STAFF REPORT TO: AMADOR COUNTY PLANNING COMMISSION
FOR MEETING OF: December 9, 2025

ITEM 4  Zoning Ordinance Amendment ZOA-25;9-3. Review and possible recommendation to the
Amador County Board of Supervisors regarding amendments to County Code Sections
19.08, Definitions; Sections 19.24.036, 19.24.037, 19.24.40, and 19.24.45 to establish
regulations for Agritourism uses in the A, AG, and R1A zoning districts.

Applicant: County of Amador
Locations: R1A, A, and AG Zoning District-parcels in the unincorporated areas of Amador
County.

A. Background: The Agricultural Advisory Committee met December 18, 2019 and discussed
the addition of agritourism uses to the AG district and removal of dwelling restrictions to
property owners, immediate family, or employee(s). Following this discussion, The Land Use
Committee meetings which took place on July 29, 2025 and September 9, 2025 examined the
potential expansion of agritourism uses for agricultural producers other than wineries.

As determined by the Agricultural Advisory committee, “agritourism” uses have been listed as
follows:

Hayrides, wagon rides, pony rides;

Farm stays/Homestays and guest ranches;

Farm or barn tours;

Harvest your own and “you-pick” operations;

Farmers’ markets, produce stands, agricultural product tasting facilities;
Arena events, roping, horse shows, rodeos, herding competitions;
Agricultural education opportunities;

Demonstration farms and gardens;

Other agritourism uses as determined by the Planning Commission.
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The Agricultural Advisory Committee also clarified that for any agritourism use requiring a
conditional use permit, the Planning Department would require Public Notice of such
application shall be given in the manner described in Chapter 19.56 of this code, Use Permits,
and that the following information be included as part of an application:

Duration and frequency of the agritourism activity, or seasonality;

Impacts to traffic, commercial encroachments, and roadways (public or private);
Parking accommodations;

Signage and advertising;

Farmland classification as determined by CA Department of Conservation;
Maximum number of guests at one time.
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B. Description: The Amador County Board of Supervisors has requested the County examine
possible expansion of agritourism uses for agricultural producers in the County. The proposed
ordinance incorporates changes proposed by the Land Use Committee in the A and R1A
districts, the removal of housing restrictions in the AG district, and minor clarifying changes
of the A district code. The proposed ordinance includes the following elements:

a. Addition of Agritourism definition;



Amendment of Section Section 19.24.036 (G)(9) eliminating the requirement that
single-family residences in the AG district (Williamson Act) be limited to immediate
family or employee(s) of the property owner;

Amendments of 19.24.036(G) and 19.24.036(]) for agritourism uses permitted in the
AG district by-right and conditionally, respectively;

Amendments of 19.24.045(C) and 19.24.045(D) for agritourism uses permitted in the
R1A district by-right and conditionally, respectively;

Addition of 19.24.037 to include A district regulations (removal from 19.24.040) and
addition of 19.24.037(12) and 19.24.037(27) for agritourism uses permitted in the A
district by-right and conditionally, respectively, in addition to clarifying and formatting
changes for consistency.

C. Planning Commission Action: The Planning Commission, after taking public comment on the
proposed ordinance amendments, may make any recommendations felt necessary regarding the
proposed amendments. Recommendations will be forwarded to the Board of Supervisors for
their consideration at a future public hearing. If the Commission moves to recommend approval
of the amendment to the Board of Supervisors, the findings below are recommended for
inclusion in the action.

D. Recommended Findings:

L.

The adoption of amended Chapter 19.72.050 is Categorically Exempt from the California
Environmental Quality Act per Section 15305 Class 5 for Minor Alterations in Land Use
Limitations and Section 15317 Class 17 Open Space Contracts or Easements.

Based on the record as a whole, the actions of the Planning Commission represent the
Commission’s own independent judgement and analysis.

Following the Board of Supervisors’ adoption of the proposed ordinance amendment, a
Notice of Exemption will filed with the County Recorder.



ORDINANCE NO.

ORDINANCE ADDING SECTION 19.08.025 REGARDING THE DEFINITION OF AGRITOURISM;
AMENDING SECTION 19.24.036(G)(9) TO ELIMINATE RESTRICTIONS ON OCCUPANCY
REQUIREMENTS FOR ADDITIONAL DWELLINGS;

AMENDING SECTION 19.24.036(G) FOR USES PERMITTED WITHOUT A USE PERMIT, AND
19.24.036(1) FOR USES PERMITTED UPON OBTAINING A USE PERMIT TO ADDRESS
AGRITOURISM IN THE EXCLUSIVE AGRICULTURE DISTRICT;

AMENDING SECTION 19.24.045(C) FOR USES PERMITTED WITHOUT A USE PERMIT AND
19.24.045(D) FOR USES PERMITTED UPON OBTAINING A USE PERMIT TO ADDRESS
AGRITOURISM IN AGRITOURISM INTHE SINGLE-FAMILY RESIDENTIAL AND AGRICULTURE
DISTRICT; AND
ADDING SECTION 19.24.037 TO INCLUDE THE A, AGRICULTURE DISTRICT REGULATIONS AND
SUBSEQUENT REMOVAL OF SAID SECTION FROM 19.24.040; AND
AMENDING SECTION 19.24.037 (12) AS PROPOSED, FOR USES PERMITTED WITHOUT A USE
PERMIT, AND 19.24.037(27) AS PROPOSED, FOR USES PERMITTED UPON OBTAINING A USE
PERMIT TO ADDRESS AGRITOURISM IN THE A, AGRICULTURE ZONING DISTRICT.

-00o0-
The Board of Supervisors of the County of Amador ordains as follows:
SECTION 1: Amador County Code Chapter 19.08.025 is added to read as follows:
19.08 Definitions

Add Agritourism definition: “Agritourism” Means the act of visiting a working farm or ranch, or any
agricultural or horticultural operation for the purpose of involvement in the ancillary activities of
the farm, ranch, or agricultural operation that also adds to the economic vitality of the operation.
Agritourism uses include, but are not limited to, marketing events, farm tours, facilities for the
promotion of agricultural crops grown onsite, the sale of farm/ranch branded agricultural related
merchandise, educational classes and lectures, U-pick produce, seasonal celebrations, and other
gatherings, activities, and uses found to be appurtenant to the agricultural business.

Amend Section 19.24.036(G)(9) to eliminate the requirement that additional dwellings be occupied by

immediate family members or employees:

“Single-family dwellings and appurtenant structures allowed in R districts and such other structures
normally associated with agricultural activities, including but not limited to barns, stables, sheds, and
silos; provided, however, that only one single-family residence shall be allowed for each forty acres on
any parcel or contiguous parcels subject to one California Land Conservation Act contract. One said
single-family dwelling on any parcel or contiguous parcels under one such contract may be an occupied
mobile home as defined in Title 19 of this code provided, a use permit is obtained as required by Section
19.48.080. All structures or dwellings on a parcel or contiguous parcels subject to one such contract shall
be directly used for the furtherance of the agricultural use of said property; and-shall-be limited-to
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Amend Section 19.24.036(G) by adding Agritourism permitted in the AG district without a use

permit being required:

“33. Commercial and noncommercial agritourism operations including but not limited to any of the
following uses if found to be consistent with “agritourism” as defined in this title, and secondary to an
existing agricultural use of the property and found to be a compatible accessory use under the principles
of compatibility as determined by the Agriculture Advisory Committee with daily visitors limited to twenty-
five (25) or fewer:

i. Hayrides, sleigh/wagon rides, pony rides;

ii. Farm stays, guest ranches, dude ranches;

iii. Farm or barn tours;

iv. Harvest your own and “u-pick operations”;

V. Farmer’'s markets, roadside produce stands, agricultural product tasting facilities;

Vi. Arena events, roping, horse shows, rodeos, herding competitions;
vii. Agricultural education opportunities;
viii. Demonstration gardens;

ix.  And any other agritourism uses as determined by the Planning Commission.”

