placed in the meeting as an attendee; when you are ready to make a public comment, if joining by 

computer audio, please click on the "Raise Hand" button and the Chair will unmute your microphone; and if joining 

by phone, please press *9 on your keypad. You may also register to speak until two hours before the meeting at 

https://watsonville.legistar.com/Calendar.aspx

The City of Watsonville, in complying with the American with Disabilities Act ("ADA"), requests individuals who 

require special accommodations to access and/or participate in Planning Commission meetings, to please contact 

the City Clerk's Office at (831) 768-3040, at least three (3) business days before the scheduled meetings to ensure 

that the City can assist you.

Spanish interpretation services will be available through Zoom by toggling language audio options to the Spanish 

channel.

Servicios de interpretación en español estarán disponible en Zoom al elegir el botón "Spanish."

1. ROLL CALL

2. PLEDGE OF ALLEGIANCE
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3. PRESENTATIONS AND ORAL COMMUNICATIONS

This time is set aside for members of the general public to address the  Planning Commission on any item not on 

the Agenda, which is within the subject matter jurisdiction of the Planning Commission. No action or discussion 

shall be taken on any item presented except that any Commissioner may respond to statements made or 

questions asked, or may ask questions for clarification.  All matters of an administrative nature will be referred to 

staff. All matters relating to Planning Commission will be noted in the minutes and may be scheduled for 

discussion at a future meeting or referred to staff for clarification and report. Any Commissioner may place matters 

brought up under Oral Communications on a future agenda. ALL SPEAKERS ARE ASKED TO  ANNOUNCE 

THEIR NAME AND ADDRESS IN ORDER TO OBTAIN AN ACCURATE RECORD FOR THE MINUTES.

A. PRESENTATION TO PLANNING COMMISSION ON CURRENT 

PLANNING VS ADVANCED PLANNING

4. CONSENT AGENDA

All items appearing on the Consent Agenda are recommended actions which are considered to be routine and will 

be acted upon as one consensus motion. Any items removed will be considered immediately after the consensus 

motion. The Chair will allow public input prior to the approval of the Consent Agenda.

A. MOTION APPROVING MINUTES OF  SEPTEMBER 1, 2020 REGULAR 

MEETINGS

September 1, 2020 MinutesAttachments:

5. PUBLIC HEARINGS

A. AN APPLICATION FOR A SPECIAL USE PERMIT (APPLICATION NO. 70) 

TO ALLOW THE ESTABLISHMENT OF AN OFF-SALE GENERAL (TYPE 

21) ABC LICENSE UNDER NEW OWNERSHIP FOR AN EXISTING 

LIQUOR STORE (WATSONVILLE FIESTA LIQUORS) LOCATED AT 602 

EAST LAKE AVENUE (APN 018-302-06), FILED BY SAMER KRIDI, 

APPLICANT, ON BEHALF OF CLEMENTINE JONES, PROPERTY 

OWNER

602 East Lake Avenue - Report

Attachment 1 - Site & Vicinity Map

Attachment 2 - Alcohol Related Uses Application

Attachment 3 - Alcohol Related Uses Rubric

Attachment 4 - Floor Plan

Attachment 5 - Site Plan

602 East Lake Avenue  Resolution & Exhibits A, B & C

Attachments:

1) Staff Report
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2) Planning Commission Clarifying & Technical Questions

3) Applicant Presentation

4) Planning Commission Clarifying & Technical Questions

5) Public Hearing

6) Appropriate Motion(s)

7) Deliberation

8) Chair Calls for a Vote on Motion(s)

B. AN APPLICATION FOR A SPECIAL USE PERMIT (APPLICATION NO. 359) 

TO ALLOW THE ESTABLISHMENT OF SMALL BEER MANUFACTURER 

(TYPE 23) ABC LICENSE UNDER NEW OWNERSHIP FOR AN EXISTING 

MICROBREWERY WITH A 780 SQUARE FOOT TASTING ROOM 

(ELKHORN SLOUGH BREWING LLC DBA THE SLOUGH BREWING 

COLLECTIVE) LOCATED AT 65 HANGAR WAY SUITE D (APN 

015-111-24), FILED BY THE SLOUGH BREWING COLLECTIVE, 

APPLICANT ON BEHALF OF SAM BISHOP, PROPERTY OWNER

65 Hangar Way - Report

Attachment 1 - Site & Vicinity Map

Attachment 2 - Alcohol Related Uses Application

Attachment 3 - Alcohol Related Uses Rubic - On Sale

Attachment 4 - Floor Plan

Attachment 5 - Site Plan

65 Hangar Way - Resolution & Exhibits A, B & C

Public Comment 11-17-20

Attachments:

1) Staff Report

2) Planning Commission Clarifying & Technical Questions
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3) Applicant Presentation

4) Planning Commission Clarifying & Technical Questions

5) Public Input

6) Appropriate Motion(s)

7) Deliberation

8) Chair Calls for a Vote on Motion(s)

6. REPORT OF THE SECRETARY

7. ADJOURNMENT

The next meeting is scheduled for Tuesday, December 1, 2020 at 6:00 

p.m.
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M I N U T E S 
 

REGULAR MEETING OF THE PLANNING COMMISSION 
OF THE CITY OF WATSONVILLE 

 
TELECONFERENCE/REMOTE 

  
September 1, 2020 6:01 PM 
 
In accordance with City policy, all Planning Commission meetings are recorded on audio 
and video in their entirety and are available for review in the Community Development 
Department (CDD). These minutes are a brief summary of action taken. 
 
1. ROLL CALL 
 

Chair Matthew Jones, Vice-Chair Anna Kammer, and Commissioners Ed Acosta, 
Veronica Dorantes-Pulido, Jenny T. Sarmiento, and Jenni Veitch-Olson were 
present. 
 
Staff members present were City Attorney Alan Smith, Assistant Police Chief 
Thomas Sims, Community Development Director Suzi Merriam, Housing Manager 
Carlos Landaverry, Principal Planner Justin Meek, Associate Planner Ivan 
Carmona, Recording Secretary Deborah Muniz and Administrative Assistant II 
Elena Ortiz. 

 
2. PLEDGE OF ALLEGIANCE 
 

Chair Matthew Jones led the Pledge of Allegiance. 
 
3. PRESENTATIONS & ORAL COMMUNICATIONS 
 

Elizabeth, District 7, expressed her preference for staff utilizing GoToMeeting as 
opposed to Zoom Webinar meetings. 
 
Vanessa Quiroz-Carter, District 2, encouraged City staff to utilize a streaming 
platform which allows a more open dialogue between the public and staff. 

 
4. CONSENT AGENDA 

  
A. MOTION APPROVING MINUTES OF JULY 14, 2020 REGULAR MEETING 
 

MOTION: It was moved by Commissioner Veitch-Olson, seconded by Vice-Chair 
Kammer, and carried by the following vote to approve the Consent Agenda: 
 

AYES: COMMISSIONERS:   Acosta, Dorantes-Pulido, Kammer, 
       Sarmiento, Veitch-Olson, Jones 
NOES: COMMISSIONERS:   None   
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ABSENT: COMMISSIONERS:   None 
 

5. PUBLIC HEARINGS 
 
A. AN APPLICATION FOR A SPECIAL USE PERMIT (APPLICATION NO. PP1) 

TO ALLOW THE ESTABLISHMENT OF AN OFF-SALE BEER AND WINE 
(TYPE 20) ABC LICENSE FOR A PROPOSED GAS STATION WITH 
CONVENIENCE STORE AND CAR WASH (ARCO “AMPM”) LOCATED AT 69 
LEE ROAD (APN: 018-302-06), FILED BY J&H RETAIL, LLC, APPLICANT 
AND PROPERTY OWNER 

  
1) Staff Report 

 
The staff report was given by Principal Planner Justin Meek. 

 
2) Planning Commission Clarifying & Technical Questions 

 
In answering Vice-Chair Kammer’s question, Principal Planner Meek clarified 
that the Chevron in the vicinity has a type 20 ABC license. 

 
3) Applicant Presentation 

 
Juggy Tut, applicant, gave a brief background of his proposed project. 
 

4) Planning Commission Clarifying & Technical Questions 
 
In response to Commissioner Veitch-Olson’s inquiries, Mr. Tut shared that he 
plans to hire between 8 to 12 local employees and will be selling local beer 
and snacks at the convenience store and hotel. 
 
In answering Commissioner Dorantes-Pulido, Mr. Tut stated if there are no 
delays, their goal is to open early December. 
 

5) Public Hearing 
 

Chair Jones opened the public hearing.  
 
Manuel Bersamin, asked that the applicant consider making a donation to the 
local high schools, specifically towards events such as grad night for the high 
school seniors. 
 
Pedro Castillo, District 2, spoke in opposition of the application, as he does not 
feel the City of Watsonville needs another business with alcohol sales. 
 
Elizabeth, District 7, spoke in support of more businesses and revenue for the 
City.   

 
Hearing no further comment, Chair Jones closed the public hearing. 
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6) Appropriate Motion(s) 
 

MAIN MOTION: It was moved by Vice-Chair Kammer, seconded by Chair 
Jones, to approve the following resolution:  

 
RESOLUTION NO. ____ (PC): 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(APPLICATION NO. PP1) TO ALLOW THE ESTABLISHMENT OF AN OFF-
SALE BEER AND WINE ABC LICENSE FOR A PROPOSED GAS STATION 
WITH CONVENIENCE STORE AND CAR WASH WITH ALCOHOL SALES 
(ARCO “AMPM”) LOCATED AT 69 LEE ROAD, WATSONVILLE, 
CALIFORNIA (APN: 018-302-06) 

 
7) Deliberation 

 
Commissioner Sarmiento expressed concern about the number of approved 
alcohol licenses in the recent years, and the saturation of alcohol licenses in 
the proposed project’s location.  
 
Vice-Chair Kammer thanked City staff for creating a grading rubric during the 
application process as it gives insight as to how the business will operate. 

 
8) Chair Calls for a Vote on Motion(s) 

 
MAIN MOTION (Failed): The above motion carried by the following vote: 

 
 AYES:  COMMISSIONERS:   Kammer, Veitch-Olson, Jones 
 NOES:  COMMISSIONERS:   Acosta, Dorantes-Pulido, Sarmiento 
 ABSENT:  COMMISSIONERS:   None 
 
B. AN APPLICATION FOR SPECIAL USE PERMIT WITH DESIGN REVIEW AND 

ENVIRONMENTAL REVIEW (PP2019-18) TO ALLOW THE ESTABLISHMENT 
OF A PROPANE STORAGE AND TRANSFER FACILITY (AKA BULK 
PROPANE PLANT) ON A 0.7± ACRE PROPERTY LOCATED AT 950 WEST 
BEACH STREET, (APNS 018-331-28; FORMERLY APNS 018-331-05 & -06), 
FILED BY DAVID DAUPHIN WITH C2G, APPLICANT, ON BEHALF OF 
RICHARD KOJAK WITH MOUNTAIN PROPANE SERVICE, PROPERTY 
OWNER 

  
1) Staff Report 

 
The staff report was given by Principal Planner Justin Meek. 
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2) Planning Commission Clarifying & Technical Questions 

 
In answering Vice-Chair Kammer’s question regarding the number of propane 
storage facilities within City limits, Principal Planner Meek stated he was 
unaware of the total number.  
 
In response to Chair Jones’ inquiry regarding the existing storage tank onsite, 
Principal Planner Meek explained that should the project be denied, the 
temporarily placed empty storage tank would have to be removed from the 
site.  

 
3) Applicant Presentation 

 
Richard Kojak and William Kojak, applicants, gave an overview of the project 
and addressed some of the concerns raised by the community. 

 
4) Planning Commission Clarifying & Technical Questions 

 
Mr. Richard Kojak answered questions from Vice-Chair Kammer regarding the 
propane delivery process, business model, and hiring of local employees.   
 
In answering Commissioner Dorantes-Pulido’s inquiry regarding the rail 
corridor, Principal Planner Meek stated that the proposed rail corridor would be 
within 75-feet of the project’s property.  
 
Mr. Kojak answered questions from Commissioner Veitch-Olson regarding the 
future expansion of the business. 
 
In answering Chair Jones, Mr. Kojak stated that there was a previous propane 
rail operator, but if approved, they would be the only facility receiving propane 
by rail. Additionally, he mentioned that most of their customers are those that 
reside outside City limits.  
 
Principal Planner Meek responded to Chair Jones’ questions regarding the 
project’s principally permitted uses, potential sales tax revenue for the City, 
and bio-propane sales. 

 
5) Public Hearing 

 
Chair Jones opened the public hearing. 
 
Joy Alafia, Western Propane Gas Association President/CEO, addressed 
questions raised by Planning Commissioners. 
 
The following speakers spoke in support of the project and listed their 
reasons 
 
Barry Scott, The Need Project State Program Director 
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Ben Granholm, Western Propane Gas Association Regulatory Affairs Specialist 
Amber Kinslow, Boulder Creek resident 
David Van Brink, Santa Cruz County resident 
Rob Scott, Western Propane Gas Association Safety Consultant 
IBartle  
 
The following speakers spoke in opposition of the project and listed their 
reasons- 
 
Jennifer Laskin, MS, JD, Esquire 
Manuel Bersamin 
Vanessa Quiroz-Carter, District 2 
Dr. Manny Nunez, District 1 
Jessica Carrasco 
Elizabeth Atilano, Watsonville resident 
John S 
Consuelo Alba, District 5 
Alan Hicks 
Maria Heredia 
Alejandro Garcia 
 
Natalie Olivas, Regeneración- Pájaro Valley Climate Action, expressed 
concern about climate change and urged the Planning Commission to vote 
accordingly.  

 
Hearing no further comments, Chair Jones closed the public hearing.  

 
6) Appropriate Motion(s) 

 
Commissioner Sarmiento spoke in opposition to the project as she does not 
believe it is an appropriate use of the land.  
 
MAIN MOTION: It was moved by Commissioner Sarmiento, seconded by 
Commissioner Veitch-Olson, to deny the following resolution: 

 
RESOLUTION NO. ___ (PC): 
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WATSONVILLE, CALIFORNIA, RECOMMENDING THE CITY COUNCIL 

ADOPT A RESOLUTION DENYING A SPECIAL USE PERMIT WITH 

DESIGN REVIEW AND ENVIRONMENTAL REVIEW (PP2019-18) TO NOT 

ALLOW THE ESTABLISHMENT OF A PROPANE STORAGE AND 

TRANSFER FACILITY (AKA BULK PROPANE PLANT) ON A 0.7± ACRE 

PROPERTY LOCATED AT 950 WEST BEACH STREET, WATSONVILLE, 

CALIFORNIA (APN 018-331-28; FORMERLY APNS 018-331-05 & -06) 

7) Deliberation 
 

Commissioner Acosta expressed opposition to the project and his reasons for 
doing so.  
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Vice-Chair Kammer disclosed that she was contacted by Barry Scott, Drew 
Rogers and Consuelo Alba, who spoke to her about the project. Additionally, 
she spoke about the need for propane for those residing outside the City limits. 
 
Chair Jones and Commissioners Veitch-Olson and Dorantes-Pulido all spoke 
in support of Commissioner Sarmiento’s motion and listed their reason for 
doing so.  

 
8) Chair Calls for a Vote on Motion(s) 

 
MAIN MOTION: The above motion carried by the following vote: 

 
 AYES:  COMMISSIONERS:   Acosta, Kammer, Dorantes-Pulido, 
             Sarmiento, Veitch-Olson, Jones 
 NOES:  COMMISSIONERS:   None 
 ABSENT:  COMMISSIONERS:   None 
  
6. REPORT OF THE SECRETARY 
 
 The report was given by Director Merriam. 
 
7. ADJOURNMENT  
 

Chair Jones adjourned the meeting at 9:21 PM. The next remote/teleconference 
Planning Commission meeting is scheduled for Tuesday, October 6, 2020, at 6:00 
PM. 
 
