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The Planning Commission of the County of Amador met on November 18, 2025, in the Board
Chambers at the County Administration Center, 810 Court Street, Jackson, California. The
meeting was called to order at 6:00 p.m. by Vice-Chair Bennett.

COMMISSIONERS PRESENT WERE: Steve Christman, District 2
Earl Curtis, District 3
Jerry Poore, District 4
Mark Bennett, Vice Chair, District 5

COMMISSIONERS ABSENT WERE: John Gonsalves, District 1
STAFF: Sabrina Pierce, Deputy County Counsel

Chuck Beatty, Planning Director
Mary Ann Manges, Recording Secretary

NOTE: The Staff Report packet prepared for the Planning Commission is hereby incorporated into these minutes
by reference as though set forth in full. Any Staff Report, recommended findings, mitigation measures, conditions
or recommendations which are referred to by Commissioners in their action motions on project decisions which
are contained in the Staff Reports are part of these minutes. Any written material, petitions, packets, or
comments received at the hearing also become a part of these minutes. The recording tapes of this meeting are
hereby incorporated into these minutes by reference and are stored in the Amador County Planning Department.

A. Call to Order. The meeting was called to order by Vice-Chair Bennett at 6:00 p.m.
B. Pledge of Allegiance:
C. Approval of Agenda:

MOTION: It was moved by Commissioner Poore, seconded by Commissioner Curtis,
and carried to approve the agenda.

AYES: Christman, Bennett, Poore, Curtis
NOES: None
ABSENT: Gonsalves

D. Minutes: October 14, 2025

MOTION: It was moved by Commissioner Poore, seconded by Commissioner
Christman, and carried to approve the October 14, 2025, minutes.

AYES: Bennett, Curtis, Poore, Christman
NOES: None
ABSENT: Gonsalves

E. Correspondence: None

F. Public Matters not on the Agenda: None

G. Recent Board Actions: Mr. Beatty reported that a vendor was selected, and a contract
approved to develop a Final EIR for the Wicklow Specific Plan.




AMADOR COUNTY PLANNING COMMISSION MINUTES
SUMMARY MINUTES OF RECORDED MEETING
November 18, 2025 — 6:00 P.M. PAGE 2 OF 6

H. Agenda ltems:

Public Hearing

Item H.1 - Request for Tentative Parcel Map #2891 and Zone Change ZC-21;4-1, which
proposes to divide 246 acres into 6 parcels ranging in size from 40 to 45 acres.
234 acres are included in Williamson Act Contract #305; an additional 12 acres
of non-contracted land from an adjacent parcel will be included in the project.
Zone Change ZC-21;4-1 requests to rezone said 12 acres from the A,
Agricultural district to the AG, Exclusive Agricultural district. APNs: 011-090-
021 and a portion of 011-100-031

Applicant: Vineyard Village lone, LLC
Supervisorial District: 2
Location: 6601 Sutter lone Road, lone, CA 95640

Vice Chair Bennett introduced the item.

Mr. Beatty shared the staff report which is hereby incorporated by reference into these minutes
as though set forth in full.

Vice Chair Bennett asked for public comment.

Robin Peters, Delta Engineering and representative for the Churichillos, shared that the owner
owns adjacent properties to the east, manages vineyards on properties to the south, and has
been in the area for a long time. He explained that the project is largely for estate planning
purposes so the family can carry on the operations of the vineyard. He stated that there is an
appropriative right for surface water and that vineyards and ag products will be irrigated with
surface water. He said that the project is consistent with the most recent General Plan and that
its mitigation measures and other requirements are in the conditions of approval.

Vice Chair Bennett asked how the surface water was determined to be sufficient.

Mr. Peters said that there is a 40-acre feet per year right for surface water associated with the
property, a separate right at the Goffinet Reservoir to the east, and that the Agricultural Advisory
Committee determined there was a sufficiency of that right.

Gayle Ratto Risberg, resident off Paine Rd., said that she is concerned about water explaining
that her well gets 4 gallons per minute, her neighbors get 3 %2 gallons per minute, and that a few
neighbors have 20 gallons per minute. She shared that the reservoir belongs to the State of
California and that years ago a geologist said that the only thing that it is good for is Williamson
Act, wildlife, and animals, not development. She said they were told that if too much water
comes out of the reservoir that it could fracture and disjoint the rock where they would not have
water. She said that she does not want to see farming, animals, and livestock disappear and
that this is not an area for another 6 houses. She voiced concern that an earlier project was not
recorded years ago and does not know what happened.
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Carrie Brazil (Mace), neighbor to the west adjoining the property, shared history that included
that the property originally belonged to her great grandfather, later her husband’s family, and
eventually she and her husband bought it out of the estate in 1996. She said that she is
concerned about water and gets 12 gallons per minute from her witched well on a good year
and 8 gallons in drought years. She added that the neighbor to her west well gets about 1 %
gallons per minute. She said the Technical Advisory Committee (TAC) earlier said there was not
a mine on the property but there is one hidden in the grease brush that is now filled except for
the top 6 feet. She asked how it works with taxes when a property not in the Williamson Act is
moved into a Williamson Act contract. She shared when they raised the berm at the reservoir
that it affected how much water flows down Jackass Creek, seasonal creeks and tributaries, and
is concerned about how increased usage of surface water will affect downstream in the future
and how it will affect families that run cattle.