Amend Section 19.24.036(l) by adding Agritourism permitted in the AG district subject to a use

ermit:
“13. Commercial and noncommercial agritourism operations including those listed under Section
19.24.036(G)(33) if found to be consistent with “agritourism” as defined in this title, and secondary to an
existing agricultural use of the property and found to be a compatible accessory use under the principles
of compatibility as determined by the Agriculture Advisory Committee, and exceeding the daily visitation
limit of twenty-five (25) guests.

In any use permit application submitted for an agritourism operation or use, the applicant must
submit the following information as well as any other information required by the Planning Department:
Duration and frequency of the agritourism activity, impacts to traffic, commercial encroachments, and
roadways (pubic or private), parking accommodations, signage and advertising, farmland classification as

determined by CA Department of Conservation, and maximum number of guests at one time.”



Amend Section 19.24.045(C) by adding Agritourism permitted in the R1A district without a use

permit being required:

“14. Commercial and noncommercial agritourism operations including but not limited to any of the

following uses if found to be consistent with “agritourism” as defined in this title with daily visitors limited to

twenty-five (25) or fewer:

i Hayrides, sleigh/wagon rides, pony rides;

ii. Farm stays, guest ranches, dude ranches;

iii. Farm or barn tours;

iv. Harvest your own and “u-pick operations”;

V. Farmer’s markets, roadside produce stands, agricultural product tasting facilities;
Vi. Arena events, roping, horse shows, rodeos, herding competitions;

Vii. Agricultural education opportunities;

Viii. Demonstration gardens;

iX. And any other agritourism uses as determined by the Planning Commission.”

Amend Section 19.24.045(D) by adding Agritourism permitted in the R1A district subject to a use

ermit:
“12. Commercial and noncommercial agritourism operations including those listed under Section
19.24.045(C)(14) if found to be consistent with “agritourism” as defined in this title, and exceeding the
daily visitation limit of twenty-five (25) guests.

In any use permit application submitted for an agritourism operation or use, the applicant must
submit the following information as well as any other information required by the Planning Department:
Duration and frequency of the agritourism activity, impacts to traffic, commercial encroachments, and
roadways (pubic or private), parking accommodations, signage and advertising, farmland classification as
determined by CA Department of Conservation, and maximum number of guests at one time.”

Adding Section 19.24.037 to include the A, Agriculture District Regulations and addition of Section

19.24.037 (12) for Agritourism permitted in the A district without a use permit and 19.24.037(27) for

Agritourism permitted in the A district subject to a use permit; and removal of the A district

reqgulations from Section 19.24.040.




19.24.037- A District Regulations.

A.  Subject to the provisions of Chapter 19.48, none but the following uses, or uses which in the opinion of

the Planning Commission are similar in nature, will be allowed. Unless stated otherwise, all uses are

subject to the general A District requirements specified in the table below:

Table 1: General A District Requirements

Building Site Yards (Setbacks) Required . Lot Area
- Building
Area ) i Side R Per
- Min. Min. % - Height . .
Interior Corner Width | Depth | Coverage Front | Rear | Interior | Corner Limit Residential
Lot Lot P 9 Lot Lot Unit

as

sectional

map

10 acres - or more,
designated on the 400

district zoning

ft 400 ft. None 20 15 5 10 None 2 acres

B. Uses Allowed without a Use Permit, include the following:

1.

2.

Single-family dwelling;

General farming, including but not limited to the raising, growing and harvesting of
vegetable, field, orchard, bush, and berry crops; vineyards; trees;

Nurseries, greenhouses; mushroom rooms; floriculture;

Pasture for grazing (including supplemental feeding), raising, maintaining, breeding and
training of horses, cattle, sheep and goats, hogs and similar livestock, provided there is no
feeding of garbage, sewage, refuse or offal;

Feed lots, feed yards, provided there is no feeding of refuse, garbage, sewage or offal;
provided that building site requirements are as specified in (A) Table 1 except that front,
rear, and side setbacks are 50 ft.;

Poultry farms, provided that building site requirements are as specified in (A) Table 1 except
that front, rear, and side setbacks are 50 ft.;

Dairies provided that building site requirements are as specified in (A) Table 1 except that

front, rear, and side setbacks are 50 ft.;




10.

11.

The raising, feeding, maintaining, breeding and slaughtering of livestock, chickens, turkeys,

rabbits, pigeons, ducks, geese, fish, frogs and small animals or fowl in household numbers

for family use;

Wells, water storage and reservoirs, including on-site excavation or removal of materials for

construction thereof, subject to requirements established by the Environmental Health

Department;

Storage of petroleum products for use by the occupants of the premises, provided that

building site requirements are as specified in (A) Table 1 except that front, rear, and side

setbacks are 50 ft.;

Wineries as defined in Section 19.08.687 shall be permitted within an A-T or A-G General

Plan designation, subject to the following provisions:

Wineries Which Existed Prior to July 9, 2024.

A. Wineries which existed and met the criteria of the winery definition in Section 19.08.687

prior to July 9, 2024, shall be allowed the following incidental uses and structures

regardless of whether the incidental use or structure existed prior to July 9, 2024

Vi.

Vii.

viii.

Wine tasting;

Winery tours;

Wholesale and retail sales of wine and grape products;

Events.

a. Compensated or noncompensated events with up to one hundred twenty-
five persons in attendance with no limitation on number of events per year;

b. Compensated or noncompensated events with up to and including four
hundred fifty persons up to and including twelve events per year with no
more than four such events per month;

Picnic area(s) for winery-related activities;

Art galleries with sales and framing;

A food preparation facility for catering on-premises indoor or outdoor functions;

Agricultural-related museums;



ix. Gift display area not to exceed a total of five hundred square feet in interior
footprint area for the retail sale of winery-related promotional items, gift items,
and/or prepackaged foods;

X.  Outdoor amplified sound until ten p.m.

B. Incidental Uses for Wineries Established on or After July 9, 2024. Wineries which were
established after and/or did not meet the criteria of the winery definition in Section
19.08.687 prior to July 9, 2024, shall be subject to the following allowed incidental uses.

i. Winery tours;
ii. Wholesale and retail sales of wine and grape products;

iii. Picnic areas for winery-related activities;

iv. Art galleries with sales and framing;

V. A food preparation facility for catering on premises indoor or outdoor functions;
Vi. Agricultural-related museums;
vii. Gift display area not to exceed a total of five hundred square feet in interior

footprint area for the retail sale of winery-related promotional items, gift items,
and/or prepackaged foods;
viii. Outdoor amplified sound until ten p.m.;
iX. Tasting rooms and event gatherings subject to the setback limitations provided
in subsection (11)(B) (2) of this section.
(2) Additional Incidental Use Limitations Based on Setbacks and Preferred Road Locations.
a. The following setback and preferred road location requirements apply to the tasting
rooms and other event structures. The setbacks also apply to the events taking place
on the property, whether in a structure or not.

b. Events comprise "special events," "social events," and "wine club events" as defined
in subsection (11)(B)(2)(i) of this section, as well as any similar group events that are
a nuisance pursuant to Chapter 9.44 of this code.

c. Events do not include winery tours that do not have the attributes of a wine club, social

event, or special event.



d. Production facilities and other structures that will not be used for wine tasting or

events are not subject to these additional setback and preferred road location

regulations.

For the purposes of this section, the terms below are defined as follows:

"Preferred roads" are state routes, Latrobe Road, Lower Ridge Road,
Shenandoah Road, Shenandoah School Road, Steiner Road, and Willow
Creek Road.

"Setback" means the horizontal distance between an event use area and
the nearest property boundary which separates the event use area from
property not owned or controlled by the winery owner or operator.
"Social events" are compensated or noncompensated catered social
gatherings, dinners, and small weddings under one hundred twenty-five
attendees.

"Special events" are compensated or noncompensated events held on
site that are not considered to be tasting or marketing activities allowed
under subsections (11)(B) and (C) of this section, such as charitable,
promotional, facility rental events, weddings, concerts, parties, or other
social gatherings with more than one hundred twenty-five attendees.
"Wine club events" are gatherings, special tastings, and dinners used to

market a winery’s product.

Wineries with a minimum setback of less than two hundred feet for all indoor and

outdoor event use areas, or are not accessed from a preferred road, are allowed the

following base uses:

1.