________________________            ________________________________ 
    Suzi Merriam, Secretary    Matthew H. Jones, Chair 
      Planning Commission       Planning Commission 
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City of Watsonville  
M E M O R A N D U M  
__________________________________________ 
 
DATE:  October 29, 2020   
  
TO:   Planning Commission 
 
FROM: Suzi Merriam, Community Development Director 
 Sarah Wikle, Assistant Planner 
 
SUBJECT: Public Hearing to consider approval of a Special Use Permit 

Application (Application No. 70) to establish a Type 21 ABC License 
under new ownership for an existing ±2,000 square foot liquor store, 
located at 602 East Lake Avenue (APN: 017-063-02) 

 
AGENDA ITEM:  November 17, 2020 Planning Commission 

 
 
RECOMMENDATION: 
Staff recommends that the Planning Commission adopt a Resolution approving a Special 
Use Permit Application to establish a Type 21 ABC License under new ownership at an 
existing liquor store for Watsonville Fiesta Liquor, Inc., a corporation at 602 East Lake 
Avenue (APN 017-063-02). 
 
The recommendations are based on the Commission being able to make attached findings 
and subject to staff’s recommended conditions of approval. 
 
   BASIC PROJECT DATA 
 
APPLICATION NO.: Application No. 70        APN: 017-063-02 
LOCATION: 602 East Lake Avenue LOT SIZE: ±0.22 acres  
 
PROJECT DESCRIPTION: Special Use Permit Application to establish a Type 21 ABC License 
under new ownership at an existing liquor store at 602 East Lake Avenue 
 
GENERAL PLAN: General Commercial (GC) 
ZONING:  Neighborhood Commercial (CN)  
 
SURROUNDING GENERAL PLAN/ZONING: General Commercial (GC) in the Neighborhood 
Commercial (CN) Zoning District (north, south, and east), and Residential Low Density (RLD) in 
the Single Family Residential – Low Density (R-1) Zoning District (west).  
 
EXISTING USE:  Liquor store  
PROPOSED USE: Liquor store 
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SURROUNDING USES: Various commercial uses along East Lake Avenue, single family 
residential along Hushbeck Avenue, Fire Lane, and Center Street 

 
FLOOD ZONE: Flood Zone X 
 
CEQA REVIEW:  The project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to 
Section 15301 of the CEQA Guidelines. 

 
APPLICANT:  Watsonville Fiesta Liquor, Inc. a corporation, 602 East Lake Avenue, Watsonville, 

CA 95076  
PROPERTY OWNER: Anthony Lico, as to an undivided 1/15th interest; Kimberly Lico, as to an 
undivided 1/15th interest; Brandl Lico Solorio,  as to an undivided 1/15th interest; Jennifer Lico,  
as to an undivided 1/15th interest; Richard Lico, as to an undivided 1/15th interest; Angelina 
De Rosa, as to an undivided 1/3rd interest; and Clementine Jones, as to an undivided 1/3rd 
interest, all as tenants in common, PO Box 2583, Hollister, CA 95024 
 
BACKGROUND 

According to Santa Cruz County Assessor’s Office records, the building located at 602 East Lake 
Avenue was built in 1949 and modified in 1962. 
 
On October 3, 1969, the Department of Alcohol and Beverage Control (ABC) issued James Barsi 
Jr. and Mary L. Barsi, doing business as Barsi’s Liquors, a Type 211 ABC License for Off-Sale 
General Sales which authorizes the sales of beer, wine, and distilled spirits.  
 
The Council adopted ordinance 1135-02 (CM) effective September 10, 2002, codified at Chapter 
14-25 of the Municipal Code.  Ordinance 1135-02 required an alcohol related use application, 
and discretionary permits for ABC licenses with conditions of approval.  All alcohol related 
establishments operating as of October 10, 2002 without a valid conditional use permit approved 
specifically for the purpose of alcohol sales, were required to apply for a conditional use permit 
no later than January 1, 2003.  
 
Ordinance 1135-02 provided for twenty-year term no-fee special use permits issued upon 
completing a one-page form without a public hearing if the businesses was not a “public 
nuisance” or on probationary status with ABC. Mary L Barsi and James Barsi obtained twenty-
year no-fee special use permit (PP2002-275) on February 26, 2003 subject to the following 
conditions of approval. 
 

1.  The Alcohol and Beverage Control (ABC) Conditions of Approval are incorporated by 
 reference as Conditions of Approval of this Use Permit. 
2.   No exterior pay phone(s) may be placed on the premises. 
3.   Interior pay phone(s) shall not allow incoming calls. 

                                            
1  Type 21. Off-Sale General  (Package Store) Authorizes the sale of beer, wine and distilled spirits for consumption 
off the premises where sold. Minors are allowed on the premises. 



C:\Users\legistar\AppData\Local\Temp\BCL Technologies\easyPDF 8\@BCL@C80EC0D2\@BCL@C80EC0D2.docx  Page 3 of 11  

4.  Exterior security cameras are not required at this time, but may be required in the 
 future if determined necessary by the Chief of Police. 
5.  Malt beverage and fortified wine shall not be sold in containers with a volume 

exceeding sixteen (16) ounces. 
6.  The sale of individual containers of malt beverage or fortified wine is prohibited. 
7.   Alcoholic beverages may be displayed and sold from an ice tub or similar display mode 

only between the hours of 11:30 a.m. and 2:00 p.m. 
8.   Except as may be specifically allowed by the Municipal Code, no portion of the ground 

floor windows shall be obscured by paint, walls, window tinting, or other masking 
device.  This subsection is intended to facilitate views of the interior from the exterior 
for public safety, and does not prohibit neon signs, minimal window borders, or other 
signs or decorations that are consistent with City sign regulations and do not obscure 
views. 

 
On July 11, 2019, the Council adopted Ordinances No. 1384-19 (CM) and 1385-19 (CM) which 
changed Chapter 14-25.  
 
On December 10, 2019, Samer Kridi on behalf of Watsonville Fiesta Liquor, Inc. on behalf of the 
property owner, submitted Special Use Permit (App No. 70) to establish a Type 21 ABC License 
under new ownership for Barsi’s liquor store at 602 East Lake Avenue.  
 
PROCESS  

Zoning Ordinance and Legal Non-conforming uses 

This parcel is in the Neighborhood Commercial (CN) District and the structure has housed a 
liquor store with a Type 21 Off-Sale General ABC license issued since 1969.  Liquor stores 
became specifically prohibited uses within the CN District by Ordinance 1135-02 in 2002.2 
 
This application seeks to continue operation of the liquor store under new ownership with a Type 
21 Off-Sale General ABC License. No other changes are proposed.  This is a violation of the 
City’s Zoning Ordinance.  The liquor store however qualifies as a legal non-conforming use under 
the City’s Non-conforming Uses and Structures Ordinance3 if the Commission can make the 
findings required by subdivisions (a) through (c) of § 14-20.050.4   Since the liquor store use was 
lawfully established in 1969 and has not ceased operation for a period of six months or longer, 
is the same use and does not adversely affect adjoining properties, the liquor store with alcohol 
sales qualifies under the City’s Non-conforming Uses and Structures Ordinance to continue in  
operation.  The three required findings are identified in the proposed resolution of approval. 
 

                                            

2 WMC § 14-16.1303.1 Prohibited uses. 
3 WMC § 14-20.010 et seq  
4 WMC § 14-20.050 (a) That the discontinued use has not been replaced with a permitted use for a continuous 

period of six months or more. (b) That the proposed use is substantially similar in type, scope and intensity to the 

previous nonconforming use, and (c) That the proposed use will not adversely affect adjoining properties. 
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Special Use Permit with Alcohol Related Use WMC 14-25 

A substantial change of mode or character of operation of an alcohol related use requires 
approval by a conditional use permit. WMC §14-16.1303(c). WMC Section 14-16.1303(d) 
defines a “substantial change of mode or character of operation” to include a transfer of 
ownership of any type of regulatory license required specifically for that use. A transfer of an Off-
Sale General (Type 21) ABC License requires a Special Use Permit. And so, this application is 
being processed for a Special Use Permit. 

 
The Planning Commission is authorized to approve Special Use Permits in accordance with 
WMC §§ 14-12.509 - 14-12.512 if it can make the seven findings required  by subdivisions  (a)–
(g) of § 14-12.513.  The Special Use Permit is to ensure the proper integration of uses which, 
because of their special nature, may be suitable only in certain locations or zoning districts or 
only provided that such uses are arranged or designed in a particular manner.  WMC § 14-
12.500.  This special review shall be for the purpose of determining that the proposed use is, 
and will continue to be, compatible with surrounding, existing, or planned uses; and to  establish 
such special conditions as may be necessary to ensure the harmonious integration and 
compatibility of uses in the neighborhood and with the surrounding area.  WMC § 14-12.501. 
 
Application Materials 

WMC Section 14-25.011 requires an application to allow alcohol sales provide the following 
materials: 
 

 Locational information; 

 Business plan; 

 Safety and security plan; 

 Neighborhood compatibility plan; and 

 Community benefits. 
 
Application Review and Scoring 

Once the applicant submits a complete application, City staff (consisting of the Police Chief, Fire 
Chief, Community Development Director, Finance Director, City Manager or their designees) 
review the application, and interview applicant(s) within 60 days. WMC § 14-25.012. Successful 
applications must receive a score of at least 80% of all available points on the rubric. If an 
application fails, a new application may be submitted after 90 days. The Planning Commission 
shall consider each application for a Special Use Permit and shall approve or conditionally 
approve the permit upon making all the findings required in WMC Section 14-12.513. 
 
Operational Standards and Conditions of Approval 

The Planning Commission may condition the alcohol related use with minimum operational 
standards, in accordance with WMC Sections 14-25.020 - 14-25.023. 
 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1416.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1416.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Environmental Review 

The California Environmental Quality Act (CEQA) requires local and state governments to 
consider the potential environmental effects of a project before making a decision on it.  CEQA’s 
purpose is to disclose any potential impacts of a project and suggest methods to minimize 
identified impacts.  Certain classes of projects, however, have been identified that do not have 
a significant effect on the environment, and are considered categorically exempt from the 
requirement for the preparation of environmental documents.  State CEQA Guidelines § 15300. 
 
STANDARD OF REVIEW & APPEAL PROCESS 

This decision whether to approve this Special Use Permit is adjudicative, sometimes referred to 
as quasi-judicial. The Commission must judge whether this project complies with City 
ordinances. 
 
Whether a particular decision is adjudicative or legislative affects the requirements for findings 
to support the decision. Legislative decisions involve the adoption of broad policies applicable 
to many situations (for example, general plan amendments and zoning ordinance changes).  
Legislative decisions need not be accompanied by findings, unless a State law or City ordinance 
requires them. 
 
Adjudicative (or “quasi-judicial”) decisions, on the other hand, are not policy decisions.  
Adjudicative/quasi-judicial decisions apply already adopted policies or standards to particular 
cases, such as a variance or conditional use permit application.  Adjudicative/quasi-judicial 
decisions are based on evidence and must always be supported by findings.5    
 
This decision before the Planning Commission—a Special Use Permit—is an adjudicative/quasi-
judicial decision and requires findings, either for denial, or as recommended, for approval that is 
supported by substantial evidence. Toigo v Town of Ross (1998) 70 Cal App 4th 309; see also 
Petrovich v. City of Sacramento (2020) 48 Cal App 5th 963 
 
If the Planning Commission’s decision is appealed, the City Council will consider whether the 
action taken by the Planning Commission was erroneously taken and may sustain, modify or 
overrule the action.  In order for an official action to be overturned by an appeal, the City Council 
must find that the action taken by the Planning Commission was taken erroneously and was 
inconsistent with the intent of the Zoning District regulations that regulate the proposed action.  
WMC § 14-10.1106 
 
A lawsuit is required to challenge a Council’s decision.  A reviewing court will consider whether 
an adjudicative/quasi-judicial decision by the Council was supported by adequate findings.  
Courts scrutinize adjudicative/quasi-judicial decisions closely.  An action may be overturned if 
the City (1) exceeded its authority, (2) failed to provide a fair hearing6, or (3) made a decision 
not supported by substantial evidence (also called “a prejudicial abuse of discretion”).   

                                            
5 Quasi-judicial decisions require the decision-making body to take evidence and use its judgment to make factual 
as well as legal determinations about whether a particular property or project meets the standards established by 
the land use ordinance. 
6 Petrovich, supra  

https://govt.westlaw.com/calregs/Document/IDF1994D0D48811DEBC02831C6D6C108E?viewType=FullText&originationContext=documenttoc&transitionType=CategoryPageItem&contextData=(sc.Default)
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1410.html
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Another important difference between legislative and adjudicative/quasi-judicial decisions is the 
substantial evidence standard: in weighing evidence of what happened at the Council meeting, 
courts go beyond whether a decision was “reasonable” (the legislative standard).  Court’s 
reviewing adjudicative/quasi-judicial decisions look to make sure the decision is supported by 
substantial evidence. Denied applicants argue the there is no substantial evidence to support 
the decision.  Cities usually assert there is substantial evidence to support the decision and rely 
on (1) the written words in the staff findings, (2) the statements by those presenting at the 
hearing, and (3) the words of the Planning Commission or Council.  
 
DISCUSSION 

Existing Site  

The 0.22± acre site is in a commercial area and developed with an existing commercial building. 
Parking is along rear boundary of the parcel. Access is granted from driveway approaches on 
East Lake Avenue.  To the north, east, and south of the site are other commercial uses. To the 
west is a single family residential development accessed from Hushbeck Avenue and Fire Lane. 
See Figure 1 for current conditions and the site plan for 602 East Lake Avenue.  
 

 
FIGURE 1 Aerial view of the project site and surrounding area 
Source: Google Maps, 2020 

 
Floor Plan 

The liquor store has an open floor plan, with the sales counter located adjacent to the front 
entrance off East Lake Avenue. See Figure 2 for the floor plan.  
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FIGURE 3 Proposed/Existing Floor Plan for Watsonville Fiesta Liquor 
Source: Plan Set, received December 10, 2019 

 

As shown on the floor plan, a display sales area is in the middle of the tenant space. To the right 
of the front entrance is the sales counter area, behind which is the liquor sales area. Along the 
opposite wall and to the left of the front entrance is a wine sales area. The remaining floor area 
is framed in by two-walk in coolers. Behind the walk-in coolers are a storage area and bathroom 
that are only accessible to employees.   
 
The floor plan denotes security camera locations utilizing a green dot and outdoor lighting with 
a yellow square. In total, there are 16 security cameras located throughout the liquor store. A 
condition of approval requires the applicant to have security cameras that can retain footage for 
a minimum of 30 days. 
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Parking 

The project involves the transfer of an existing Type 21 ABC License and would not result in any 
change or expansion of use. In accordance with WMC Section 14-17.801(h), miscellaneous 
retail stores require five parking spaces for a liquor store that is zero to 3,000 square feet in floor 
area. The existing liquor store is approximately 2,000 square feet in size and provides eight 
parking spaces on site. Therefore, no additional parking is required.  

 
Hours of Operation 

The proposed hours of operation for Watsonville Fiesta Liquor are 6:00AM to 10:00PM Sunday 
to Thursday, and 6:00AM to 11:00PM Friday and Saturday.  The hours have been reviewed by 
the Watsonville Police Department and were found to be acceptable.   
 
Police Review 

The Watsonville Police Department tracks all alcohol licenses in the City and the reported crime 
associated with these sites.  The Police Department also confirms whether alcohol license 
holders comply with ABC regulations.  
 
Police review did not identify any crimes or criminal activity associated with the existing liquor 
store. Per ABC, Watsonville Fiesta Liquor is located in a high crime area for Off-Sale ABC 
Licenses but is not located in an area of over-concentration. 
 