Operating a tasting room seven days/week between the hours of ten a.m. to six

p.m;

Participation in Amador Vintners Association (or successor) events;

Wine club events: twelve per year with up to two hundred attendees per day;

Social events: six per year with up to sixty attendees per day.



Wineries that meet a minimum setback of two hundred feet for all indoor and outdoor
event use areas, and are accessed from a preferred road, are allowed the uses in
subsection (11)(B)(2)(ii)(1) through (4) of this section, and the following additional uses:
1. Social events: total twelve per year with up to two hundred attendees per day.
Wineries that meet a minimum setback of four hundred feet for all indoor and outdoor
event use areas, and are accessed from a preferred road, are allowed the uses in

subsection (11)(B)(2)(ii)(1) through (4) of this section, and the following additional uses:

1. Social events: total twelve per year with up to two hundred fifty attendees per
day;
2. Special events: total twelve per year with up to three hundred people per day.

C. Additional Restrictions Applicable to All Wineries.

1.

The fire code official may require more than one fire apparatus access road based on
the potential for impairment of a single road by vehicle congestion, condition of terrain,
climatic conditions or other factors that could limit access.

Event capacities shall be limited further by the parking accommodations on the
property. All parking shall be on site. Parking shall not encroach on roadways and shall
not impede access, including emergency vehicle access.

Parking areas shall be set back a minimum of fifty feet from any existing residence not
on property owned by the winery operator. Idling vehicles shall maintain a one-
hundred-foot clearance from any existing residence not on property owned by the
winery operator.

Wineries located on private roads shall have entered into a road maintenance
agreement with a majority of the owners of the road or shall obtain a use permit
pursuant to Chapter 19.56 of this code before commencing any of the permitted
incidental uses.

All permitted uses specified in this subsection 12 shall be subject to providing off-street
parking and meeting all necessary clearances from the fire, health, and building

departments.



12. Commercial and noncommercial agritourism operations including but not limited to any of
the following uses if found to be consistent with “agritourism” as defined in this title with
daily visitors limited to twenty-five (25) or fewer:

i. Hayrides, sleigh/wagon rides, pony rides;
ii. Farm stays, guest ranches, dude ranches;

iii. Farm or barn tours;

iv. Harvest your own and “u-pick operations”;
V. Farmer’s markets, roadside produce stands, agricultural product tasting
facilities;
vi. Arena events, roping, horse shows, rodeos, herding competitions;
vii. Agricultural education opportunities;
viii. Demonstration gardens;
iX. And any other agritourism uses as determined by the Planning
Commission.

13. Any structure, building, equipment or use incidental and necessary to any of the foregoing
uses.

D. Uses requiring a Use Permit, subject to Staff Approval and in some cases as deemed necessary
by the Planning Department, requiring approval of the Planning Commission, pursuant to Chapter
19.56- Use Permits, are allowed in the “A,” zoning district.

14. Farm-labor camps, forestry-labor camps and farm-labor quarters as defined in this title,
provided that that the minimum building site area is 2 acres, minimum building site width is
100 ft., and minimum building site depth is 200 ft. All other building site requirements are as
specified in the applicable use permit.

15. Recreation uses provided that that the minimum building site area is 20,000 sq. ft., minimum
building site width is 100 ft., and minimum building site depth is 200 ft. All other building site
requirements are as specified in the applicable use permit.

16. Processing, packaging, selling, shipping of agricultural products provided that that the

minimum building site area is 20,000 sq. ft., minimum building site width is 100 ft., and



17.

18.

19.

20.

21.

22.

23.

24,

minimum building site depth is 200 ft. All other building site requirements are as specified in
the applicable use permit.

Veterinary clinics, animal hospitals, kennels provided that that the minimum building site
area is 10,000 sq. ft., minimum building site width and depth is 75 ft.. All other building site
requirements are as specified in the applicable use permit.

Auction and sales yards provided that that the minimum building site area is 20,000 sq. ft.,
minimum building site width is 100 ft., and minimum building site depth is 200 ft. All other
building site requirements are as specified in the applicable use permit.

Turkey farms, provided there is a cover crop or other dust control. The minimum building
site area is 10 acres and all other building site requirements are as specified in the
applicable use permit.

Any garbage, sewage; refuse or offal feeding. The minimum building site area is 10 acres
and all other building site requirements are as specified in the applicable use permit.
Commercial small animal and fowl specialty farms, including but not limited to chinchillas,
minks, foxes, rodent, aviaries, rabbits, frogs, pigeons, ducks, and geese. The minimum
building site area is 2 acres, the minimum building site width is 100 ft. and the minimum
building site depth is 200 ft. All other building site requirements are as specified in the
applicable use permit.

Commercial slaughterhouses and stockyards for livestock, small animals, poultry and fowl.
The minimum building site area is 2 acres, the minimum building site width is 100 ft. and the
minimum building site depth is 200 ft. All other building site requirements are as specified in
the applicable use permit.

Rendering plants, fertilizer plants and yards, provided that the minimum building site area is
10 acres and all other building site requirements are as specified in the applicable use
permit

Oil and gas wells, drilling, mining and excavation of natural minerals, provided that the
minimum building site area is 10 acres and all other building site requirements are as

specified in the applicable use permit.



Logging and timber cutting, provided that the minimum building site area is 10 acres and all
other building site requirements are as specified in the applicable use permit.
Social gatherings or weddings held at a winery located within an AT or AG General Plan
designation which exceed the limits set forth in (11)(B)(2) above.
A. Duplicate Tasting Rooms for Which a Valid ABC Type-02 Winegrower License Was
Issued on or Prior to July 9, 2024.
a. The parcel shall be a minimum of ten acres in size;
b. The applicant shall provide the Planning Department with copies of their bond
from the Alcohol and Tobacco Tax and Trade Bureau and their California Alcohol
Beverage Control license. These licenses and bonds shall be maintained in full
compliance at all times; The applicant shall provide the planning department with
copies of their bond from the Alcohol and Tobacco Tax and Trade Bureau and their
California Alcohol Beverage Control license. These licenses and bonds shall be
maintained in full compliance at all times;
c. Tasting rooms located on private roadways shall have entered into a road
maintenance agreement with a majority of the owners of the road; or in the event a
road maintenance agreement already exists, the applicant shall provide the county
with proof they have renegotiated the terms of the agreement to include the new
tasting room. If the majority of the owners of the road do not enter into the new or
renegotiated agreement, the applicant must obtain a use permit pursuant to Chapter
19.56 of this code before commencing any of the uses allowed by this section;
d. The tasting room building shall be located a minimum of fifty feet from all
property lines;
e. The primary use of the tasting room shall be the marketing and sale of wine
produced in Amador County. Additional allowed uses are as follows:
i Compensated or noncompensated events with up to one hundred
twenty-five persons in attendance with no limitation on the number of

events per year;



ii Picnic area(s) for wine tasting-related activities;

iii Art galleries with sales and framing;

iv A food preparation facility for catering onpremises indoor or outdoor
functions;

v Agricultural-related museums;

Vi Gift display area not to exceed a total of five hundred square feet in

interior footprint area for the retail sale of wine-related promotional
items, gift items, and/or prepackaged foods;

vii Social gatherings or weddings for up to and including four hundred fifty
persons up to and including twelve events per year with no more than
four such events per month;

viii Indoor or outdoor amplified music until ten p.m.

f. The applicant must obtain all applicable permits from the environmental health
department, building department, and department of transportation and public works;
g. Uses described in this subsection 27 may be granted by the planning
department, without public hearing, following public notice of the application. Public
notice of such application shall be given in the manner described in Chapter 19.56 of
this code, Use Permits. Such notice shall indicate the intent of the planning
department to grant the use permit without a hearing unless sufficient reasons are
provided not to grant the use permit. A description of the appeals process (Chapter
19.64 of this code) shall be contained within the notice. The Planning Department
shall decide upon the use permit application within ten days after the notice is
mailed. If the planning department finds sufficient cause to approve the application
and the application meets standards outlined in this subsection, the Planning
Department shall approve the use permit and the use permit shall become valid
following the tenday appeal period if no appeals are filed. B. Duplicate tasting rooms
for which a valid Type-02 winegrower license was issued after July 9, 2024, shall be

regulated by subsections (11)(B) through (11)(C) of this section.



B. Duplicate tasting rooms for which a valid Type-02 winegrower license was issued after July

9, 2024, shall be regulated by subsections (11)(B) through (11)(C) of this section.

27. Commercial and noncommercial agritourism operations including those listed
under Section 19.24.037(B)(11) if found to be consistent with “agritourism” as defined in this
title, and secondary to an existing agricultural use of the property and found to be a
compatible accessory use under the principles of compatibility as determined by the
Agriculture Advisory Committee, and exceeding the daily visitation limit of twenty-five (25)
guests.

. In any use permit application submitted for an agritourism operation or use, the
applicant must submit the following information as well as any other information
required by the Planning Department: Duration and frequency of the agritourism
activity, impacts to traffic, commercial encroachments, and roadways (pubic or
private), parking accommodations, signage and advertising, farmland classification
as determined by CA Department of Conservation, and maximum number of guests
at one time.”

28. Any structure, building, use or equipment incidental and necessary to any of the
above uses, located on the same site, and included in the use permit, provided that the
minimum building site area is 10 acres and all other building site requirements are as

specified in the applicable use permit.



Consistent with General Plan Goal LU-1.5: Encourage the continued viability of agricultural
production in the County’s agricultural areas.

General Plan Economic Element, E-7, E-8, E-9, E-10

Tourism

The County will encourage continued expansion of tourism in Amador County. Amador County’s
tourist draws include agricultural areas and products, scenic and natural beauty, outdoor
recreational opportunities, and gold rush history. In addition to providing economic benefits in its
own right, increased tourism offers expanded opportunities to showcase the County’s rural
character and high quality of life.

Goal E-7: Promote and expand tourism opportunities in Amador County.

Policy E-7.1: Partner with local and regional agencies to promote Amador County locally,
nationally, and internationally as a tourist destination.

Policy E-7.2: Identify key resources which are current or potential tourist draws, and work
to maintain and enhance these resources. Encourage and promote nature tourism and
outdoor recreational tourism. Identify key sites, locations, and activities which draw
tourists, and develop a strategy to promote and market these resources.

Policy E-7.3: Encourage agri-tourism which provides an additional source of income to
farmers and ranchers.

Policy E-7.4: Promote development of support businesses and tourism related services in
cities and rural communities near tourist sites, including retail uses such as lodging and
restaurants.

Policy E-7.5: Encourage and promote the County’s mining and gold rush history as a
tourism resource.

Policy E-7.6: Promote collaboration between the county, cities, and nongovernmental
organizations to share resources and plan effectively for tourism.

Economically Viable Agriculture

The County will encourage the continued economic viability of farming ranching, and agricultural
business. Agriculture-related businesses and agri-tourism can offer important sources of income for
farmers and ranchers. The County will support continued use of agriculture-related businesses,
including wine tasting and roadside stands. Provision of adequate water for farming is also a critical
need for farmers. Conservation of agricultural land is key to the continued health of Amador
County’s agricultural economy.

Goal E-8: Preserve the land base necessary to sustain agricultural production and maintain long
term economic viability of agricultural land uses.

Policy E-8.1: Ensure future land uses are appropriately located and scaled to fit in with the
county’s rural and agricultural context.



Policy E-8.2: On lands under Williamson Act contracts, provide for and support value-
added agricultural activities designed to provide an additional source of farming income
while maintaining the land for viable agricultural production, in accordance with state law.

Policy E-8.3: Provide for and support value-added agricultural activities designed to
provide an additional source of farming income while maintaining the land for viable
agricultural production.

Policy E-8.4: Promote development of support businesses associated with agri-tourism.
Goal E-9: Maintain important farmlands for agricultural uses and agri-tourism.

Policy E-9.1: Maintain the right of individuals in Amador County to farm, including
enforcement of the County’s “Right to Farm” ordinance.

Policy E-9.2: Encourage use of Williamson Act contracts to maintain farm and ranch lands
in agricultural use.

Policy E-9.3: Educate landowners about alternative methods of farmland preservation,
including identification of funding for conservation easements.

Policy E-9.4: Direct future development toward “infill” areas (areas of existing urban
development), areas contiguous to cities, and areas with infrastructure and services in

order to maintain the viability of existing agricultural land.

Policy E-9.5: Review future development for compatibility with existing adjacent and
nearby agricultural uses.

Policy E-9.6: Direct future development away from farmlands of local or statewide
importance.

Policy E-9.7: Encourage provision of farm family and farm worker housing in a manner that
conserves important farmlands.

Policy E-9.8: Encourage the use of site planning techniques such as properly maintained buffers,
building envelopes and setbacks on lands adjacent to agricultural uses in order to protect
agriculture from encroachment by incompatible land uses.

Goal E-10: Encourage alternative means of providing water to agricultural users.

Policy E-10.1: Promote use of reclaimed water in compatible farming and ranching settings.
Policy E-10.2: Support the continued availability of water supplies to agricultural users.
Agricultural water users should be encouraged to utilize surface water supplies.

General Plan Implementation:

Program P-11: Farmland

a. It is the County’s objective to maintain key farmlands for agricultural and agritourism uses, and
reduce impacts related to conversion of Farmland (Prime Farmland, Farmland of Local or Statewide



Importance, and Unique Farmland) to other uses. The County will seek to keep Farmland in
agricultural designations when land use or zoning changes are proposed in the unincorporated
area. For future changes to nonagricultural designations that affect Farmland areas, the County will
reduce or avoid loss of Farmland to the extent feasible.

b. The County will also work with cities and LAFCO to promote the protection of Farmland,
including identifying alternatives to expansion of spheres of influence into areas of Farmland.
Related Policies: E-9.6 Responsible Agencies/Departments: Planning Department Working with:
Amador LAFCO, cities Time Frame: Ongoing

Program D-1: Development Proposal Evaluation a. The County will review proposed projects for
consistency with goals, policies, and implementation programs of this general plan. Evaluation
criteria for discretionary development proposals (Program D-1a(6) shall also apply to ministerial
development proposals) include: 9. The presence of Farmland, proximity of development to
working farms, and other effects on agricultural resources. Where the potential for conflicts exist
that could adversely affect the operations of working farms, the County will work with the applicant
to provide setbacks or use other site planning techniques (such as berms, fencing, landscaping, and
building orientation), as appropriate, to substantially reduce or avoid impacts to agriculture from
encroachment by other conflicting land uses. Include conditions (such as sizing of facilities or
service area boundaries) for proposals which would require infrastructure improvements into
areas of Farmland to avoid inducing urban growth.

Program 0-2: Agricultural Viability a. The County will promote methods to assist landowners who
choose to continue farming, such as, but not limited to: 1. Informing farmers of the availability of
economic assistance to ensure agricultural viability; 2. Conducting workshops to gather input on
potential expansion of uses permitted on agricultural lands and parcels under the Williamson Act.
Based on this input, consider amending the zoning ordinance to expand the uses allowed on
agricultural properties under Williamson Act contracts, and consider expanding the allowed value-
added agricultural activities permitted on land not under Williamson Act contract; 3. Promoting the
benefits of Williamson Act contracts; and 4. Providing information on conservation easements to
agricultural land owners in cooperation with organizations responsible for funding, maintaining,
and promoting easements. The County will make sure any references to conservation easements
will clearly indicate that they are entirely voluntary. Related Policies: LU-1.5, LU-1.6, E-7.3, E-8.2, E-
8.3, E8.4, E-9.2, E-9.3 Responsible Agencies/Departments: Planning Department, Department of
Agriculture Time Frame: Ongoing