Type 21 ABC License 

ABC issues various licenses for the sale of alcohol for different types of establishments. A Type 
21 Off-Sale General License authorizes the sale of beer, wine and distilled spirits for 
consumption off the premises where sold. Minors are allowed on the premises. 
 
Under state law, existing facilities with an off-sale general (Type 21 ABC license) are not subject 
to the discretionary powers7 of the local governing body when the facility simply changes 
ownership. This means that ABC does not require approval by the local governing body prior to 
issuing approval when the ownership of these license types change. The proposed use has been 
conditioned with standard conditions for off-sale liquor stores to ensure that it will be in conformity 
with applicable regulations and not have any negative impacts on the neighborhood. 
 
LEAD Training 

A condition of approval requires all service staff, managers and owners attend Licensee 
Education on Alcohol and Drugs (LEAD) training within ninety (90) days of approval of this Use 
Permit and/or employment at the restaurant to ensure they understand responsible beverage 
service practices and procedures regarding the sale and service of alcohol. The applicant is 
required to submit verification of LEAD training attendance to the Community Development 
Department.   
 

                                            
7 Discretionary powers allow the exercise of judgment, deliberation or decision in approving or denying a particular 

activity by the decision-making authority.  Non-discretionary powers merely allow the determination whether there 
is conformity with applicable ordinances or regulations (aka ministerial decision). 
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Compliance with Alcohol Ordinance 

WMC Chapter 14-25 regulates the location and operation of alcohol establishments within the 
City.  This chapter is intended to reduce alcohol-related environmental and social problems by 
regulating the use, operation, and location of new alcohol establishments selling alcoholic 
beverages in relation to existing alcohol licensees and their proximity to sensitive uses and 
facilities customarily to be used by children and families.     
 
In accordance with WMC Section 14-25.011, the applicant provided the following information 
regarding their Business Plan for Watsonville Fiesta Liquor: 
 

The business will have one employee in the morning and minimum two in the afternoon 
and evenings beside one of the owners. One of the owners and family will be moving to 
Watsonville and husband and wife will be working at the store. Employees will regularly 
be trained to provide professional customer service. 
 
We prefer to hire local employees who are [bilingual] and know the town and 
neighborhood (all of our employees are Watsonville residents). 
 
Employees and owners are educated, trained and certified on the ABC LEAD program. 
 
No changes will be made to the current business set up or structure at this time. 
Improvements will be done later according to City permits and licensing laws and will be 
paid for from business profit. 
 
Employees will keep the store clean through the day, will sweep and mop the floors every 
evening and take out trash as needed. Will keep the parking lot and front of store clean 
of all trash and make sure it’s done [daily]. 
 

Also in accordance with WMC Section 14-25.011, the applicant provided the following 
information in its Neighborhood Compatibility Plan: 
 

We pay special attention to underage smoking and drinking. Our employees will be 
trained to detect illegal sales and purchases of alcohol and tobacco products (LEAD). We 
card every customer who appears to be under 30 years of age. We look for fake ID’s and 
only accept government issued ID’s with personal description and photo. We don’t allow 
adults to buy alcohol or tobacco for minors. WE CARD signs will be posted on the front 
door and sales counter to show the daily minimum age to buy alcohol and tobacco 
products. Warning signs about the risk of using nicotine and tobacco and drinking alcohol 
will also be posted. 
 
Cash registers will display an age verification warning [message] anytime the cashier 
scans alcohol or tobacco item and will require approval of the customer age to proceed 
with the transaction. 
 
Signs to prohibit the use and sales of all illegal drugs will be posted outside the store in a 
visible location. 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Signs prohibiting noise, loitering, soliciting and open alcohol containers will be posted in 
visible locations. 
 

Additionally, the applicant provided the following information for their Safety and Security Plan: 
 

The store will have an alarm system and 24 hours surveillance cameras to keep record 
of daily operations inside and outside the store. 
 
We like our locations to be bright and well lit, adequate lighting will be maintained around 
the store and the parking lot. 
 

In accordance with WMC Sections 14-25.021 and 14-25.022, all operational standards 
applicable to an off sale general ABC License are incorporated as Conditions of Approval. For 
more information on the Alcohol Related Uses Application, see Attachment 2. 
 
Interview Scoring 

The application was initially reviewed in August 2020 for completeness with City requirements. 
After the application was deemed complete, the applicant represent was interviewed by a 
selection committee consisting of the Police Chief, Fire Chief, Community Development Director, 
Finance Director, and City Manager or their designees. The applicant was then interviewed and 
scored based on four main categories: location (150 points), business plan (275 points), 
neighborhood compatibility plan (375 points), and a safety and security plan (225 points). There 
are bonus points that applicants can receive for community benefits (50 points), labor and 
employment (25 points), and local enterprise/qualifications of principals (75 points). The total 
maximum possible score for an alcohol related use application for a microbrewery with a tasting 
room is 1,025 points, excluding the bonus points. An applicant must receive a minimum score 
of points (80%) to be approved.  
 
On September 29, 2020, City staff interviewed Samer Kridi and Eddy Barakat of applicant 
Watsonville Fiesta Liquor.  The applicant received a score of 850. With bonus points included 
the application received a score of 965 out of 1,025 points. A summary of the interview scoring 
follows each interview category is in Attachment 3. 
 
Alcohol Related Findings 

WMC §§ 14-12.513 and 14-25.013 require the Planning Commission to make findings to 
approve or conditionally approve the Special Use Permit allowing the operation of an existing 
brewpub under new ownership.  The applicant has demonstrated through their Alcohol Related 
Uses Application and Alcohol Related Uses Interview conformance with the City of Watsonville’s 
Alcohol Related Uses Ordinance. As such, the Planning Commission may make required 
findings to approve the requested Special Use Permit.  
 
Environmental Review 

The proposed project is eligible for a Class 1 Categorical Exemption per Section 15301 of the 
State CEQA Guidelines as it involves establishing an alcohol license (ABC Type 20) under new 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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ownership and involves no expansion of the existing use. The project will not involve any interior 
or exterior modifications. 
 
CONCLUSION 

The proposal to establish an Off-Sale General (Type 21 ABC License) under new ownership at 
602 East Lake Avenue meets all requirements of WMC Chapter 14-25 (Alcohol Related Uses), 
as conditioned. Therefore, staff recommends that the Planning Commission approve the 
proposed Special Use Permit. 
 
ATTACHMENTS 

1. Site and Vicinity Map 
2. Alcohol Related Uses Application (received on 12/10/2019, revised 6/30/2020) 
3. Alcohol Related Uses Rubric – Off Sale (interview conducted on 10/21/2020) 
4. Floor Plan (received on 12/10/2019) 
5. Site Plan (received on 12/10/2019) 
 
 



Site and Vicinity Map

PROJECT: 70
APPLICANT: Samer Kridi
APN#s: 017-063-02
LOCATION OF PROJECT: 602 East Lake Ave

Prepared by Watsonville GIS Center 10/26/2020 ([20-024]).

This Document is a graphic representation only of best available sources.
The City of Watsonville assumes no responsibility for any errors.

713

717

24
20
16

617

609

523515

61
2

500

514510

537

527525521519

519

509

538

550546542

534

537533
541

521
525

529

518514

507

505
509

513
517

562558554

772

760

764

768

33
033
4

32
6

170-104

149-105365

19
4-
17
6

361
357

106

35
3

34
9

34
5

34
1

33
7

33
3

32
9

32
5

30
931
331
9

32
332
733
133
534
134
9

36
1

32
4

31
6

31
2

34
4

34
0

33
6

33
2

32
8

36
6

36
0

35
2

34
8

33
533
934
3

557553549545

734

676

37
6
36
7

37
2

36
637

4
37
0

35
235
636
2

34
434
8

33
434
0

32
633
0

32
2

714

716
712710

37
5

36
5

35
9

604602

541
545

549

525

530528524520518

31
1

30
3

559
563

567

547
551

555

543539
550

546542540538534

522
528

566562558
A

550546

457

449

453

441
445439

452450448444440436432
A424

517515507

A
503457453449

441
445

433
437

429

640638634630626622
631

635
639

232527

41
39 3335

55
59

51

43
47

63
67

52
20 162428324446

48

72

701
70575

5
75
573
7

74
7

75
1

73
7

74
7

75
1

2316
15
19

15

70
1

70
3

71
3

71
7

72
1

72
5

72
9

73
3

428
A,B

707
A

51
9

501 A501

A

A 531527

536-Units A-E

540-Units A-F

510
502

506

51
0 A

524

52
2B52
2A

2
4

522520

532A

532528
526

530

A,B

50
6

601SUITE2

12 37
7

524
526

548 A

A
A

554

A

A A
62

75
474
2

74
674
0

75
073

6

71
2

71
6

72
0

72
4

73
0

51
351

551
7

E 
La
ke
 A
ve

Ce
nt
er
 S
t

Hill Ave

Palm Ave

Manor Ave
Hushbeck Ave

E 
Be
ac
h 
St

Beck St

Brentwood Dr

Weeks Dr

T
h
ar
p
 A
ve

L
ak
e 
V
ill
ag
e 
D
r

E 5
th 
St

Street

Parcel

Project Site

300' Buffer Zone

Watsonville City Limit

Attachment 1
Page 1 of 1



Attachment 2
Page 1 of 3



Attachment 2
Page 2 of 3



Attachment 2
Page 3 of 3



M:\CDD\PC PACKET\PCPKT 2020\11-17-20\602 East Lake Ave\Alcohol Related Uses Rubric - off sale (interview template).docx | 11/27/2019 | 11:05 AM | Page 1 

ALCOHOL RELATED USES RUBRIC – OFF SALE 
   
 
LOCATION 

Score Max 
Score 

Questions Answers 

25 25 Detailed description of proposed location. Provided detailed description of proposed 
location 

25 25 List of surrounding uses within 100 feet. List of surrounding uses includes commercial 
uses and residential units 

50 50 No existing sensitive uses within 300 feet. No existing sensitive uses within 300 feet 
0 25 Is the business located in a census tract with high 

crime per ABC regulations? (points earned if no) 
Located in an area of high crime 

25 25 Is the business located in a census tract that is over 
concentrated per ABC regulations? (points earned 
if answer is no) 

Not located in an area 

125 150 TOTAL  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 3
Page 1 of 5



M:\CDD\PC PACKET\PCPKT 2020\11-17-20\602 East Lake Ave\Alcohol Related Uses Rubric - off sale (interview template).docx | 11/27/2019 | 11:05 AM | Page 2 

BUSINESS PLAN 
Score Max 

Score 
Questions Answers 

75 75 A detailed description of daily operations (staffing 
plan, menu, staff training and procedures). 

Detail of daily operations provided  

50 50 Proposed operating hours (Does it comply with 
standard hours of operation per Ordinance?) 

Operating hours are Sun-Thurs: 6:00AM-
10:00PM, 6:00AM-11:00PM Fri-Sat. The 
hours of operation comply with the Alcohol 
Ordinance. 

50 75 A budget for construction, operation, maintenance, 
compensation of employees, equipment costs, 
utility costs, and other operation costs. 

Transfer of ownership, business will do 
improvements with profits generated from 
business 

25 25 Proof of capitalization, in the form of documentation 
of cash or other liquid assets on hand, letters of 
credit or other equivalent assets. 

Proof of capitalization provides 

50 50 Three professional letters of reference (1- Character 
and 2- Business experience) 

Three letters of reference provided 

250 275 TOTAL  
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NEIGHBORHOOD COMPATIBILITY PLAN 
Score Max 

Score 
Description Answers 

200 200 Management plan for interior and exterior areas, both 
public and private to prevent nuisances: 

 Noise control measures for uses with outdoor 
areas  

 Sufficient signage 
 Sufficient lighting for safety 
 Clear measures to avoid sales to minors 
 Measures for reporting crime  
 Litter control measures 

Provided exhibits of signage located on the 
property to avoid the sale of alcohol to 
minors. Provided a lighting and security 
camera plan. Indicate that they will be 
cleaning property every day and monitoring 
of outdoor areas every day. 

40 50 Procedures to monitor areas adjacent to business to 
include litter clean up on a regular basis 

Note routine maintenance/cleaning of 
indoor/outdoor areas daily 

0 50 Signage posted near exit doors altering patrons to any 
residential neighbors 

No signage provided 

30 50 Procedures to prevent nusiances, loitering in parking 
lot, and any other requirements to prevent conflicts 
with adjacent residences/businesses. 

Will post signage to mitigate loitering and 
soliciting on site.  

25 25 Bike racks provided Bike racks provided on site 
295 375 TOTAL  
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SAFETY AND SECURITY PLAN 
Score Max 

Score 
Description Answers 

80 100 Does business have well thought out security plan? 
 Security camera plan detailing location and 

retention schedule of footage 
 Lighting schedule detailing appropriate 

lighting inside and outside of business. 
Lighting does not create spillover onto 
adjacent properties. 

 Window coverage – up to 25 percent of 
windows can be covered. Plans indicate that 
windows will allow adequate visibility. 

Security camera and exterior lighting 
locations provided on floor plan. Security 
cameras record 24 hours a day. Provides 
exterior lighting for front entrance and parking 
areas. 

0 25 Plans indicate maximum occupancy of the facility  Plans do not show maximum occupancy 
50 50 Site and floor plans showing existing floor plan and 

a proposed floor plan, if changes are to be made. 
Floor plan and site plan provided 

50 50 Planned LEAD training of owners, managers, and 
staff. 

LEAD training certificates provided to staff 

180 225 TOTAL  
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COMMUNITY BENEFITS (Bonus Points) 
Score Max 

Score 
Questions Answers 

15 25 A description of how the facility will benefit the 
community. 

Will provide donations and sponsorships to 
local teams and fundraisers 

0 25 Community events and/or entertainment open to all 
ages.  

 

15 50 TOTAL  
 
 
 
 
LABOR AND EMPLOYMENT (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 Local hiring policy Commitment to hiring local Watsonville 
residents 

25 25 TOTAL   
 
 
 
 
LOCAL ENTERPRISE/QUALIFICATIONS OF PRINCIPALS (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 Business owner or main partners live within City of 
Watsonville. 

One of main business partners lives in 
Watsonville 

25 25 Business owner or main partners live within Santa 
Cruz County. 

One of main business partners lives in Santa 
Cruz County 

25 25 Business owner or main partners have previously 
owned a similar alcohol-serving business in good 
standing. 