Program C-2: Economic Coordination a. The County will maintain regular contact and
communication with the lead economic development entity and other economic development
agencies. Consultation should focus on strategies to: 1. Bring new businesses and industry into the
County, and to help existing local businesses develop and expand. 2. Refer businesses seeking
economic development grants, loans, and other funding to the lead economic development entity. 3.
Identify and reduce constraints that limit retention, expansion, or attraction of business and
industry. 4. Support the “Amador Brand” program, encouraging residents to patronize local
businesses. 5. Continue to give preference to local businesses and suppliers for County business,
and encourage residents to patronize local businesses and suppliers. 6. Encourage the
establishment of higher education facilities in the County, including community college, trade
school, and technical education facilities. 7. Review training opportunities available in the County
and coordinate these opportunities with existing and planned job requirements. b. Job development
activities should be focused on higher wage jobs and jobs which produce goods or services for
export from Amador County. Related Policies: E-1.2, E-1.3, E-1.4, E-3.1, E-3.2, E-4.1, E-4.4, E-5.1



Responsible Agencies/Departments: County Administrative Officer, through direction to County
departments Working With: County’s lead economic development entity Time Frame: Ongoing

Program C-6: Tourism and Education a. The County will develop a countywide agritourism
program that includes the following components: 1. Consultation with agricultural interests and
local restaurants and stores to promote the sale and use of agricultural products grown or
processed in Amador County; 2. Consultation with cities, federal and state agencies, tourist
industries, hotels, chambers of commerce, farm bureau, wine grape association, and other
organizations to provide materials to promote Amador County; 3. Recognition of uses, such as
education, tourism, value-added processing, limited hospitality uses, and nonagricultural facilities
that promote agriculture and agritourism uses. Explore designation of areas where these uses could
be allowed and encouraged. b. The County will protect and promote the county’s historic and
cultural resources by: 1. Providing educational materials or programs to the public, staff, and
commissions that promote awareness of the county’s history and the value in preserving historic or
prehistoric resources; 2. Designating appropriate locations for lodging, shops, restaurants, and
other support businesses near tourist-accessible historical and cultural resource sites; 3.
Collaborating with nonprofits, cities, the historic society, and other organizations to create
programs and materials for historically or culturally significant sites; and 4. Where appropriate,
exploring the potential to develop historic resource sites for use as visitororiented destinations.
Related Policies: E-7.1, E-7.2, E-7.3, E-7.4, E-7.5, E-7.6, C-7.1, C-7 .4, C-7.5, C-7.6, C-8.1, C-8.3, C-8.4
Responsible Agencies/Departments: Planning Department, Department of Agriculture Working
With: Amador Economic Development Corporation, Amador Council of Tourism, Amador County
Historical Society, Amador County Archives Time Frame: Ongoing
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FINAL MINUTES
AMADOR COUNTY AGRICULTURAL ADVISORY COMMITTEE
MEETING OF WEDNESDAY, DECEMBER 18, 2019

The meeting of the Amador County Agricultural Advisory Committee was called to order at 5:30
p.m. in Conference Room C at the County Administration Center, 810 Court Street, Jackson,
California, by Chair Allen.

The following members were present:
David Bassett, District 1
Dan Port, District 2 (Vice Chair)
John Allen, Jr., District 4 (Chair)
Dan Dentone, District 5
Eric Mayberry, Agricultural Commissioner
Patty Bautista, Assessor’s Office
Earl Curtis, Planning Commissioner

Also in attendance:
Mike Israel, Community Development Director
Chuck Beatty, Planning Department
Mary Ann Manges, Recording Secretary
Krista Ruesel, Planner
Ruslan Bratan, Planner
Simon Jones
Gordon Vicini
Jason Hunter
Kelli Vicini Hunter
Steven White
Molly Taylor

A. CORRESPONDENCE: None.

B. PUBLIC MATTERS AND PERSONS WISHING TO ADDRESS THE
COMMITTEE REGARDING NON-AGENDA ITEMS: None.

C. APPROVAL OF MINUES: Minutes of the July 17, 2019 meeting were unanimously
approved following a motion by Patti Bautista, seconded by Eric Mayberry.

AGENDA ITEMS

ITEM 1. Discussion and possible recommendation to the Planning Commission
regarding a request by Vicini Family Investments for an interpretation of
County Code Section 19.24.036, “AG,” Exclusive Agricultural district
regulations, regarding whether or not the “AG” district would allow beer
production and tasting to be permitted in the same manner as wine
production and tasting.
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Mr. Mayberry said that the only difference is the tasting issue.

Mr. Beatty stated that wineries have tasting rooms so customers can sample their products and
that same would apply to breweries.

ITEM 2. Discussion and possible recommendation to the Planning Commission
regarding a proposed amendment to County Code Chapter 19.24.036 AG
District—Use regulations, by adding Section 19.24.036(I)(13), regarding
agritourism operations, to Amador County Zoning Code pertaining to all
parcels in the “AG,” Exclusive Agriculture District within the
unincorporated County. The amendment proposes specific agritourism uses
allowed in the “AG” zoning district with a Use Permit, and other potential
agritourism uses as approved by the Planning Commission. The Committee
will also discuss modification or removal of the County Code requirement
that all dwellings in the “AG” zoning district be occupied by immediate
family members or employees of the property owner.

Mr. Beatty introduced the item by stating that Bed and Breakfasts are allowed with a use permit
in the “AG” zone, but not broader Homestays serving breakfast, lunch, and dinner and farm tours
in addition to a bed and breakfast. He mentioned that the State Health and Safety Code was
amended in 1999 which relaxed food service rules for Homestays, which could allow up to 15
people to stay overnight on farms and be served meals other than just breakfast. The local code
doesn’t recognize lodging with food service on Ag land other than bed and breakfasts.

He continued that there is no language in the Williamson Act which specifies who may or may
not occupy dwellings on Williamson Act land and that it is Amador County’s code language that
restricts occupancy to family members and employees. He shared that recently the Planning
Commission and the Board of Supervisors determined that RV parks were not an approved use
on land zoned “A,” Agricultural.

He added that there are several goals and strategies in the General Plan aimed at increasing
agritourism and that individual farm owners are trying to find ways to add to their operations.

Vice Chair Port asked if this is an effort to clarify or if it is for additional uses.

M. Beatty said for both. He added that staff’s proposal would require a use permit for specific
agritourism uses.

Chair Allen commented that almost every use in the ordinance needs to be secondary to the
agricultural use and questioned why it matters who is in the house and to think about commercial
uses.

Mr. Mayberry referred to a policy letter sent to Santa Barbara from the Department of
Conservation that interpreted this question to where it needs to be incidental to agriculture. He
stated that the owner should be expected to be onsite when the guests are onsite and added that
according to original Williamson Act rules it had to be a family member or caretaker. He
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stressed that parcels in the Williamson Act currently get a huge tax break and asked if this is
desired. Without restrictions, it is opening up uses.

Mr. Beatty elaborated that there is no tax break on the house itself.

Mr. Mayberry voiced concern about those who come up for a Homestay experience that might
want to complain about the noises and smells. He shared his belief that the Ag Committee is not
the place to birth this new ordinance and stated that if it is loosened up too far, our program will
no longer be consistent with the state program.

Discussion continued with Mr. Curtis asking if the Homestay Bill has anything to do with what
is trying to be done now.

Mr. Beatty shared that the Homestay Bill allows farms to serve meals other than just breakfast
He continued that it does not override local zoning laws or local Williamson Act policies.

Mr. Curtis asked if we change this, would it allow people to do all that is in the Homestay Bill.
Mr. Beatty said that it could, but that the language needs to be consistent with the Homestay Bill.
Mr. Curtis asked if the Homestay Bill has a limited time stay.

Mr. Port asked if it is desired to allow for Homestays where people can stay temporarily on a
farm, but not to allow someone to have a rental home on their farm.

Mr. Beatty stated that that is the intent, and that there are some farms that have houses with no
one staying in them and that sometimes it is difficult to get a family member or employee in
there.

Chair Allen voiced that he believes it is important to get people to come up to stay on farms and
ranches so they can educate them about agricultural operations. He added that it would provide
additional income to help keep the ranch going and is needed. He continued that it is hard to
make money with cows now, and that this needs to be done to keep the ranches open and not let
the developers get them. He stressed that this an opportunity for ranchers and for those learning
about the County. He added that we also have a housing shortage in the state.

Mr. Mayberry commented that houses in the middle of 40 acres on a farm land is not going to
take care of that problem.

Mr. Curtis stated concern that someone can build a house with 5 bedrooms and make money on
it.

Mr. Bassett commented that they could restrict it to existing structures now, and prohibit new

ones in the future. He added that there are vacant houses as well as houses already being rented
out to nonfamily members with very few nonrenewals for noncompliance.
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Vice Chair Port recommend that the restriction on dwellings be removed, and have the Planning
Commission take care of the agritourism uses.

Mr. Curtis added that he believes it is a positive move to take out the restriction and that other
changes should go to another body.

Upon a motion by Vice Chair Port, seconded by Earl Curtis, and carried, the Committee
recommended that the Board of Supervisors remove the restriction requiring dwellings in the
“AG” zone to be occupied by immediate family members or employees of the property owner
zone be removed.

AYES: Port, Curtis, Allen, Bautista, Dentone, Bassett
NOLS: Mayberry
RECUSED: None
ABSENT: Gladen

The Committee discussed how a use permit has helped Kirkland Ranch to keep the ranch going.
Chair Allen reviewed the list of proposed agritourism uses and asked if there is any opposition to
it.

It was discussed that it is better than what is had currently. Chair Allen stated he would like to
see Ag education, demonstration farming and demonstration gardens added to the list, and added
that it would be case by case basis for other uses with a use permit.

Upon a motion by Vice Chair Port, seconded by Eric Mayberry, and carried, the Committee
recommend that this item be forwarded to the Planning Commission and that the Board of
Supervisors adopt the proposal as submitted.

AYES: Port, Mayberry, Curtis, Allen, Bautista, Dentone, Bassett
NOES: None

RECUSED: None

ABSENT: Gladen

ITEM 3. Continued discussion and possible recommendation to the Board of
Supervisors regarding a proposed ordinance amendment to Amador County
Code Section 19.48.060 Private Stables. The proposed ordinance amendment
proposes livestock management on parcels less than five acres in size.

Chair Allen introduced the item.

Mr. Israel commented that the County responds to nuisance complaints with regards to livestock
on smaller parcels usually in subdivisions such as Lake Camanche Village and Silver Lake Pines
with complaints such as smells, flies, dust, runoff, and feathers. He continued that complaints
typically do not come from the larger parcels and shared details about the current code and
potential changes to it along with current setbacks. He added that the Right to Farm ordinance
does not regulate livestock density. He commented that he would like the amendment to be the
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ACTION MINUTES
LAND USE & COMMUNITY DEVELOPMENT COMMITTEE

July 29, 2025
MEMBERS PRESENT: Brian Oneto, Supervisor District 5
Logan Carnell, Supervisor District 4
ABSENT: None.
STAFF PRESENT: Chuck Beatty, Planning Director

Mary Ann Manges, Recording Secretary
CALL TO ORDER: Supervisor Oneto called the meeting to order at 2:00 p.m.
AGENDA: Approved by consensus.
PUBLIC MATTERS NOT ON THE AGENDA: None.
APPROVAL OF MINUTES: June 20, 2024, approved.
CORRESPONDENCE: None.

ITEM 1: Discussion and possible recommendation to the Board of Supervisors
concerning preliminary thoughts and ideas on the issue of agricultural
producers partaking in agritourism submitted by Ryan Kraemer.

Supervisor Oneto introduced the item and asked Mr. Kraemer if he would like to address the
Committee.

Ryan Kraemer said that he is a second-generation farmer at Shake Ridge Ranch, a vineyard
just out of Sutter Creek. He shared that the farming industry is volatile and variable, and desires
to help make a career as a farmer economically viable. He suggested that one answer is a
supplemental form of income from events and weddings that code currently does not allow.

Supervisor Oneto shared that County code enforcement is complaint driven and understands
the desire for certainty when building infrastructure.

Mr. Kraemer said that a concrete business plan is needed to build something along with
knowing it is okay to do it.

Supervisor Carnell asked Mr. Kraemer if the ranch is in the Williamson Act.

Mr. Kraemer responded that they have 180 acres, not in the Williamson Act, and that the only
ag sector allowed to have events are wineries, farm breweries, and bed and breakfasts. He
voiced that farms should also be able to take part without things getting out of control. He
explained that they are not a winery and the only reason they would consider becoming one is
for the opportunity for supplemental income from events. He stressed that nothing makes a
better case for agritourism for ranchers and farmers than the Economic Development section in
the General Plan and that the ag sector needs to be viable for future farmers. He suggested
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defining farms differently referring to the USDA definition and parts of the El Dorado County
code. He added that agritourism should be supplemental and that agritourism is beneficial for
farmers and the local economy.

Supervisor Oneto asked Mr. Beatty if CEQA would need to be done.

Mr. Beatty responded that if more by right uses are added to any zone, not just the ag zone, that
countywide environmental impacts would need to be looked at and would be costly. He
explained this is why use permits are used on a small basis so the CEQA issue can be handled
any time it comes up.

Mr. Kraemer commented that use permits on a case-by-case basis seem to make the most
sense and that a farmer could decide if the capital investment is worth it. He suggested that the
property should be in ag zone district and asked to focus on ag producers in a general sense.

Mr. Beatty said that uses could be added with the caveat that a use permit is required.
Supervisor Oneto said he supports agritourism, wants to know where we are going and how,
and voiced there could be conflicts when opening it up. He shared that he wants neighbors to

be happy, and that the County would be more comfortable with a use permit.

Mr. Beatty stated that there is a reduced number of events if an ABC 02 license is obtained after
July of last year.

Supervisor Carnell shared that he wants to understand where we are at and know where we are
headed and likes the idea of each person applying on their own merit.

Supervisor Oneto asked Mr. Beatty for his thoughts.

Mr. Beatty said he is looking for direction to staff and asked if it is desired to pursue a broader
ag tourism ordinance that includes vineyards or some kind of gross receipt program. He added
that it is hard to get financial information and is not comfortable with it.

Supervisor Carnell asked what the pitfalls are of a vague definition.

Andrea Macon, Farms of Amador, said she would like to see agritourism applied more broadly
to farms and ranches that qualify. She explained it would provide the ability to apply for grants,
hire more practicably, and to plan for the future.

Supervisor Carnell said he agrees that he would rather it be a bit broader.

Ms. Macon added that she and others like alternative ways to stay in short-term rentals such as
airstreams and glamping tents and asked to keep that to the forefront of discussion.

Supervisor Carnell asked how Ms. Macon would write it and to describe the properties to
include.

Ms. Macon said she would go with the physical aspects of a property versus the income
because income is not reliable and people would not want to do it. She said that she does not
believe the smaller properties are going to have a lot of interest and recommended a 10-acre
minimum. She explained that farmers and ranchers working on a small lot do not want to
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negatively impact their property. She shared an example that PT Ranch does not grow grapes
or make wine and is probably one of the most beautiful facilities.

Supervisor Carnell said that he does not want to crush the little guy but if the size of the property
is limited that the neighbors would be further away and there might be less issues.

Ms. Macon said fire safety needs to be considered and suggested maybe not allowing bonfires.

Mr. Kraemer shared that the ag commissioner could look at the little guy on a case-by-case
basis.

Craig Baracco said that there is a big difference in the number of people between a farm tour or
a “you pick” and concerts, weddings and large events. He shared that one possible solution for
a viable ag operation is to allow by right small ag tourism operations such as farm tours and
“you pick” operations that are under a certain number of people and then a use permit would be
needed at a certain level. He said that typically environmental, safety, and traffic concerns kick
in with the size of the crowds and that an example is Apple Hill.

Supervisor Oneto asked if small events would need CEQA.

Mr. Beatty responded that it is all a matter of risk but with a small number it could be
categorically exempt.

Supervisor Oneto asked Mr. Baracco what number of people he would pick.

Mr. Baracco replied maybe 25 or 30.

Supervisor Oneto asked if that would be a mitigated negative declaration.

Mr. Beatty said that it sounds like the Committee is looking at a broader agritourism ordinance
that has some uses that are going to be by right and then some that require a use permit and

that the ordinance itself is probably going to be exempt from CEQA.