Business owners have prior experience with 
alcohol serving businesses 

75 75 TOTAL  
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RESOLUTION NO.   ________ (PC) 
           

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(APPLICATION NO. 70) TO ALLOW THE ESTABLISHMENT OF AN OFF-
SALE GENERAL (TYPE 21) ABC LICENSE UNDER NEW OWNERSHIP 
FOR AN EXISTING ±2,000 SQUARE FOOT LIQUOR STORE 
(WATSONVILLE FIESTA LIQUOR) LOCATED AT 602 EAST LAKE 
AVENUE, WATSONVILLE, CALIFORNIA (APN 017-063-02)  
 

Project: Watsonville Fiesta Liquor Inc. 
APN: 016-063-02 

 
 

 WHEREAS, on December 10, 2019, an application for a Special Use Permit 

(Application No. 70) to allow the establishment of a Type 21 ABC License under new 

ownership for an existing liquor store at 602 East Lake Avenue, Watsonville, California, 

was filed by Samer Kridi, applicant with Watsonville Fiesta Liquor, Inc., on behalf of 

Clementine Jones, property owner; and 

 WHEREAS, the project site is designated General Commercial (GC) on the 

General Plan Land Use Diagram and is within the Neighborhood Commercial (CN) Zoning 

District; and 

 WHEREAS, the project site is considered a nonconforming use in relation to its 

current CN Zoning Designation; and 

 WHEREAS, pursuant to Watsonville Municipal Code (WMC) Section 14-20.030, 

lawfully established and maintained uses, structures and lots which do not conform to the 

regulations for the district in which they are located may continue. Normal maintenance 

and repair for benefit of such uses may be performed; and 

 WHEREAS, The Type 21 ABC License was lawfully established at the existing 

liquor store in 1969 and has not ceased operation for a period of six or more months. The 

applicant is applying for a Special Use Permit to establish the existing Type 21 ABC 
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License under new ownership. There is no change or expansion of use as part of this 

application request; and 

 WHEREAS, pursuant to WMC Section 14-20.050, a nonconforming use may 

continue in operation as long as the use does not cease operation for a period of six or 

more months; and  

 WHEREAS, a nonconforming liquor store with beer, wine, and distilled spirits sales 

is allowed to continue in operation conditionally with issuance of a Special Use Permit 

pursuant to WMC Section 14-25.030; and 

 WHEREAS, the project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to Section 15301 

of the CEQA Guidelines; and  

 WHEREAS, according to Santa Cruz County Assessor’s Office records, the 

building located at 602 East Lake Avenue was built in 1949 and modified in 1962; and 

 WHEREAS, on October 3, 1969, the Department of Alcohol and Beverage Control 

(ABC) issued James Barsi Jr. and Mary L. Barsi, doing business as Barsi’s Liquors, a 

Type 21 ABC License for Off-Sale General Sales which authorizes the sales of beer, 

wine, and distilled spirits; and   

 WHEREAS, on September 10, 2002, the City of Watsonville enacted Watsonville 

Municipal Code (WMC) Chapter 14-25 on Alcohol Related Uses (Ordinance 1135-02-

CM). The Ordinance details required documentation for an alcohol related uses 

application, permits required for various ABC licenses, and conditions of approval for 

alcohol related uses; and 

WHEREAS, WMC Section 14-25.050(b) provides the process to permit existing 

alcohol related establishments in accordance with Chapter 14-25, as follows: all alcohol 

related establishments operating as of October 10, 2002 [the effective date of, after the 
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adoption of Ordinance No. 1135-02 (CM) creating Chapter 14-25 of the Watsonville 

Municipal Code, but without a valid Use Permit approved specifically for the purpose of 

alcohol sales, shall file an application to obtain a conditional use permit no later than 

January 1, 2003; and 

 WHEREAS, the City developed a No-Fee Special Use Permit, a one-page form 

that was approved without a public hearing for businesses not declared a “public 

nuisance” or on probationary status with ABC. WMC §14-25.050(b). To comply with this 

update, Mary L. Barsi and James Barsi obtained a No-Fee Special Use Permit (PP2002-

275) on February 26, 2003; and 

 WHEREAS, on July 11, 2019, the City of Watsonville modified WMC Chapter 14-

25 on Alcohol Related Uses with Ordinance No. 1384-19 and No. 1385 (CM): and 

 WHEREAS, the existing liquor store with a Type 21 ABC License is exempt from 

separation requirements provided that the only change in more or character is a change 

in ownership. WMC §14-25.050(a); and 

 WHEREAS, notice of time and place of the hearing to consider Special Use Permit 

(Application No. 70) was given at the time and in the manner prescribed by the Zoning 

Ordinance of the City of Watsonville. The matter called for hearing evidence both oral and 

documentary introduced and received, and the matter submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, attached 

hereto and marked as Exhibit “A,” in support of the Special Use Permit (Application No. 

70) to allow the establishment of an off-sale general license under new ownership at an 

existing liquor store at 602 East Lake Avenue (APN 016-063-02) 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 
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 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby grant approval of Special Use Permit (Application No. 70), 

attached hereto and marked as Exhibit “C,” subject to the Conditions attached hereto and 

marked as Exhibit “B,” to allow the establishment of an off sale general license under new 

ownership at an existing liquor store at 602 East Lake Avenue (APN 015-111-24). 

 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 

17th day of November, 2020, by Commissioner________________, who moved its 

adoption, which motion being duly seconded by Commissioner_________, was upon roll 

call, carried and the resolution adopted by the following vote: 

 

Ayes:  Commissioners:  

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Mathew H. Jones, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE   EXHIBIT “A” 
PLANNING COMMISSION 
  
      Application No:  70 
      APN:   016-023-02 
      Applicant:  Watsonville Fiesta Liquor 
      Hearing Date:  November 17, 2020 
 
 
SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513)  
 
The purpose of the Special Use Permit is to allow the establishment of a liquor store with 
beer, wine, and distilled spirit sales under new ownership, pursuant to Chapter 14-16 of 
the Watsonville Municipal Code (WMC). 
 
1. The proposed use at the specified location is consistent with the policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations. 

 
Supportive Evidence 
Land designated General Commercial in the City’s General Plan is intended to 
serve a variety of retail and service needs of the community.  A liquor store is 
allowed conditionally in certain commercial zoning districts with the approval of a 
Special Use Permit. The existing liquor store has been in operation since 1969 and 
was issued a use permit in 2003 but is located in a commercial zoning district—
the CN Zoning District—that no longer permits the establishment of new liquor 
stores, which are allowed in other portions of the city. This lawfully established 
liquor store has not ceased operation for a period of six or more months. There is 
no change or expansion of use as part of this permit request.  As such, the existing 
liquor store is considered a legal, nonconforming use and may continue in 
operation, pursuant to WMC Sections 14-20.030 and 14-20.050. The requested 
Special Use Permit for the establishment of a liquor store with a Type 21 ABC 
License (for the off sale beer, wine and distilled spirit sales) under new ownership 
has been conditioned to conform to all applicable requirements of WMC Chapter 
14-25 (Alcohol Related Uses) of Title 14 (Zoning). 

 
2. The proposed use is compatible with and preserves the character and 

integrity of adjacent development and neighborhoods and includes 
improvements or modifications either on-site or within the public rights-of-
way to mitigate development related adverse impacts such as traffic, noise, 
odors, visual nuisances, or other similar adverse effects to adjacent 
development and neighborhoods. 

 
Supportive Evidence 
Pursuant to WMC Section 14-20.030 and 14-20.050, a lawfully established 
nonconforming use may continue in operation as long as it does not cease 
operation for a period of six or more months. As such, this use is allowed to 
continue in operation. Establishing an existing Type 21 ABC License under new 
ownership is allowed with approval of a Special Use Permit. Standard conditions 
have been placed on the liquor store with off sale beer, wine, and distilled spirit 
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sales to ensure adverse impacts do not occur related to alcohol sales, in 
accordance with WMC Sections 14-25.021 and 14-25.023.  These conditions 
ensure the liquor store will be compatible with the neighborhood. 
 

3. The proposed use will not generate pedestrian or vehicular traffic which will 
be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

 
Supportive Evidence 
The proposed project does not represent a change or intensification of use for the 
existing liquor store. The Special Use Permit to establish off sale beer, wine and 
distilled spirit sales in an existing liquor store will not generate additional pedestrian 
or vehicular traffic that will be hazardous or conflicting with the existing and 
anticipated traffic in the neighborhood. 

 
4. The proposed use incorporates roadway improvements, traffic control 

devices or mechanisms, or access restrictions to control traffic flow or divert 
traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets. 

 
Supportive Evidence 
No alterations to building layout or location are proposed as part of this Use Permit, 
and no additional traffic impacts are anticipated to occur as a result of establishing 
off sale beer, wine, and distilled spirit sales under new ownership at an existing 
liquor store. As such, no additional onsite or roadway improvements or 
modifications are required as part of this Use Permit. 
 

5. The proposed use incorporates features to minimize adverse effects, 
including visual impacts and noise, of the proposed special use on adjacent 
properties. 

 
Supportive Evidence 
As stated previously, standard conditions have been placed on the liquor store with 
off sale beer, wine and distilled spirit sales to ensure adverse impacts do not occur 
related to alcohol sales, in accordance with WMC Sections 14-25.021 and 14-
25.023. These conditions ensure the liquor store will continue to be compatible 
with the neighborhood.   
 
Establishing an existing liquor store with a Type 21 ABC License under new 
ownership will not result in additional noise impacts. 

 
6. The proposed special use complies with all additional standards imposed on 

it by the particular provisions of this chapter and all other requirements of 
this title applicable to the proposed special use and uses within the 
applicable base zoning district. 

 
Supportive Evidence 
As stated previously, the proposed use is required to comply with standard 
operational conditions for a liquor store with off sale beer, wine and distilled spirit 
sales, which prohibits the individual sale of malt beverage or fortified wine nor 
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allows malt beverages and fortified wine to be sold in containers with a volume 
exceeding 16 ounces. The liquor store has been conditioned to require that all 
managers and employees attend LEAD training within 90 days of approval of this 
Use Permit and/or employment at the liquor store.  
 

7. The proposed special use will not be materially detrimental to the public 
health, safety, convenience and welfare, and will not result in material 
damage or prejudice to other property in the vicinity. 

 
Supportive Evidence 
The change in ownership for an existing Type 21 ABC License does not involve a 
change in or expansion of use for the existing liquor store. The existing liquor store 
with off sale beer, wine, and distilled spirit sales would continue to complement the 
existing commercial uses in the vicinity. As conditioned, the liquor store will 
continue to be required to comply with all requirements of an establishment with 
off sale beer, wine, and distilled spirit sales as outlined in WMC Chapter 14-25. 
 
The applicant will be required to implement a neighborhood compatibility plan to 
mitigate adverse impacts associated with an alcohol related use and comply with 
operational standards for an alcohol establishment with off-sale general sales. As 
conditioned, the existing liquor store will not be detrimental to the public health, 
safety, convenience and welfare, and will not result in material damage or 
prejudice to other property in the vicinity.   
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ALCOHOL-RELATED USE FINDINGS (WMC § 14-25.013)  
  
1. The proposed use received the minimum score necessary to issue a 

conditional use permit. 
 

Supportive Evidence 
The application received a passing score of 850, exceeding the minimum score of 
820 points. 
 

2. The proposed use will not cause adverse noise, liter, crowd control, or 
parking impacts. 

 
Supportive Evidence 
The subject site is developed with an existing liquor store were parking exists 
towards the rear of the property. The applicant has indicated that signage will be 
posted both inside and outside the existing business, altering patrons to keep noise 
to a minimum while on the premises. The location of existing lighting and security 
cameras provides adequate security for the liquor store. As conditioned, the 
proposed use will not cause adverse noise, litter, crowd control, or parking impacts 
for the surrounding development. 
 

3. The proposed use will not create objectionable conditions that constitute a 
nuisance, as defined in California Business and Professions Code Section 
24200(f)(2). 

 
Supportive Evidence 
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses pursuant to WMC Sections 14-25.021, 14-25.023, and 14-25.030, 
will not create objectionable conditions that constitute a nuisance, as defined in 
California Business and Professions Code Section 24200(f)(2). 

 
4. The proposed use will maintain all levels of service, including but not limited 

to the provision of security, maintenance of premises, LEAD training, and 
professional management as identified in the original application. 

 
Supportive Evidence 
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses, will maintain all levels of services, including but not limited to 
provisions of security cameras, maintenance of premises, LEAD training, and 
professional management as identified in the original application. 
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CITY OF WATSONVILLE   EXHIBIT “B” 
PLANNING COMMISSION 
  
      Application No:  70 
      APNs:   016-023-02 
      Applicant:  Watsonville Fiesta Liquor  
      Hearing Date:  November 17, 2020 
 
 

SPECIAL USE PERMIT  
CONDITIONS OF APPROVAL 

 
General Conditions: 
 
1. Approval.  This approval applies to the application submitted on December 10, 

2019 and revised June 30, 2020 by Watsonville Fiesta Liquor, and identified as 
“Special Use Permit” for the establishment of an existing liquor store under new 
ownership, received by the Community Development Department on December 
10, 2019 and resubmitted on June 30, 2020 (CDD-P) 

 
2. Conditional Approval Timeframe.  This Special Use Permit (Application No. 70) 

shall be null and void if not acted upon within 24 months from the effective date 
of the approval thereof.  Time extensions may be considered upon receipt of 
written request submitted no less than forty-five (45) days prior to expiration and 
in accordance with the provisions of Section 14-10.1201 of the Watsonville 
Municipal Code (WMC). (CDD-P) 

 
3. Modifications.  Modifications to the project or conditions imposed may be 

considered in accordance with WMC Section 14-10.1305.  (CDD-P)  
 
4. Compliance. The proposed use shall be in compliance with Use Permit Conditions 

of Approval, all local codes and ordinances, appropriate development standards, 
and current City policies.  Any deviation will be grounds for review by the City and 
may possibly result in revocation of the Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10.  (CDD-P) 

 
5. Grounds for Review.  The project shall be in compliance with the conditions of 

approval, all local codes and ordinances, appropriate development standards, and 
current City policies. Any deviation will be grounds for review by the City and may 
possibly result in revocation of the Special Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10, or other code enforcement actions, pursuant to WMC Chapter 14-
14.  (CDD-P) 

 
6. Appeal Period/Effective Date. This Special Use Permit shall not be effective until 

14 days after approval by the decision-making body or following final action on 
any appeal.  (CDD-P) 
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Ongoing Conditions: 
 
7. ABC Conditions. Any and all conditions of the Department of Alcohol and 

Beverage Control (ABC) are incorporated by reference as conditions of approval 
for this Use Permit.  (CDD-P) 

 
8. Neighborhood Compatibility Plan. The applicant shall implement their 

Neighborhood Compatibility Plan to ensure the liquor store with beer, wine, and 
distilled spirit sales will not create objectionable conditions that constitute a 
nuisance and will be compatible with existing and potential uses within the general 
area.  Specific measures include:  

 

 We pay special attention to underage smoking and drinking. Our employees 
will be trained to detect illegal sales and purchases of alcohol and tobacco 
products (LEAD). We card every customer who appears to be under 30 
years of age. We look for fake ID’s and only accept government issued ids 
with personal description and photo. We don’t allow adults to buy alcohol or 
tobacco for minors. WE CARD signs will be posted on the front door and 
sales counter to show the daily minimum age to buy alcohol and tobacco 
products. Warning signs about the risk of using nicotine and tobacco and 
drinking alcohol will also be posted.  

 Cash registers will display an age verification warning [message] anytime 
the cashier scans alcohol or tobacco item and will require approval of the 
customer age to proceed with the transaction.  

 Signs to prohibit the use and sales of all illegal drugs will be posted outside 
the store in a visible location.  

 Signs prohibiting noise, loitering, soliciting and open alcohol containers will 
be posted in visible locations. 

 
9. Drive-through Service.  Drive-through service of alcohol is prohibited. (CDD-P, 

WPD) 
 
10. Exterior Pay Phones.  No exterior pay phones may be placed on the premises. 

(CDD-P, WPD) 
 
11. Interior Pay Phones.  Interior pay phones shall not allow incoming calls. (CDD-

P, WPD) 
 
12. Hours of Operation.  Permitted hours of operation for Watsonville Fiesta Liquor 

are 6:00AM to 10:00PM Sunday through Thursday, and 6:00AM to 11:00PM Friday 
and Saturday (CDD-P, WPD)  

 
13. Premise Monitoring. Business owner shall regularly police the areas under their 

control, including but not limited to: parking lots, restrooms, alleys, and sidewalks, 
to prevent the loitering of persons about the premises.  (CDD-P, WPD) 

 
14.  Window Obstructions.  Except as may be specifically allowed by the Municipal 

Code, no portion of the ground floor windows shall be obscured by paint, walls, 
window tinting, or other masking device.  This requirement is intended to facilitate 
views of the interior from the exterior for public safety and does not prohibit neon 
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signs, minimal window borders, or other signs or decorations that are consistent 
with the City’s sign regulations and do not obscure views. (CDD-P) 
 

15. Minors. The premises shall remain accessible to minors during all hours of 
operation. (CDD-P) 
 

16. Malt Beverage Container Sizes. Malt beverage and fortified wine shall not be 
sold in containers with a volume exceeding sixteen (16) ounces. (CDD-P) 
 

17. Malt Beverage Sales. The sale of individual containers of malt beverage or 
fortified wine is prohibited. Malt beverage shall mean any malt beverage product, 
labeled or, marketed as a malt beverage with an alcohol content greater than five 
(5%) percent by volume is subject to this Code, except those beverages labeled 
and accepted in the market place as pilsners, lager beer, ales (all styles), porters, 
stouts and/or micro brewed products. WMC §14-18.532.  Fortified wine shall mean 
any wine to which wine spirits have been added and with an alcohol content in 
excess of thirteen point five (13.5%) percent and less than twenty-four (24%) 
percent, except dessert wines commonly referred to and accepted in the 
marketplace such as vermouth, port, or sherry. WMC §14-18.364.  

 
18. Trash Receptacles. Permanent litter and trash receptacles shall be located at 

convenient locations inside and outside establishments, and operators of such 
establishments shall remove litter and debris on a daily basis.  (CDD-P) 

 
19. Required Signs. The following signs may be required to be prominently posted in 

a readily visible manner in English, Spanish, and the predominant language of the 
patrons: 

 

 “California State Law prohibits the sale of alcoholic beverages to persons 
under twenty-one (21) years of age.” 

 

 A copy of these performance conditions, any applicable ABC or City operating 
conditions, and any training requirements shall be posted in at least one (1) 
prominent place within the interior of the establishment where it will be readily 
visible and legible to the employees and patrons of the establishment. 

 
21. Employee Age. Employees shall be at least twenty-one (21) years of age to sell 

and serve alcohol.  (CDD-P, WPD) 
 
22. Lingering Patrons.  The business shall be required to clear the storefront and the 

adjacent parking lots in the immediate vicinity of the establishment of any lingering 
patrons immediately after closing.  (CDD-P, WPD) 

 
23. Conditions of Approval Display.  A copy of the Use Permit Conditions of 

Approval shall be kept conspicuously on the premises of the business and made 
available to any member of the public or enforcement officer wishing to review 
them. (CDD-P) 

 
24. LEAD Training.  All owners, managers and service staff shall follow responsible 

beverage service (RBS) practices and procedures. Owner(s), manager(s) and 
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service staff shall attend ABC’s Licensee Education on Alcohol and Drugs (LEAD) 
training within ninety (90) days from the date of approval of this Use Permit and/or 
employment at the liquor store, and each five (5) years thereafter. Upon completion 
of the training, the applicant shall submit a card verifying full attendance of the 
three and one-half (3.5) hour training to the Community Development Department. 
Failure to attend training and/or retain records on file shall be reported to the 
Planning Commission and may be grounds for imposing additional or different use 
restrictions or revocation of the alcohol sales establishment use permit.  (CDD-P, 
WPD) 
 

25. Security Cameras Instillation. Security camera monitoring system shall be 
maintained in good working order and shall not be recorded over within thirty (30) 
days after initial recording. The system shall support slow motion and high-speed 
playback with zoom capability. (WPD) 

 
26. Permit Term.  The Use Permit shall be valid for 20 years after the effective date 

of this Use Permit unless there is a change of ownership or other substantial 
change in mode or character of operation, at which time a new Use Permit shall 
be required. (CDD-P) 

 
27. Accessibility.  The project shall conform with accessibility requirements to 

buildings and facilities by individuals with disabilities under the American 
Disabilities Act. (CDD-B) 

 
Future Sign Permit: 
 
28. Sign Permit. Any new or proposed changes in the exterior signage for the 

premises shall require Sign and Building Permits through the Community 
Development Department. (CDD-P-B) 

 
Indemnity Provision: 
 
29. Indemnity Provision. The applicant shall sign a defense and indemnity contract 

agreeing to defend, indemnify, and hold harmless the City of Watsonville, its 
elected and appointed officials, officers, employees, and agents arising out Special 
Use Permit (App No. 359), including but not limited to any approval or condition of 
approval of the City of Watsonville Planning Commission or City Council.  The City 
shall promptly notify the applicant of any claim, action, or proceeding concerning 
this permit and the applicant and City shall cooperate fully in the defense of the 
matter. The City reserves the right to select counsel in the defense of the matter. 
(CA) 

 
Key to Department Responsibility 
 
CDD-B  – Community Development Department (Building) 
CDD-P  –  Community Development Department (Planning) 
CDD-E  –  Community Development Department (Engineering) 
PW  –  Public Works Department 
WFD  –  Watsonville Fire Department 
CA –  City Attorney  
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CITY OF WATSONVILLE   EXHIBIT “C” 
PLANNING COMMISSION 
  
      Application No:  70 
      APNs:   016-023-02 
      Applicant:  Watsonville Fiesta Liquor 
      Hearing Date:  November 17, 2020 
 
 
Applicant:  Watsonville Fiesta Liquor 

Address:  602 East Lake Avenue, Watsonville, CA 95076 

Project:  Special Use Permit  

Location: 602 East Lake Avenue, Watsonville, CA 95076 

Purpose:  Allow the establishment of a liquor store (Type 21) ABC License 

under new ownership  

Property Owner:  Anthony Lico, as to an undivided 1/15th interest; Kimberly Lico, as 

to an undivided 1/15th interest; Brandl Lico Solorio, as to an 

undivided 1/15th interest; Jennifer Lico, as to an undivided 1/15th 

interest; Richard Lico, as to an undivided 1/15th interest; Angelina 

De Rosa, as to an undivided 1/3rd interest; and Clementine Jones, 

as to an undivided 1/3rd interest, all as tenants in common 

Address:  PO Box 2583, Hollister, CA 95024 

A Special Use Permit (Application No. 70) to allow the establishment of an off sale beer, 

wine, and distilled spirits license under new ownership at a ±2,000 square foot liquor store  

located at 602 East Lake Avenue, Watsonville (APN 016-023-02), was reviewed by the 

Planning Commission at a public hearing on November 17, 2020, and was conditionally 

approved by adoption of Planning Commission Resolution No.___ __________ (PC) 

together with findings and conditions of approval attached hereto and made a part of this 

permit.   

 

CITY OF WATSONVILLE 
Planning Commission     
 
 
       
Suzi Merriam  
Community Development Director 
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City of Watsonville  
M E M O R A N D U M  
__________________________________________ 
 
DATE:  October 29, 2020   
  
TO:   Planning Commission 
 
FROM: Suzi Merriam, Community Development Director 
 Sarah Wikle, Assistant Planner 
 
SUBJECT: Public Hearing to consider approval of a Special Use Permit 

Application (Application No. 359) to establish a Type 23 ABC License 
under new ownership for an existing microbrewery with a 780 square 
foot tasting room, located at 65 Hangar Way, Suite D (APN: 015-111-
24) 

 
AGENDA ITEM:  November 17, 2020 Planning Commission 

 
 
RECOMMENDATION: 
Staff recommends that the Planning Commission adopt a Resolution approving a Special 
Use Permit Application to establish a Type 23 ABC License under new ownership at an 
existing microbrewery with a 780 square foot tasting room for Elkhorn Slough Brewing LLC 
dba The Slough Brewing Collective, located at 65 Hangar Way, Suite D (APN 015-111-24). 
 
The recommendations are based on the attached findings and conditions of approval. 
 
   BASIC PROJECT DATA 
 
APPLICATION NO.: Application No. 359        APN: 015-111-24 
LOCATION: 65 Hangar Way, Suite D LOT SIZE: ±0.73 acres  
 
PROJECT DESCRIPTION: Special Use Permit Application to establish a Type 23 ABC License 
under new ownership at an existing microbrewery and to expand an existing tasting room from 
180 to 780 square feet, by Elkhorn Slough Brewing, LLC, a limited liability company doing 
business as The Slough Brewing Collective, located at 65 Hangar Way, Suite D 
 
GENERAL PLAN: Industrial (I) 
ZONING:  Industrial Park (IP)  
 
SURROUNDING GENERAL PLAN/ZONING: Industrial (I) in the Industrial Park (IP) Zoning 
District (north, south, and west), Residential Low Density (RLD) in the Single Family Residential 
– Low Density (R-1) Zoning District (east), Public/Quasi Public (P) in the Institutional (N) Zoning 
District (northwest).    
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EXISTING USE:  Microbrewery with a 180 square foot tasting room  
PROPOSED USE: Microbrewery with a 780 square foot tasting room 
SURROUNDING USES: Various industrial uses along Hangar Way, single family residential 

along Jeanette Way, and medical uses along Nielson Street 
 
FLOOD ZONE: Flood Zone X 
 
CEQA REVIEW:  The project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to 
Section 15301 of the CEQA Guidelines. 

 
APPLICANT:  Elkhorn Slough Brewing, LLC dba The Slough Brewing Collective, 65 Hangar 

Way Suite D, Watsonville, CA 95076  
PROPERTY OWNER: DRESJ, LLC, 65 Hangar Way, Suite A, Watsonville, CA 95076 
 
BACKGROUND 

According to Santa Cruz County Assessor’s Office records, the building located at 65 Hangar 
Way was built in 1984. It has housed a variety of industrial related uses since then. The building 
contains four suites: A, B, C and D.  Suites A and B are occupied by Totlcom, an advanced 
telecommunication and Internet-based service provider.  Suite C is occupied by Santa Cruz 
Cider Company. Suite D, the subject site, contains an existing microbrewery.  
 
On January 7, 2015, the Zoning Administrator approved an Administrative Review Permit to 
allow for the establishment of a beer manufacturer at 65 Hangar Way, Suite D (APN: 015-111-
24). 
 
On February 3, 2015, the Planning Commission of the City of Watsonville adopted Resolution 
No. 01-15 (PC), approving a Special Use Permit application (PP2015-5) to allow for the 
establishment of a 2,570 square foot microbrewery (Elkhorn Slough Brewing Company) with a 
180 square foot tasting room at 65 Hangar Way, Suite D (APN: 015-111-24). 
 
On April 1, 2015, the City of Watsonville issued Building Permit (BP2015-52) to allow for a tenant 
improvement to a 2,750 square-foot warehouse space to convert it to a brewery and to upgrade 
the bathrooms to be ADA compliant at 65 Hangar Way, Suite D (APN: 015-111-24).  
 
On October 14, 2016, the Zoning Administrator approved a Minor Modification (PP2016-150) to 
allow for Elkhorn Slough Brewing Company to modify the hours of operation for their tasting 
room from 11:00AM-7:00PM seven days a week to 11:00AM-10:00PM seven days a week at 65 
Hangar Way, Suite D (APN: 015-111-24). 
 
The previously approved Special Use Permit PP2015-5 allowed the establishment a 
microbrewery in a 2,750 square-foot tenant space with a 180 square-foot tasting room.  The 
previous tenant—the Elkhorn Slough Brewing Company—expanded the size of Suite D by 
moving a partition wall by reducing the size of Suite C, without first obtaining review and approval 
by the City.  The proposed Special Use Permit is to allow Elkhorn Slough Brewing Company 
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LLC dba Elkhorn Slough Brewing Company to transfer an existing Type 23 ABC License with a 
tasting room to new ownership, Elkhorn Slough Brewing LLC dba The Slough Brewing 
Collective. 
 
On July 30, 2020, applicant Elkhorn Slough Brewing, LLC dba The Slough Brewing Collective, 
on behalf of property owner DRESJ LLC, submitted a Special Use Permit (Application No. 359) 
to establish a small beer manufacturer (Type 23) ABC License under new ownership for an 
existing microbrewery with a proposed 780 square foot tasting room at 65 Hangar Way, Suite D 
(APN 015-111-24).  
 
PROCESS  

Special Use Permit 

Pursuant to Section 14-16.503(c) of the Watsonville Municipal Code (WMC), a microbrewery 
with a retail tasting room component is conditionally permitted in the IP Zoning District with 
issuance of a Special Use Permit.  Warehouse sales may be permitted if: 
 

1. The area set aside for such sales shall not exceed 20 percent of floor area of the building, 
2. Adequate parking shall be provided, 
3. Sales shall be incidental to the primary building use, and 
4. The sales shall be of a type not usually found in retail zones, or shall be regional in nature. 

 
The Planning Commission is authorized to approve Special Use Permits in accordance with the 
procedures set forth in WMC Sections 14-12.509 through 14-12.512 if it can make the findings 
required by 14-12.513.   
 
The purpose of the Special Use Permit is to ensure the proper integration of uses which, because 
of their special nature, may be suitable only in certain locations or zoning districts or only 
provided that such uses are arranged or designed in a particular manner.  WMC § 14-12.500.  
This special review shall be for the purpose of determining that the proposed use is, and will 
continue to be, compatible with surrounding, existing, or planned uses; and for the further 
purpose of establishing such special conditions as may be necessary to ensure the harmonious 
integration and compatibility of uses in the neighborhood and with the surrounding area.  WMC 
§ 14-12.501. 
 
Alcohol Related Uses Application 

In accordance with WMC Section 14-25.011 (the City’s Alcohol Related Uses Ordinance), an 
application to allow an alcohol sales establishment must provide the following materials: 
 

 Locational information; 

 Business plan; 

 Safety and security plan; 

 Neighborhood compatibility plan; and 

 Community benefits. 
 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1416.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Application Review and Scoring 

Once the applicant submits a complete application, City staff (consisting of the Police Chief, Fire 
Chief, Community Development Director, Finance Director, City Manager or their designees) 
review the application, and interview applicant(s) within 60 days. WMC § 14-25.012. Successful 
applications shall receive a score of at least 80 percent of all available points on the rubric. If an 
application fails, a new application for an alcohol sales permit may be submitted after 90 days 
of notice of rejected application. The Planning Commission shall consider each application for a 
Special Use Permit and shall approve or conditionally approve the permit upon making each of 
the following findings required in WMC Section 14-12.513. 
 
Operational Standards and Conditions of Approval 

The Planning Commission may condition the alcohol related use with minimum operational 
standards, in accordance with WMC Sections 14-25.020 through 14-25.022. 
 
Environmental Review 

The California Environmental Quality Act (CEQA) requires local and state governments to 
consider the potential environmental effects of a project before making a decision on it.  CEQA’s 
purpose is to disclose any potential impacts of a project and suggest methods to minimize 
identified impacts.  Certain classes of projects, however, have been identified that do not have 
a significant effect on the environment, and are considered categorically exempt from the 
requirement for the preparation of environmental documents.  State CEQA Guidelines § 15300. 
 
STANDARD OF REVIEW & APPEAL PROCESS 

The decision whether to approve this Special Use Permit is adjudicative, sometimes referred to 
as quasi-judicial. The Commission is called upon to determine whether this project complies with 
local ordinances. 
 
Whether a particular decision is adjudicative or legislative affects the requirements for findings 
to support the decision. Legislative decisions involve the adoption of broad policies applicable 
to many situations (for example, general plan amendments and zoning ordinance changes).  
Legislative decisions need not be accompanied by findings, unless a State law or City ordinance 
requires them. 
 