Supervisor Carnell said he would like to be able to have an entire 2" grade elementary class
able to make it.

Mr. Baracco added like a single bus of people versus many individual cars. He shared that he
believes that camping on private property is illegal.

Mr. Beatty responded at least at an event level and that with the Winery Ordinance glamping
came up and the Board had issues with fire. He added that there are a few different elements
open with nonpermitted structures.

Bradley Hooker said that owns a 7 %2 acre parcel and does not like the idea of size. He shared
that he must work outside of his farm to make it economically viable and that just because his
farm is not economically viable now does not mean that it will not be in the future. He stated that
case by case makes the most sense and added that amplified sound is different than people
watching you raise or process animals or vegetables.

Supervisor Oneto commented that concerts seem to be the issue.
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Mr. Hooker said that some large crowds are good for tourism and can be a regional draw for
agritourism.

Supervisor Oneto shared the example of Murphys Ironstone Winery and their concerts which
bring in a lot of economic benefits.

Kelsi Williams asked how music concerts and weddings are related to agriculture and said that
activities allowed should support agriculture.

Mr. Kraemer responded that the rationale for a concert or wedding is the drawing of people and
exposing them to a farm or agricultural production.

Emily Taylor, PT Ranch, shared that their property is in the Williamson Act and that they have a
successful pasture meat business which leads their events. She added that they have multiple
school tours, a small Airbnb, 2 long term rentals, and pigs which are a financial benefit and work
in harmony to help to keep the property in the family. She said that people like animals, nature,
and farms and agritourism helps people learn where their food comes from. She stressed that
she sees succession issues and that agritourism might be a way for those who cannot afford to
run their parents’ property.

The Committee concluded that they support personal property rights and are open to
agritourism but do not want to create problems such as traffic and negative impacts on
neighbors. They said they like the idea of some by right uses with a limit of people and vehicles
such as 2 buses along with the option of a use permit for more intense uses such as large
events and amphitheaters.

Ms. Taylor informed that one class is about 30-45 people, and 2 classes are commonly 60-75.

Mr. Beatty said he will draft a list of recommendations rather than a full ordinance and see
where that leads.

The meeting was adjourned at 3:02 p.m. The next Land Use Committee meeting is tentatively
scheduled for August 28, 2025 at 2:00 p.m.
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ACTION MINUTES
LAND USE & COMMUNITY DEVELOPMENT COMMITTEE

September 9, 2025

MEMBERS PRESENT: Logan Carnell, Supervisor District 4
ABSENT: Brian Oneto, Supervisor District 5
STAFF PRESENT: Chuck Beatty, Planning Director

Mary Ann Manges, Recording Secretary
CALL TO ORDER: Supervisor Oneto called the meeting to order at 2:10 p.m.
AGENDA: Approved by Supervisor Carnell.
PUBLIC MATTERS NOT ON THE AGENDA: None.
APPROVAL OF MINUTES: July 29, 2025, approved by Supervisor Carnell.
CORRESPONDENCE: None.

ITEM 1: Discussion and possible recommendation to the Board of Supervisors
concerning preliminary thoughts and ideas on the issue of agricultural
producers partaking in agritourism submitted by Ryan Kraemer.

Supervisor Carnell introduced the item.

Ryan Kraemer commented that the draft, probably by design, seems open ended and a little
vague in some spots. He stated that a lot of activities are listed, and it ends with any other
activities that the Planning Department deems as agritourism. He said that weddings would be
their easiest and best moneymaker but are not listed and could possibly be under any other
activities. He said that dinners are not listed and asked what other activities might be.

Mr. Beatty said that weddings are not specifically described in the winery ordinance and that
other events wineries are allowed to have are by right or with use permits. He said they did
define them as social and special events so those definitions that apply to the winery uses can
be added to this amendment and weddings are implied.

Mr. Kraemer said that weddings can really make the difference in making an agricultural
economically viable. He stated that he agrees with Mr. Baracco to add by right uses for very
small farms.

Mr. Beatty shared that fewer than 25 people is not an event and is already allowed by right. He
said that 60 or 75 people is probably the lowest by right number being thought about and that if
it gets increased to 75 the winery ordinance would also have to be amended.

Supervisor Carnell asked which way to go.

Mr. Kraemer suggested that it should be situational. The Committee concurred and agreed that
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it is advantageous to get people to carpool.

Craig Baracco, Foothill Conservancy, asked to think about the minimum and maximum number
of people by right versus the maximum number and suggested that 25 could be a good number.
He shared that the code should be structured to encourage small events to supplement the ag
economy and lower the vehicle count and that it should depend upon the set up.

Supervisor Carnell asked if an event is considered something that is being charged for.

Mr. Baracco and Mr. Beatty responded yes.

Supervisor Carnell commented that wineries are generally larger in size and since this could
also be applicable to smaller farms that 25 sounds good and after that look to see if someone
has enough space and parking.

Mr. Beatty shared that wineries have a special carve out in the code and that it is easier to rely
on things already in code. He added that when there are complaints that it is not typically for the

number of people but for the number of cars and noise.

Mr. Kraemer asked how farm stays, guest ranches, and dude ranches activities could be done
in additional houses on a farm.

Mr. Beatty said county code, until recently, restricted the use of a house to just family or workers
but the county amended the code, realizing that many times kids do not want to live on the
ranch. He stated that the code now allows for the home to be occupied and rented to anyone,
so it is not empty.

Mr. Kraemer asked how many units would be allowed on a parcel for farm stays, guest ranches,
and dude ranches.

Mr. Beatty responded that for permanent residences in the Williamson Act, one home is allowed
for every 40 acres and temporary events are allowed with an approved use permit. He shared
that the numbers are based on their setback.

Mr. Kraemer shared that Andrea Macon had wanted guests to be able to stay in a nice tent and
asked if that would be a farm stay.

Mr. Beatty said that he needs to look at the state statute because he does not know if it allows
temporary structures and if it does it would only be good for 6 months.

Mr. Kraemer asked if it is allowed to have a bed and breakfast and stand-alone units at the
same time.

Mr. Beatty responded that a property can have one type, and breakfast must be served.
Mr. Kraemer asked if farm stays could be applied for to have in these types.
Mr. Beatty responded yes and it is currently allowed.

Mr. Kraemer asked if additional homes on Williamson Act properties can be used as short-term
rentals.

29



Mr. Beatty responded that county code restricts additional homes from being used as short-term
rentals.

Mara Feeney, co-chair of the Land Use Committee for the Foothill Conservancy and a grape
farmer, shared that the grape market is currently a disaster and that it is very important to have
supplemental income. She said she believes that important issues such as proximity to
neighbors, ingress and egress, emergency response times, and number of events need to be
identified. She suggested that a wedding could be an ag event if the wedding party helps to
stomp grapes or glamping guests feed pigs in the morning.

Supervisor Carnell said that he wants to have everyone the least upset as possible.

ITEM 2. Discussion and possible direction to staff concerning the option of allowing
Accessory Dwelling Units to be conveyed separately as condominiums.

Mr. Beatty said that it is an option to amend the ADU code to allow ADUs to be conveyed
separately as condominiums. He shared that he believes it could cause some problems down
the road if someone is on a shared septic and/or well. He explained that there may be some
situations in Martell and in the Community Service Districts where a parcel has both utilities.
Supervisor Carnell asked if there would be a requirement to set up an HOA.

Mr. Beatty responded that it would have to be set up with the Davis Sterling Act process but
does not have to have an HOA.

Mr. Baracco stated that this would serve as a useful affordable housing measure with a starter
home, a way to build equity, and would probably be most useful amongst family members. He
shared that in California it is tricky to turn an apartment complex into rentals and a move that
direction is good.

Supervisor Carnell asked if the state is requiring this.

Mr. Beatty responded no and that it is an option.

Supervisor Carnell said that he sees legal issues if utilities are shared. He added that he sees
the younger generation having challenges getting into the housing market and asked Mr. Beatty
for his thoughts.

Mr. Beatty said that he believes that it could work for areas in the county where there are totally
separate utilities and an established recorded access easement.