Adjudicative (or “quasi-judicial”) decisions, on the other hand, are not policy decisions.  
Adjudicative/quasi-judicial decisions apply already adopted policies or standards to individual 
cases, such as a variance or conditional use permit application.  Adjudicative/quasi-judicial 
decisions are based on evidence and must always be supported by findings.1    
 
The decision before the Planning Commission—a Special Use Permit—is an adjudicative/quasi-
judicial decision and requires findings, either for denial, or as recommended, for approval that is 
supported by substantial evidence. Toigo v Town of Ross (1998) 70 Cal App 4th 309; see also 
Petrovich v. City of Sacramento (2020) 48 Cal App 5th 963 

                                            
1 Quasi-judicial decisions require the decision-making body to take evidence and use its judgment to make factual 
as well as legal determinations about whether a particular property or project meets the standards established by 
the land use ordinance. 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1412.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://govt.westlaw.com/calregs/Document/IDF1994D0D48811DEBC02831C6D6C108E?viewType=FullText&originationContext=documenttoc&transitionType=CategoryPageItem&contextData=(sc.Default)
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If the Planning Commission’s decision is appealed, the City Council will consider whether the 
action taken by the Planning Commission was erroneously taken and may sustain, modify or 
overrule the action.  In order for an official action to be overturned by an appeal, the City Council 
must find that the action taken by the Planning Commission was taken erroneously and was 
inconsistent with the intent of the Zoning District regulations that regulate the proposed action.  
WMC § 14-10.1106 
 
A lawsuit is required to challenge a Council’s decision.  A reviewing court will consider whether 
an adjudicative/quasi-judicial decision by the Council was supported by adequate findings.  
Courts scrutinize adjudicative/quasi-judicial decisions closely.  An action may be overturned if 
the City (1) exceeded its authority, (2) failed to provide a fair hearing2, or (3) made a decision 
not supported by substantial evidence (also called “a prejudicial abuse of discretion”).   
Another important difference between legislative and adjudicative/quasi-judicial decisions is the 
substantial evidence standard: in weighing evidence of what happened at the Council meeting, 
courts go beyond whether a decision was “reasonable” (the legislative standard).  Court’s 
reviewing adjudicative/quasi-judicial decisions look to make sure the decision is supported by 
substantial evidence. Denied applicants argue the there is no substantial evidence to support 
the decision.  Cities usually assert there is substantial evidence to support the decision and rely 
on (1) the written words in the staff findings, (2) the statements by those presenting at the 
hearing, and (3) the words of the Planning Commission or Council.  
 
DISCUSSION 

Existing Site  

The 0.72± acre subject site is in a light industrial area and developed with an existing industrial 
building with four tenant spaces, Suites A-D. Businesses in the building include a technology 
services company in Suite A, a hard cider manufacturer with a tasting room in Suite C, and a 
microbrewery with a tasting room in Suite D (Elkhorn Slough Brewing LLC). Parking is along the 
northern property line. Access is granted from a driveway approach on Hangar Way.  To the 
north, west, and south of the site are other light industrial uses. Across Hangar Way at the corner 
of Nielson Street is a medical office use currently under construction. To the east is single family 
residential development that is accessed from Jeanette Way. See Figure 1 for an aerial view 
and Figure 2 for the site plan for The Slough Brewing Collective. 
 

                                            
2 Petrovich, supra  

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1410.html
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FIGURE 1 Aerial view of the project site and surrounding area 
Source: Santa Cruz County GIS, 2016 

 
 

 
FIGURE 2 Site Plan for “The Slough Brewing Collective”   
Source: Plan Set, received July 30, 2020 

 

Floor Plan 

The brewing operations for The Slough Brewing Collective are proposed to be located to the 
rear of the tenant space with the tasting room closest to the entrance and roll up door. See 
Figure 3 for the floor plan.  
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FIGURE 3 Proposed Floor Plan for “The Slough Brewing Collective” 
Source: Plan Set, received July 30, 2020 
 

As shown on the proposed floor plan, a majority of the 4,000 square-foot tenant space is 
dedicated to the manufacturing (brewing) of beer. Dry storage of ingredients is to the left of the 
front entry. Next to the dry storage area is an office. To the rear of the dry storage is the brew 
house, cellar and two ADA compliant restrooms. Along the rear wall is a large, walk-in storage 
room.  In front of this is the serving area where patrons may order drinks and pick out bottled 
beer from a walk-in cooler.  Retail sales are confined to a 780 square-foot “open seating” area, 
which represents 19.5 percent of the 4,000 SF tenant space of Suite D. 
 
The previously approved Special Use Permit PP2015-5 allowed the establishment a 
microbrewery in a 2,750 square-foot tenant space with a 180 square-foot tasting room.  The 
previous tenant—the Elkhorn Slough Brewing Company—expanded the size of Suite D by 
moving a partition wall without first obtaining review and approval by the City.  A condition of 
approval requires the applicant to obtain a Building Permit to allow the inspection of the relocated 
wall for conformance with the Building Code and recognize the expanded size of the tenant 
space from 2,750 to 4,000 square feet.  All non-permitted construction shall be legalized within 
6 months of project approval. Another condition of approval sets the maximum size of the tasting 
room for retail sales at 20 percent (or 800 square feet). 
 
Parking 

WMC Section 14-17.501(a) requires one space for each employee on shift with the maximum 
number of personnel or 1 space for each 1,000 square feet of gross floor area, whichever is 
greater. For the retail portion of The Slough Brewing Collective, 1 space per 100 square feet of 
floor area is required. WMC § 14-17.801(i). The total parking requirement for this use is 12 
parking spaces (four for manufacturing, eight for the retail component).  
 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1417.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1417.html
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The parking requirement for Santa Cruz Apple Cider Company is five parking spaces. The 
parking requirement for Toltcom is nine parking spaces pursuant to WMC Section 14-17.701(j).  
 
The total number of required parking spaces is 26 spaces and 28 parking spaces are provided 
on site. 
 
Hours of Operation 

The proposed hours of operation for the tasting room at The Slough Brewing Collective are 
1:00PM to 9:00PM Tuesday, Wednesday, and Thursday and 12:00PM to 10:00PM on Friday, 
Saturday and Sunday.   

 
The proposed hours have been reviewed by the Watsonville Police Department and were found 
to be acceptable.  These hours of operation are consistent with the hours of operation for a 
microbrewery with a tasting room as outlined in the City of Watsonville’s Alcohol Related Uses 
Ordinance. 
 
Police Review 

The Watsonville Police Department tracks all alcohol licenses in the City and the reported crime 
associated with these sites.  The Police Department also confirms whether alcohol license 
holders comply with ABC regulations.  
 
Police review did not identify any crimes or criminal activity associated with the existing 
microbrewery.  In addition, as a Type 233  ABC License is neither an on-sale nor off-sale license 
but a manufacturing license with retail privileges, this type of license is not counted towards 
overall on-sale/off-sale license concentration. 
 
Type 23 ABC License 

ABC issues various licenses for the sale of alcohol for different types of establishments. A “micro-
brewery” is a small-scale brewery operation that generally produces approximately 15,000 
barrels a year. Its beer products are primarily intended for local and/or regional consumption. 
Typically, these operations are dedicated to the production of specialty beers, although some do 
have a restaurant or pub on their manufacturing plant. 

                                            
3 ABC Type 23 - Small Beer Manufacturer (Less than 60,000 barrels per year) The privileges and limitations for this type of license are the same 

as for other beer manufacturers. The only difference is the license fees. (See also Type 1 – Beer Manufacturer.) This license formerly related 
only to Steam beer. “Steam” beer is made by fermentation at cellar temperature rather than near freezing as is the case with other beers. It is 
made using only one type of malt–malted barley. It contains no corn, rice or other cereal grains as regular beers normally do. The method of 
carbonation is entirely natural and involves a process known as Krausening. This process requires taking beer which has been completely 
fermented and adding to it beer which is still fermenting. This causes a second fermentation to occur. The Krausening process in beer 
corresponds closely to the “bulk process” in making some types of sparkling wines. The most common users of this license are operators of 
micro-breweries and brewpubs. These designations are not to be construed as legal definitions. Their use below is only for descriptive purposes. 

“Micro-brewery“: A small-scale brewery operation that generally produces approximately 15,000 barrels a year. Its beer products are primarily 
intended for local and/or regional consumption. Typically, these operations are solely dedicated to the production of specialty beers, although 
some do have a restaurant or pub on their manufacturing plant. 

“Brewpub“: Typically, a very small brewery with a restaurant where the beer it produces is sold in draft form exclusively at its own premises. This 
operation often sells other supplier’s bottled beer, including other hand-crafted or micro-brewed beers as well as wine to patrons for consumption 
on its premises. See “Special Note” below. 

Special Note: A brewpub-restaurant (Type 75) license, authorized under Section 23396.3, has a limited brewing privilege and may sometimes 
be referred to as “brewpub.” However, the Type 75 is an on-sale retail license with significant differences/limitations in license privileges from 
those of a true “beer manufacturer” (either Type 01 or Type 23). 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1417.html
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Existing facilities with a small beer manufacturer (Type 23 ABC license) are not subject to the 
discretionary powers4 of the Local Governing Body. The proposed use has been conditioned 
with standard conditions for microbreweries with retail sales to ensure that it will conform with 
applicable regulations and not have any negative impacts on the neighborhood. 
 
LEAD Training 

A condition of approval requires all service staff, managers and owners attend Licensee 
Education on Alcohol and Drugs (LEAD) training within ninety (90) days of approval of this Use 
Permit and/or employment at the restaurant to ensure they understand responsible beverage 
service practices and procedures regarding the sale and service of alcohol. The applicant is 
required to submit verification of LEAD training attendance to the Community Development 
Department.   
 
Compliance with Alcohol Ordinance 

WMC Chapter 14-25 regulates the location and operation of alcohol establishments within the 
City.  This chapter is intended to reduce alcohol-related environmental and social problems by 
regulating the use, operation, and location of new alcohol establishments selling alcoholic 
beverages in relation to existing alcohol licensees and their proximity to sensitive uses and 
facilities customarily to be used by children and families.     
 
In accordance with WMC Section 14-25.011, the applicant provided the following information 
regarding their Business Plan for The Slough Brewing Collective: 
 

The business is a craft brewery located just half a mile off of the Airport Boulevard exit on 
Highway 1 in Watsonville. This makes it easily accessible to potential customers from the 
Monterey, Salinas, Pajaro Valley, and Santa Cruz areas. The brewery is located in an 
industrial complex with ample parking. The neighbors are a craft cidery, Santa Cruz Cider 
Company, which helps bring customers to the area who are looking for a varied 
experience. 
 
The business will focus on high quality beers of a varied selection in order to present itself 
as a brewery for the people. Our aim is to brew for our customers, and to not alienate 
anyone in our community by adhering to a strict style dogma. As a principal, we intend to 
provide lower alcohol beers that allow for a more relaxed, pleasurable experience without 
the issues that come from an abundance of high alcohol selections. 
We will offer higher alcohol selections, but we will require moderation from our customers 
when ordering these beers. They will be served in smaller portions, and we will limit the 
number of portions a single customer can buy. 
 
We also intend to use ingredients from our region, and even our immediate community. 
We plan to highlight these local ingredients and local producers in some of our more 
premium beers. 

                                            
4 Discretionary powers allow the exercise of judgment, deliberation or decision in approving or denying a particular activity by the decision-

making authority.  Non-discretionary powers merely allow the determination whether there is conformity with applicable ordinances or regulations 
(aka ministerial decision). 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Also in accordance with WMC Section 14-25.011, the applicant provided the following 
information in their Neighborhood Compatibility Plan: 
 

Each weekday, starting early in the morning, a member of the brewing staff will arrive at 
the brewery and begin production. Before anything else, the brewing staff will ensure that 
all product and production areas were safe and secure overnight. This will entail checking 
all locks on the entry doors, on the roll up doors, and on the back gate.   
 
Then the managing production staff will check the cameras for any activity overnight.  The 
staff will observe all areas containing our product and look for anything suspicious, such 
as missing cans, bottles, or kegs. The production staff will then check all ports and valves 
on production tanks to ensure that they are closed and in the position they were left, and 
they will double check for leaking. Then they will check and record the status of each tank 
in production, noting any irregularities.  
 
After the facility is appropriately inspected, the production staff will begin daily brewing 
and cellaring duties. This will vary on a daily basis, but will generally include milling grain, 
heating water, transferring liquid with pumps, mixing crushed grain and heated water, 
boiling liquid, cleaning vessels, packaging beer in kegs, bottles, and cans, testing 
gravities and pH of product in process, inventory, general cleanliness of the brewery, 
stocking the taproom walk-in cooler, and cleaning taproom lines every other week.  
 
From 1pm to 9pm on weekdays, and noon to 10pm on weekends, the front door will be 
unlocked and patrons will be allowed to come inside. The bar will be counter service, 
meaning patrons will be required to come to the bar to order, which allows bar staff to 
more easily regulate over-serving, and not serving minors. Staff will take the patron’s 
order, verify their age, and put the order through our POS system, and fill the order from 
the tap or the retail fridge. When there is no line, staff will walk around the brewery to 
collect dirty glassware and spot clean. While walking around, the staff will observe that 
all rules are being followed by patrons, and that no minors have access to alcoholic 
beverages. The staff will then return to the bar with dirty glassware and place it in the 
dishwasher for cleaning. After cleaning, the staff will restock the clean glassware.” 
 

Additionally, the applicant provided the following information for their Safety and Security Plan: 
 

Security Cameras 
Our brewery will be outfitted with 4 cameras facing areas that are key to the security of 
the business, and areas that may be hard to see for bartenders when on duty, such as a 
view of the outside of the front door and the parking lot. One camera will be placed above 
the office door and face the main entrance and the parking lot, another angle will face the 
main seating area, the bar, the inventory fridge, and cash register. A third camera will 
face the dry storage area of the production side, with a view of the production floor and 
the back door. The last camera will face the exterior back door. We will have a monitor 
screen behind the bar that is linked to each camera to help staff monitor all areas while 
behind the bar.  

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Staff Training 
All employees and owners will be required to go through the Licensee Education on 
Alcohol and Drugs (LEAD) Program through the California Department of Alcoholic 
Beverage Control; the purpose of this program is to help employees and employers 
handle situations in which customers have become agitated due to alcohol consumption 
and provides staff with de-escalation techniques. The LEAD program also helps staff 
monitor customer consumption, identify potentially intoxicated customers and prevent 
over serving.  
 
The Slough Brewing Collective will also implement Homeroom’s “Not on the Menu” anti-
harassment system; this “Color Code of Conduct” has been hailed as a best practice by 
the Equal Employment Opportunity Commission (EEOC). The purpose of the system is 
to ensure that every employee feels safe and supported at work. Not on the Menu is a 
three-tiered color-coded system that establishes visual and verbal cues to  
Immediately explain the situation being experienced by staff and provides employees and 
management with actions to take. The system allows staff to identify potentially 
problematic behaviors and scenarios and prevent them from escalating.  

 
In accordance with WMC Sections 14-25.021 and 14-25.022, all operational standards 
applicable to an off sale general ABC License are incorporated as Conditions of Approval. For 
more information on the Alcohol Related Uses Application, see Attachment 2. 
 
Interview Scoring 

The application was initially reviewed in August 2020 for completeness. After the application was 
deemed complete, the applicant was interviewed by a selection committee consisting of the 
Police Chief, Fire Chief, Community Development Director, Finance Director, and City Manager 
or their designees. The applicant was then interviewed and scored based on four main 
categories: location (200 points), business plan (350 points), neighborhood compatibility plan 
(375 points), and a safety and security plan (450 points). There are bonus points that applicants 
may receive for community benefits (50 points), labor and employment (25 points), and local 
enterprise/qualifications of principals (75 points). The maximum possible score for an alcohol 
related use application for a microbrewery with a tasting room is 1,375 points, excluding the 
bonus points. An applicant must receive a minimum score of points (80%) to be approved.  
 
On September 29, 2020, Ericks Celis, Benjamin Ward, and Jorge Vasquez, applicant (The 
Slough Brewing Collective), on behalf of property owner representative Sam Bishop, were 
interviewed by City Staff and received a score of 1,315. With bonus points included the 
application received a score of 1,455 out of 1,375 points. A summary related to the interview 
scoring follows each interview category can be found in Attachment 3. 
 