Supervisor Carnell shared that he likes the idea of a lower cost option for people to build equity
and asked if the land would be owned.

Mr. Beatty responded it would not be owned.
Supervisor Carnell asked if options are just being put together to go before the full Board.

Mr. Beatty responded yes and that this can be brought back to Land Use, then to the Planning
Commission, and then on to the Board of Supervisors.
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[5 Outlook

Land Use Committee meeting July 24th
From Ryan Kraemer <ryan.shakeridge@gmail.com>

Date Mon 7/14/2025 10:36 AM
To Plan-Planning <planning@amadorcounty.gov>

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Hello Planning Department!

Ryan Kraemer here from Shake Ridge. We have been reaching out to other farmers here in Amador
county regarding the idea of agri-tourism. We have received a lot of support and interest across the
board. We would like to bring this forward in the next Land Use Committee meeting on July 24th. Is
that possible?

Thank you so much.

Ryan
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[5 Outlook

Re: Land Use Committee meeting July 24th

From Ryan Kraemer <ryan.shakeridge@gmail.com>
Date Wed 7/16/2025 2:43 PM
To Plan-Planning <planning@amadorcounty.gov>

0 1 attachment (58 KB)
Agritourism Land Use Commission Issue [FINAL].pdf;

CAUTION: This email originated from outside the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Hi all,

Here is our collection of preliminary thoughts and ideas on the issue of agricultural producers
partaking in agritourism to be presented at the Land Use Committee meeting on July 24th.

The basic outline is:

1. Identification of the problem

2. Agritourism defined and the county's acceptance of it based on the current General Plan

3. Our proposed solution to the problem which includes - defining a farm, asserting that revenue
from agritourism must be supplemental to the operation, and the implementation of case-by-
case use permits.

We tried to keep it broad and have not provided too many specifics; we know that this is just the start
of the conversation.

Let me know if there is anything else you need from us.

Thanks,
Ryan

On Mon, Jul 14, 2025 at 10:36 AM Ryan Kraemer <ryan.shakeridge@gmail.com> wrote:
Hello Planning Department!

Ryan Kraemer here from Shake Ridge. We have been reaching out to other farmers here in Amador
county regarding the idea of agri-tourism. We have received a lot of support and interest across the
board. We would like to bring this forward in the next Land Use Committee meeting on July 24th. Is
that possible?

Thank you so much.
32



DATE: 07/15/2025
TO: Amador County Land Use Committee

RE:  Agritourism Policy Adjustment

PROBLEM:

Currently there are very specific requirements and allowances for wineries, farm breweries,
and bed-and-breakfasts, when hosting compensated, agritourism activities (special
events, social gatherings, tours, dinners, etc). However, for a grape grower that doesn’t
qualify as a winery, or any other type of general agricultural business, there are no
regulations or special use permits available.

While it is likely that some agricultural providers are already hosting such activities, to do
so without concrete guidelines does not allow such businesses to acquire adequate
insurance or create a reliable business plan.

With the recent precipitous decline in grape sales, and the always present struggles that
agricultural businesses face, an additional, supplemental form of income could mean the
difference between viability and bankruptcy.

PER THE GENERAL PLAN:

Agritourism represents the greatest agricultural economic opportunity for Amador County.
With a location near growing communities in Sacrament and beyond, as well as its growing
wine industry and scenic rural character, the County is well positioned to capitalize on
agritourism to improve its economic viability and benefit from tourism dollars brought into
the County by visitors. The County seeks to support the development of agritourism and
associated sub-industries like nature tourism, agri-entertainment, and agri-education
businesses.

1|Page
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What is Agritourism?

Agritourism is generally the crossroads between agriculture and tourism. It attracts visitors
to an agricultural property to entertain, provide recreation or educate. Some examples of
agritourism activities are presented in the previously referenced portion of the County
General Plan:

These may include outdoor recreation services such as fishing, hunting, gold
panning, wildlife study, and horseback riding; educational experiences such as mine
tours, cooking classes, wine tasting; and entertainment associated with agriculture,
such as harvest festivals, fairs, and barn dances. Direct agritourism services may
include hospitality, such as bed-and-breakfasts, farm stays, farm tours, winery
tours, and outfitter services.

Of course, this list is not exhaustive as the broad idea of tourism on an agricultural property
can take many forms. Other activities might include: trails for hiking/mountain-biking,
dinners, business retreats, weddings, small concerts, marketing events, etc.

Agritourism generally falls under four categories: events, education, recreation, and
lodging. Each category has its own particulars that need to be considered - for example:

Lodging- Short-term rentals currently exclude unpermitted buildings. This would exclude
glamping, RV’s such as an Airstream for farm stays, unique stays such as tree houses and
barn lofts, and onsite camping. Many counties offer such lodging as part of their short-
term rental allowances, but Amador does not. This effectively limits agritourism and farm
stay options. These options could be allowed when the owner is on-site and could
potentially generate additional TOT taxes. Additional considerations would be maximum
days of stay, special permitting for unique short-term rentals, how many sites, etc. For
events, how many events given your parcel size and setbacks per year, maximum number
of attendees, acceptable event types, etc.

As we can see from just this one example, there is much to explore with each one of the
categories of agritourism. If properly regulated, we believe that agricultural producers can
utilize this tool without adverse effect on the community and land.

PROPOSED SOLUTIONS:

Agricultural producers should be added to the county code as participants in agritourism
alongside wineries, farm breweries and BNBs. It is important to recognize the ramifications
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(environmental, safety, noise/light pollution, landscape aesthetic, potential misuse, etc.)
that come with agricultural property owners being allowed to participate in agritourism.
We believe there are sensible approaches to limit these risks, based on 1) how we define a
farm and 2) implementing use permits to regulate activities based on established criteria.

Definition of a Farm:

First, farmers must be in the districts/zonings that allow agriculture (AG, AT, A, R1A,
AG). Next, per the USDA definition: any parcel from which $1,000 or more of
agricultural products were produced and sold, is a farm. While those two guidelines
seem to be a low threshold, we suggest there are ways to limit potential abuse of the
privilege to host agritourism activities by ensuring these activities are strictly
supplemental to the agricultural operation. Specifically, supplemental means that
the gross revenue that any agritourism operation generates would be less than or
equal to the gross revenue of their farming operation. So, if you are “technically” a
farm because you generate $1,000 worth of revenue, you are only able to have
$1,000 or less worth of agritourism.

This would ensure that one cannot legally do the bare minimum of agriculture yet
have unchecked agritourism events. A critique to this policy is thatitis harsh on
small producers and prioritizes large producers; the more gross revenue from
agriculture one has, the more potential for agritourism revenue. However, we
believe it is a solid way to ensure that all properties zoned for agriculture are
focusing on agriculture first.

An alternative to this definition comes from the El Dorado County code, which
defines farms as:

e minimum 10-acre parcel

e minimum 5 acres of commercially viable permanent crop or 10 acres of
commercially viable annual crop

e any parcel smallerthan 10 acres is looked at by the AG commissioner and
granted approval if they achieve some unstated level of production

e No more than 5 acres or 50% of the parcel can be used for agritourism,
whichever is less

This alternative approach ensures that people are not limited by how much revenue
they can generate, but by the size of their facilities themselves. It leads to the
possibility that someone could make more money on tourism than ag, but at least
their physical facilities aren't taking up their entire property. Size outliers on the
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small end would be handled by the AG Commissioner, so we can assume that the
ability to take advantage of this system would be low.

Use Permits:

We can look to our own code and that of other counties, such as El Dorado - they
focus largely on use permits and established maximums for certain activities and
their scope.

While the number, type, and size of activities that any agricultural property can host
could be established on a case-by-case basis through the permit process, a
baseline of allowable activities for agricultural properties that quality as a farm,
could also be the starting point, especially when considering lodging elements.

We appreciate your taking the time to consider these options and we are excited to work
with you to provide any additional insight that you might request. We recognize that our
ideas here are neither complete nor exhaustive but hope you will agree they merit
consideration and serve as a good start to the conversation. We urge the Board of

Supervisors to consider the ideas presented here and take action to preserve the viability of
our family farms.
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