Special Use Permit and Alcohol Related Uses Findings 

The Planning Commission shall make the findings required in WMC Sections 14-25.013 and 14-
12.513 to approve or conditionally approve the Special Use Permit allowing the operation of an 
existing brewpub under new ownership.  The applicant has demonstrated through their Alcohol 
Related Uses Application and Alcohol Related Uses Interview conformance with the City of 

https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
https://www.codepublishing.com/CA/Watsonville/#!/Watsonville14/Watsonville1425.html
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Watsonville’s Alcohol Related Uses Ordinance. As such, the Planning Commission may make 
required findings to approve the requested Special Use Permit.  
 
Environmental Review 

The proposed project is eligible for a Class 1 Categorical Exemption per Section 15301 of the 
State CEQA Guidelines as it involves establishing an alcohol license (ABC Type 20) under new 
ownership and involves no expansion of the existing use. The project will not involve any interior 
or exterior modifications. 
 
CONCLUSION 

As conditioned, the proposal to establish a microbrewery with a tasting room (Type 23 ABC 
License) under new ownership at 65 Hangar Way, Suite D satisfies the requirements of WMC 
Chapter 14-12 (Special Use Permit) and WMC Chapter 14-25 (Alcohol Related Uses).  
Therefore, Staff therefore recommends that the Planning Commission approve the proposed 
Special Use Permit. 
 
ATTACHMENTS 

1. Site and Vicinity Map 
2. Alcohol Related Uses Application (received on 7/30/2020, revised 10/26/2020) 
3. Alcohol Related Uses Rubric – On Sale (interview conducted on 9/29/2020) 
4. Floor Plan (received on 7/30/2020, revised 10/26/2020) 
5. Site Plan (received on 7/30/2020) 
 
Electronic copies of the above attachments are available on the city’s website at: 
https://www.cityofwatsonville.org/DocumentCenter/Index/157  
 

https://www.cityofwatsonville.org/DocumentCenter/Index/157


Site and Vicinity Map

PROJECT: 359
APPLICANT: Ericks Celis
APN#s: 015-111-24
LOCATION OF PROJECT: 65 Hangar Way Ste D

Prepared by Watsonville GIS Center 8/10/2020 [20-024]

This Document is a graphic representation only of best available sources.
The City of Watsonville assumes no responsibility for any errors.
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P:\CURPLAN\Projects\65 Hangar Way, Suite D (SUP - Transfer of ABC license)\Alcohol Related Uses Rubric - on sale.docx | 9/28/2020| 10:16 AM | page 1 

LOCATION 

Score Max 
Score 

Questions Answers 

25 25 Detailed description of the proposed location. Provides description of location 

25 25 List of surrounding uses within 100 feet. Provides surrounding uses within 100 feet  

50 50 No existing sensitive uses within 300 feet. No existing sensitive use within 300 feet  

25 25 Location identified on plans for queuing patrons, 
drop off areas and adequate restroom facilities. 

Provided on plan set  

25 25 Location within walking distance to public 
transportation? (1/4 mile) 

Located within ¼ mile to a bus stop (located 
at Anna Street and Hangar Way) 

25 25 Is the business located in a census tract with high 
crime per ABC regulations? (points earned if 
answer is no). 

Not applicable per ABC 

25 25 Is the business located in a census tract that is over 
concentrated per ABC regulations? (points earned 
if answer is no) 

Not applicable per ABC  

200 200 TOTAL  
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BUSINESS PLAN  

Score Max 
Score 

Questions Answers 

75 75 A detailed description of daily operations: (staffing 
plan, menu, staff training and procedures). 

Detailed description of daily operations 
provided 

50 50 Proposed operating hours? (Does it comply with 
standard hours of operation per Ordinance?) 

Proposed operating hours are M-F 1PM to 
9PM and 12PM-10PM S-Sun. Hours comply 
with Alcohol Related Uses Ordinance 

75 75 A budget of construction, operation, maintenance, 
compensation of employees, equipment costs, 
utility costs and other operations costs. 

Break down of operational costs provided in 
appendix, no construction costs provided as 
the proposal is a transfer of ownership  

25 25 Proof of capitalization, in form of documentation of 
cash or other liquid assets on hand, letters of credit 
or other equivalent assets. 

Discussion of sources of capital provided  

50 50 Three professional letters of reference. (1 – 
Character and 2 – Business experience) 

Six professional letters of reference provided 

25 25 Full service restaurant and/or food service 
available during operating hours? 

Food will be made available during operating 
hours  

50 50 Does the business propose family friendly activities 
or shared spaces for adults and children? 

Business proposes to be hub for community 
events 

350 350 TOTAL  
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NEIGHBORHOOD COMPATIBILITY PLAN 

Score Max 
Score 

Questions Answers 

200 200 Management plan for interior and exterior areas, both 
public and private to prevent nuisances: 

 Noise control measures for uses with outdoor 
areas 

 Sufficient signage 

 Sufficient lighting for safety 

 Clear measures to avoid sales to minors 

 Measures for reporting crime 

 Litter control measures 

 Sound walls and/or sound attenuation 
material to be installed if needed 

Details opening and closing procedures 
where business owners will check taproom 
for any trash/dirty glassware, will check ID of 
patrons utilizing POS system, will coordinate 
with appropriate representatives to have 
event comply with noise control measures. 
Plan to have 4 security cameras in the 
following areas: 1 facing the parking lot, one 
facing the tasting room floor area, one near 
the office/dry storage area and one for the 
exterior back door. Manager to be on-site 
during all hours of operation. Trash 
receptacles will be located in high traffic 
areas. Will utilize ambient lighting and 
spotlights for outdoor lighting. 

50 50 Procedures to monitor areas adjacent to business to 
include litter clean up on a regular basis. 

Liter will be contained within tasting room 
area.  

50 50 Signage posted near exit doors alerting patrons to 
any residential neighbors. 

Located in IP Zoning District, residential 
accessed from Jeanette Way. Signage not 
applicable 

50 50 Procedures to ensure patrons comply with noise, 
parking, and any other requirements to prevent 
conflicts with adjacent residences/businesses. 

Do not have plans to have amplified music. 
Hours of operation from 1pm-9pm 
weekdays and 12pm-10pm on weekends 

0 25 Bike racks provided. No bike racks provided on site 

350 375 TOTAL  
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SAFETY AND SECURITY PLAN  

Score Max 
Score 

Description Answers 

75 100 Does the business have a well thought out security 
plan? 

 Security training plan for all security guards if 
entertainment is proposed (may include off-
duty police). 

 Scheduling of security personnel to patrol 
inside and outside of business and restricting 
entry during peak business times. 

According to the business plan, no live 
entertainment events will be taking place.  
Applicant discussed procedures to limit 
crowding during events, including selling or 
tickets and bracelets to monitor adults 
consuming alcohol. 

25 25 Plan indicates maximum occupancy of facility. Retail max occupancy provided on floor plan 

125 125 Site and floor plans showing existing floor plan and 
a proposed floor plan, if changes are to be made. 

Site plan and floor plan provided.  

40 50 Written procedures to address crowd control during 
operating hours (specify procedures after closing). 

Specify procedures around last call (half 
hour before closing) and will encourage 
patrons to take alternative modes of 
transportation if they have been drinking. No 
new patrons will be allowed in the 
establishment once last call is announced. 

50 50 Procedures for encouraging patrons to use 
alternative transportation to and from business to 
include ride share programs, public transportation 
and/or walking? 

Safety and security plan discusses 
encouraging different modes of 
transportation including Uber/Lyft  

100 100 Planned LEAD training of owners, managers, and 
staff. 

Discusses LEAD training requirement for all 
staff, Cicerone Beer Server certification 
program, and Not on the Menu anti-
harassment training.  

415 450 TOTAL  
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COMMUNITY BENEFITS (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 A description of how the facility will benefit the 
community. 

Wants to partner with community 
organizations to partake in fundraising, 
community events 

25 25 Community events and/or entertainment open to 
all ages. 

Community events open to all ages 

50 50 TOTAL  

 

LABOR AND EMPLOYMENT (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 Local hiring policy Plans to hire locally  

25 25 TOTAL  

 

 

 

 

 

 

 

Attachment 3
Page 5 of 6



P:\CURPLAN\Projects\65 Hangar Way, Suite D (SUP - Transfer of ABC license)\Alcohol Related Uses Rubric - on sale.docx | 9/28/2020| 10:16 AM | page 6 

LOCAL ENTERPRISE/QUALIFICATIONS OF PRINCIPALS (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 Business owner or main partners live within the 
City of Watsonville. 

One of main partners resides in Watsonville 

25 25 Business owner or main partners live within Santa 
Cruz County 

All business owners reside in Santa Cruz 
County 

15 25 Business owner or main partners have previously 
owned a similar alcohol-serving business in good 
standing. 

Business owners have prior experience 
brewing and processing beer for a variety of 
local breweries. 

65 75 TOTAL  
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RESOLUTION NO.   ________ (PC) 
           

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE, CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
(APPLICATION NO. 359) TO ALLOW THE ESTABLISHMENT OF A 
SMALL BEER MANUFACTURER (TYPE 23) ABC LICENSE UNDER 
NEW OWNERSHIP FOR AN EXISTING MICROBREWERY WITH A 780 
SQUARE FOOT TASTING ROOM (ELKHORN SLOUGH BREWING LLC 
DBA THE SLOUGH BREWING COLLECTIVE) LOCATED AT 65 
HANGAR WAY, SUITE D, WATSONVILLE, CALIFORNIA (APN 015-111-
24)  
 

Project: The Slough Brewing Collective 
APN: 015-111-24 

 
 

 WHEREAS, on July 30, 2020, an application for a Special Use Permit (Application 

No. 359) to allow the establishment of a Type 23 ABC License for a small beer 

manufacturer and operation of a 780 square foot tasting room under new ownership at 

65 Hangar Way, Suite D, Watsonville, California, was filed by The Slough Brewing 

Collective, applicant, on behalf of DRESJ LLC, property owner; and 

 WHEREAS, the project site is designated Industrial (I) on the General Plan Land 

Use Diagram and is within the Industrial Park (IP) Zoning District; and 

 WHEREAS, the project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to Section 15301 

of the CEQA Guidelines; and  

 WHEREAS, According to Santa Cruz County Assessor’s Office records, the 

building located at 65 Hangar Way was built in 1984. It has housed a variety of industrial 

related uses since then; and 

 WHEREAS, On February 3, 2015, the Planning Commission of the City of 

Watsonville adopted Resolution No. 01-15 (PC), approving a Special Use Permit 
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application (PP2015-5) to allow for the establishment of a 2,570 square foot microbrewery 

(Elkhorn Slough Brewing Company) with a 180 square foot tasting room at 65 Hangar 

Way, Suite D (APN: 015-111-24); and   

 WHEREAS, On April 1, 2015, the City of Watsonville issued Building Permit 

(BP2015-52) to allow for a tenant improvement to a 2,750 square foot warehouse space 

to convert it to a brewery and to upgrade the bathrooms to be ADA compliant at 65 Hangar 

Way, Suite D (APN: 015-111-24); and 

 WHEREAS, On October 14, 2016, the Zoning Administrator approved a Minor 

Modification (PP2016-150) to allow for Elkhorn Slough Brewing Company to modify the 

hours of operation for their tasting room from 11:00AM-7:00PM seven days a week to 

11:00AM-10:00PM seven days a week at 65 Hangar Way, Suite D (APN: 015-111-24); 

and 

 WHEREAS, notice of time and place of the hearing to consider Special Use Permit 

(Application No. 359) was given at the time and in the manner prescribed by the Zoning 

Ordinance of the City of Watsonville. The matter called for hearing evidence both oral and 

documentary introduced and received, and the matter submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, attached 

hereto and marked as Exhibit “A,” in support of the Special Use Permit (Application No. 

359) to allow the establishment of a small beer manufacturing license with a 780 square 

foot tasting room at an existing microbrewery at 65 Hangar Way, Suite D (APN 015-111-

24). 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 
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 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby grant approval of Special Use Permit (Application No. 359), 

attached hereto and marked as Exhibit “C,” subject to the Conditions attached hereto and 

marked as Exhibit “B,” to allow the establishment of a small beer manufacturing license 

with a 780 square foot tasting room under new ownership at an existing microbrewery at 

65 Hangar Way, Suite D (APN 015-111-24). 

 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 

17th day of November, 2020, by Commissioner________________, who moved its 

adoption, which motion being duly seconded by Commissioner_________, was upon roll 

call, carried and the resolution adopted by the following vote: 

 

Ayes:  Commissioners:  

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Mathew H. Jones, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE   EXHIBIT “A” 
PLANNING COMMISSION 
  
      Application No:  359 
      APN:   015-111-24 
      Applicant:  The Slough Brewing Collective 
      Hearing Date:  November 17, 2020 
 
 
SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513)  
 
The purpose of the Special Use Permit is to allow the establishment of a microbrewery 
with a 780 square foot tasting room to new ownership in accordance to WMC Chapter 
14-16. 
 
1. The proposed use at the specified location is consistent with the policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations. 

 
Supportive Evidence 
As industrial land is intended to serve the industrial needs of a community. A 
microbrewery is an allowed use on land designated Industrial in the City’s General 
Plan. Establishing a microbrewery with a tasting room is allowed as a conditional 
use in the IP zone with approval of a Special Use Permit.  
 
In accordance with IP zoning district regulations concerning retail sales under 
WMC Section 14-16.503(c), the proposed 780 square foot tasting room does not 
exceed 20 percent of the floor area. Adequate parking is provided for all uses on 
site, as 26 parking spaces are required and 28 parking spaces are provided. The 
tasting room is incidental to the primary use of the project site as a beer 
manufacturer. The Slough Brewing Collective sells beer on-site and distributes to 
a variety of retailers throughout Santa Cruz County. 
 
The requested Special Use Permit for the establishment of a small beer 
manufacturing ABC License for an existing microbrewery with a 780 square foot 
tasting room under new ownership has been conditioned to conform to all 
applicable requirements of Chapter 14-25 (Alcohol Related Uses) of Chapter 14-
16 (Zoning). 
 

2. The proposed use is compatible with and preserves the character and 
integrity of adjacent development and neighborhoods and includes 
improvements or modifications either on-site or within the public rights-of-
way to mitigate development related adverse impacts such as traffic, noise, 
odors, visual nuisances, or other similar adverse effects to adjacent 
development and neighborhoods. 

 
Supportive Evidence 
Pursuant to WMC Section 14-16.503(c) and WMC Chapter 14-25, establishing a 
small beer manufacturing license with a 780 square foot tasting room under new 
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ownership is allowed via issuance of a Special Use Permit. Standard conditions 
have been placed on the microbrewery with a 780 square foot tasting room to 
ensure adverse impacts do not occur related to alcohol sales, in accordance with 
WMC Sections 14-25.021 and 14-25.022. These conditions ensure the 
microbrewery will be compatible with the neighborhood. 
 

3. The proposed use will not generate pedestrian or vehicular traffic which will 
be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood. 

 
Supportive Evidence 
The proposed project is an existing microbrewery with a 780 square foot tasting 
room that is changing ownership. The Special Use Permit to establish a small beer 
manufacturing license with alcohol sales under new ownership will not generate 
additional pedestrian or vehicular traffic that will be hazardous or conflicting with 
the existing and anticipated traffic in the neighborhood. 

 
4. The proposed use incorporates roadway improvements, traffic control 

devices or mechanisms, or access restrictions to control traffic flow or divert 
traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets. 

 
Supportive Evidence 
The establishment of an existing microbrewery with an expanding tasting room 
under new ownership will be accommodated within the existing structure at 65 
Hangar Way. The existing building footprint will not be made larger to 
accommodate the expanded tasting room. No additional modifications are 
proposed as part of this Use Permit, and no additional traffic impacts are 
anticipated to occur as a result of establishing an existing microbrewery with a 
tasting room under new ownership. As such, no additional onsite or roadway 
improvements or modifications are required as part of this Use Permit. 
 

5. The proposed use incorporates features to minimize adverse effects, 
including visual impacts and noise, of the proposed special use on adjacent 
properties. 

 
Supportive Evidence 
As stated previously, standard conditions have been placed on the microbrewery 
with a 780 square foot tasting room to ensure adverse impacts do not occur related 
to alcohol sales, in accordance with WMC Sections 14-25.021 and 14-25.022. 
These conditions ensure the proposed microbrewery with tasting room will 
continue to be compatible with the neighborhood.   

 
6. The proposed special use complies with all additional standards imposed on 

it by the particular provisions of this chapter and all other requirements of 
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this title applicable to the proposed special use and uses within the 
applicable base zoning district. 

 
Supportive Evidence 
As stated previously, the proposed use is required to comply with standard 
operational conditions for a microbrewery with a tasting room, which limit the hours 
of operation, and prohibit the drive-through service of alcohol.  The microbrewery 
with a tasting room has been conditioned to require that all managers and 
employees attend LEAD training within 90 days of approval of this Use Permit 
and/or employment at the microbrewery. 
 

7. The proposed special use will not be materially detrimental to the public 
health, safety, convenience and welfare, and will not result in material 
damage or prejudice to other property in the vicinity. 

 
Supportive Evidence 
The existing microbrewery with a 780 square foot tasting room complements the 
existing industrial uses in the vicinity of the project site. As conditioned, the 
microbrewery with alcohol sales will be required to comply with all requirements of 
an establishment with retail alcohol sales in the IP Zoning District, including 
limitations on the floor area dedicated to retail sales.  
 
Police review did not identify any crimes or criminal activity associated with the 
existing microbrewery.  In addition, as a Type 23 ABC License is neither an on-
sale nor off-sale license but a manufacturing license with retail privileges, this type 
of license is not counted towards overall on-sale/off-sale license concentration. 

 
As conditioned, the establishment of an existing microbrewery with alcohol sales 
under new ownership will not be detrimental to the public health, safety, 
convenience and welfare, and will not result in material damage or prejudice to 
other property in the vicinity.   
  
In addition, the project site is within a developed area that is currently served by 
municipal services, including water, sewer, police and fire, and therefore would not 
cause serious a public health or safety problem to future patrons of the 
microbrewery with alcohol sales and adjacent industrial businesses. 
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ALCOHOL-RELATED USE FINDINGS (WMC § 14-25.013)  
  
1. The proposed use received the minimum score necessary to issue a 

conditional use permit. 
 

Supportive Evidence 
The application received a passing score of 1,315, exceeding the minimum score 
of 1,375 points. 
 

2. The proposed use will not cause adverse noise, liter, crowd control, or 
parking impacts. 

 
Supportive Evidence 
The subject site is an existing microbrewery with a 780 square foot tasting room. 
Adequate parking exists for all industrial uses located at 65 Hangar Way, as 26 
parking spaces are required and 28 parking spaces exist. The applicant has 
indicated that signage will be posted both inside and outside the existing business, 
altering patrons to keep noise to a minimum while on the premises. The location 
of existing lighting and security cameras provides adequate security for the 
microbrewery with alcohol sales. As conditioned, the proposed use will not cause 
adverse noise, litter, crowd control, or parking impacts for the surrounding 
development. 
 

3. The proposed use will not create objectionable conditions that constitute a 
nuisance, as defined in California Business and Professions Code Section 
24200(f)(2). 

 
Supportive Evidence 
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses pursuant to WMC Sections 14-25.021, 14-25.022, and 14-25.030, 
will not create objectionable conditions that constitute a nuisance, as defined in 
California Business and Professions Code Section 24200(f)(2). 

 
4. The proposed use will maintain all levels of service, including but not limited 

to the provision of security, maintenance of premises, LEAD training, and 
professional management as identified in the original application. 

 
Supportive Evidence 
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses, will maintain all levels of services, including but not limited to 
provisions of security cameras, maintenance of premises, LEAD training, and 
professional management as identified in the original application. 
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CITY OF WATSONVILLE   EXHIBIT “B” 
PLANNING COMMISSION 
  
      Application No:  359 
      APNs:   015-111-24 
      Applicant:  The Slough Brewing Collective  
      Hearing Date:  November 17, 2020 
 
 

SPECIAL USE PERMIT  
CONDITIONS OF APPROVAL 

 
General Conditions: 
 
1. Approval.  This approval applies to the application submitted on July 30, 2020 by 

The Slough Brewing Collective, and identified as “Special Use Permit” for the 
establishment of an existing microbrewery with a 780 square foot tasting room 
under new ownership, received by the Community Development Department on 
July 30, 2020.  (CDD-P) 

 
2. Conditional Approval Timeframe.  This Special Use Permit (Application No. 359) 

shall be null and void if not acted upon within 24 months from the effective date 
of the approval thereof.  Time extensions may be considered upon receipt of 
written request submitted no less than forty-five (45) days prior to expiration and 
in accordance with the provisions of Section 14-10.1201 of the Watsonville 
Municipal Code (WMC). (CDD-P) 

 
3. Modifications.  Modifications to the project or conditions imposed may be 

considered in accordance with WMC Section 14-10.1305.  (CDD-P)  
 
4. Compliance. The proposed use shall be in compliance with Use Permit Conditions 

of Approval, all local codes and ordinances, appropriate development standards, 
and current City policies.  Any deviation will be grounds for review by the City and 
may possibly result in revocation of the Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10.  (CDD-P) 

 
5. Grounds for Review.  The project shall be in compliance with the conditions of 

approval, all local codes and ordinances, appropriate development standards, and 
current City policies. Any deviation will be grounds for review by the City and may 
possibly result in revocation of the Special Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10, or other code enforcement actions, pursuant to WMC Chapter 14-
14.  (CDD-P) 

 
6. Appeal Period/Effective Date. This Special Use Permit shall not be effective until 

14 days after approval by the decision-making body or following final action on 
any appeal.  (CDD-P) 
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Ongoing Conditions: 
 
7. ABC Conditions. Any and all conditions of the Department of Alcohol and 

Beverage Control (ABC) are incorporated by reference as conditions of approval 
for this Use Permit.  (CDD-P) 

 
8. Neighborhood Compatibility Plan. The applicant shall implement their 

Neighborhood Compatibility Plan to ensure the convenience store with beer, wine, 
and distilled spirit sales will not create objectionable conditions that constitute a 
nuisance and will be compatible with existing and potential uses within the general 
area.  Specific measures include:  

 

 Each weekday, starting early in the morning, a member of the brewing staff 
will arrive at the brewery and begin production. Before anything else, the 
brewing staff will ensure that all product and production areas were safe 
and secure overnight. This will entail checking all locks on the entry doors, 
on the roll up doors, and on the back gate.   

 Then the managing production staff will check the cameras for any activity 
overnight.  The staff will observe all areas containing our product and look 
for anything suspicious, such as missing cans, bottles, or kegs. The 
production staff will then check all ports and valves on production tanks to 
ensure that they are closed and in the position they were left, and they will 
double check for leaking. Then they will check and record the status of each 
tank in production, noting any irregularities.  

 After the facility is appropriately inspected, the production staff will begin 
daily brewing and cellaring duties. This will vary on a daily basis, but will 
generally include milling grain, heating water, transferring liquid with pumps, 
mixing crushed grain and heated water, boiling liquid, cleaning vessels, 
packaging beer in kegs, bottles, and cans, testing gravities and pH of 
product in process, inventory, general cleanliness of the brewery, stocking 
the taproom walk-in cooler, and cleaning taproom lines every other week.  

 From 1pm to 9pm on weekdays, and noon to 10pm on weekends, the front 
door will be unlocked and patrons will be allowed to come inside. The bar 
will be counter service, meaning patrons will be required to come to the bar 
to order, which allows bar staff to more easily regulate over-serving, and not 
serving minors. Staff will take the patron’s order, verify their age, and put 
the order through our POS system, and fill the order from the tap or the retail 
fridge. When there is no line, staff will walk around the brewery to collect 
dirty glassware and spot clean. While walking around, the staff will observe 
that all rules are being followed by patrons, and that no minors have access 
to alcoholic beverages. The staff will then return to the bar with dirty 
glassware and place it in the dishwasher for cleaning. After cleaning, the 
staff will restock the clean glassware. 

 
9. Drive-through Service.  Drive-through service of alcohol is prohibited. (CDD-P, 

WPD) 
 
10. Exterior Pay Phones.  No exterior pay phones may be placed on the premises. 

(CDD-P, WPD) 
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11. Interior Pay Phones.  Interior pay phones shall not allow incoming calls. (CDD-

P, WPD) 
 
12. Hours of Operation.  Permitted hours of operation for The Slough Brewing 

Collective are 1:00PM to 9:00PM Tuesday through Thursday, and 12:00PM to 
10:00PM Friday through Sunday (CDD-P, WPD)  

 
13. Premise Monitoring. Business owner shall regularly police the areas under their 

control, including but not limited to: parking lots, restrooms, alleys, and sidewalks, 
to prevent the loitering of persons about the premises.  (CDD-P, WPD) 

 
15.  Window Obstructions.  Except as may be specifically allowed by the Municipal 

Code, no portion of the ground floor windows shall be obscured by paint, walls, 
window tinting, or other masking device.  This requirement is intended to facilitate 
views of the interior from the exterior for public safety and does not prohibit neon 
signs, minimal window borders, or other signs or decorations that are consistent 
with the City’s sign regulations and do not obscure views. (CDD-P) 
 

16. Minors. The premises shall remain accessible to minors during all hours of 
operation. (CDD-P) 
 

17. Exterior Security Lighting. Exterior security lighting shall be provided. All security 
lighting shall be shielded and down cast to ensure it does not create a glare 
nuisance to adjacent properties. (CDD-P) 

 
18. Tasting Room. The tasting room is limited to 20 percent of the building floor area 

as outlined in WMC Section 14-16.503(c). As shown on the Floor Plan received by 
the Community Development Department on October 26, 2020 (Attachment 4), the 
tenant space is 4,000 square feet. The maximum floor area that can be dedicated 
to retail sales of alcohol is 800 square feet.  (CDD-P) 
 

19. Building Permit Required. The partition wall between tenant spaces for suites D 
and C at 65 Hangar Way was relocated without review and approval by the 
City.  The movement of this wall resulted in increasing the size of the brewery floor 
space (suite D) from 2,750 square feet to 3,900 square feet.  Within 60 days of 
approval of Special Use Permit App No. 359, the applicant shall submit a building 
permit application to allow inspection of this partition wall by a Building Inspector 
and recognize the creation of a 3,900 square-foot tenant space at 65 Hangar Way, 
Suite D. If a building permit application is not submitted within 60 days, the matter 
will be subject to Code Enforcement action. All non-permitted construction shall be 
legalized within 6 months of project approval. Any future modifications of the floor 
area, including movement of partition walls, require prior issuance of a building 
permit. (CDD-P, CDD-B) 

 
20. Trash Receptacles. Permanent litter and trash receptacles shall be located at 

convenient locations inside and outside establishments, and operators of such 
establishments shall remove litter and debris on a daily basis.  (CDD-P) 
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21. Required Signs. The following signs may be required to be prominently posted in 
a readily visible manner in English, Spanish, and the predominant language of the 
patrons: 

 

 “California State Law prohibits the sale of alcoholic beverages to persons 
under twenty-one (21) years of age.” 

 

 A copy of these performance conditions, any applicable ABC or City operating 
conditions, and any training requirements shall be posted in at least one (1) 
prominent place within the interior of the establishment where it will be readily 
visible and legible to the employees and patrons of the establishment. 

 
22. Employee Age. Employees shall be at least twenty-one (21) years of age to sell 

and serve alcohol.  (CDD-P, WPD) 
 
23. Lingering Patrons.  The business shall be required to clear the storefront and the 

adjacent parking lots in the immediate vicinity of the establishment of any lingering 
patrons immediately after closing.  (CDD-P, WPD) 

 
24. Conditions of Approval Display.  A copy of the Use Permit Conditions of 

Approval shall be kept conspicuously on the premises of the business and made 
available to any member of the public or enforcement officer wishing to review 
them. (CDD-P) 

 
25. LEAD Training.  All owners, managers and service staff shall follow responsible 

beverage service (RBS) practices and procedures. Owner(s), manager(s) and 
service staff shall attend ABC’s Licensee Education on Alcohol and Drugs (LEAD) 
training within ninety (90) days from the date of approval of this Use Permit and/or 
employment at the gas station with convenience store, and each five (5) years 
thereafter. Upon completion of the training, the applicant shall submit a card 
verifying full attendance of the three and one-half (3.5) hour training to the 
Community Development Department. Failure to attend training and/or retain 
records on file shall be reported to the Planning Commission and may be grounds 
for imposing additional or different use restrictions or revocation of the alcohol 
sales establishment use permit.  (CDD-P, WPD) 
 

26. Security Cameras Instillation. Security camera monitoring system shall be 
maintained in good working order and shall not be recorded over within thirty (30) 
days after initial recording. The system shall support slow motion and high-speed 
playback with zoom capability. (WPD) 

 
27. Permit Term.  The Use Permit shall be valid for 20 years after the effective date 

of this Use Permit unless there is a change of ownership or other substantial 
change in mode or character of operation, at which time a new Use Permit shall 
be required. (CDD-P) 

 
28. Accessibility.  The project shall conform with accessibility requirements to 

buildings and facilities by individuals with disabilities under the American 
Disabilities Act. (CDD-B) 
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Future Sign Permit: 
 
29. Sign Permit. Any new or proposed changes in the exterior signage for the 

premises shall require Sign and Building Permits through the Community 
Development Department. (CDD-P-B) 

 
Indemnity Provision: 
 
30. Indemnity Provision. The applicant shall sign a defense and indemnity contract 

agreeing to defend, indemnify, and hold harmless the City of Watsonville, its 
elected and appointed officials, officers, employees, and agents arising out Special 
Use Permit (App No. 359), including but not limited to any approval or condition of 
approval of the City of Watsonville Planning Commission or City Council.  The City 
shall promptly notify the applicant of any claim, action, or proceeding concerning 
this permit and the applicant and City shall cooperate fully in the defense of the 
matter. The City reserves the right to select counsel in the defense of the matter. 
(CA) 

 
Key to Department Responsibility 
 
CDD-B  – Community Development Department (Building) 
CDD-P  –  Community Development Department (Planning) 
CDD-E  –  Community Development Department (Engineering) 
PW  –  Public Works Department 
WFD  –  Watsonville Fire Department 
CA –  City Attorney 
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CITY OF WATSONVILLE   EXHIBIT “C” 
PLANNING COMMISSION 
  
      Application No:  359 
      APNs:   015-111-24 
      Applicant:  The Slough Brewing Collective 
      Hearing Date:  November 17, 2020 
 
 
Applicant:  The Slough Brewing Collective 

Address:  65 Hangar Way, Suite D, Watsonville, CA 95076 

Project:  Special Use Permit  

Location: 65 Hangar Way, Suite D, Watsonville, CA 95076 

Purpose:  Allow the establishment of a microbrewery (Type 23 ABC License) 

with a 780 square foot tasting room under new ownership  

Property Owner: DRESJ LLC 

Address:  65 Hangar Way, Suite A, Watsonville, CA 95076 

A Special Use Permit (Application No. 359) to allow the establishment of a small beer 

manufacturing license with a 780 square foot tasting room under new ownership located 

at 65 Hangar Way, Suite D, Watsonville (APN 015-111-24), was reviewed by the Planning 

Commission at a public hearing on November 17, 2020, and was conditionally approved 

by adoption of Planning Commission Resolution No.___ __________ (PC) together with 

findings and conditions of approval attached hereto and made a part of this permit.   

 

CITY OF WATSONVILLE 
Planning Commission     
 
 
       
Suzi Merriam  
Community Development Director 
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