Duv Cardenas said that she lives in Vintage Estates in which this project is being modeled after,
but this project has the benefit of the Williamson Act. She shared how she did research about
Vineyard Village, lone, with the Secretary of State and asked if it matters if they are suspended
as an entity and if they can even enter contracts. She shared her concern about how the
Agricultural Advisory Committee reviewed this before vineyards and grapes were going
downward and shared some current statistics. She said everything is predicated on the
vineyards and grapes and after doing the math wonders about where the surface water deficit is
going to come from. She asked about the 12 acres merging in and has concerns about the oak
woodland study being old and not including all the information that is needed. She said that the
letter from California Department of Fish and Wildlife included addressing the oak woodland
study and western pond turtle. She asked about CEQA and explained that she has seen a lot of
birds and animals in the area, that she is for development, but also for protecting them. She
questioned some of the mitigations or lack of regarding hydrology and water quality in the
CEQA document. She asked about a second reservoir that was supposed to be scheduled for
construction in 2021. She shared that her parcel was supposed to have vineyards but was
allowed to sign an addendum where they did not have to have a vineyard lease and had
concern this could happen again.

Vice Chair Bennett thanked Ms. Cardenas for such a detailed look at the project.

Deanne Dain, Paine Rd., stated that this seems like a big misuse of the Williamson Act. She
said this is a subdivision and asked if a buyer gets to keep their water rights if they choose to
not put grapes in. She shared that she does not believe that this is for the family and that they
are trying to get revenue by selling the properties to move forward with some of the projects
they want to do.

Ms. Brazil commented that property insurance is a challenge in the area and needs to be noted
for the future buyer.

Mr. Peters asked to note that the staff report says the project is consistent with the General Plan
and the proposed conditions associated with this map includes mitigation measures from it. He
said the development of wells on the property and the demonstration that those wells meet the
county standard is required. He shared that there are already 3 good producing wells on the
property along with a single-family home. He explained that Dominic and Gloria Churichillo are
the ones proposing the project. He added that Mr. Churichillo is a winemaker, owns the winery
near this property, and manages vineyards to the south. He said that the idea is to have enough
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vineyards where he does not have to purchase grapes and that once grapes are established,
they need very little water past the second or third year.

Commissioner Christman asked if there are other wells on the property and what their capacity
is.

Mr. Peters responded that there are three wells and believes they are about 10-12 gallons per
minute. He added that the property to the east owned by the applicant has a well that is 100
gallons per minute.

Commission Curtis stated there is no requirement to put in a residence after the vineyards are
put in.

Mr. Peters said no, and that the vineyards are mandatory due to the Williamson Act.
Commissioner Curtis commented that looking at things that are 5 years old is confusing.

Mr. Peters shared this is the first one that he knows of where the Agricultural Advisory
Committee recommended 15 acres of vineyards instead of 10.

Commissioner Curtis said so we are not trying to irrigate 40 acres.

Mr. Peters commented that a vineyard consultant was hired to help determine the best
placement of the vineyards and that vineyards are successful in the area.

Ms. Ratto-Risberg asked to investigate why the previous project was never recorded.

Mr. Beatty responded that the prior project included parcels less than 40 acres, which prevented
their inclusion in the Williamson Act and any mandatory planting requirements.

Dominic Churichillo stated that they have owned the adjacent property since 2000 and this
parcel since 2020 or 2021.

Ms. Cardenas asked why, if there is a need for grapes, why they cannot develop the acreage
they already have and that they already have a robust vineyard development plan.

Mr. Churichillo said they just ripped 2 acres to put plantings in and have a total of 14 acres
slated for grapes and are considering planting olives for olive oil.

Vice-Chair Bennett asked if there are any additional comments. There were none.

MOTION: It was moved by Commissioner Poore, seconded by Commissioner Curtis, and
carried to close the public hearing.

AYES: Christman, Bennett, Poore, Curtis
NOES: None.
ABSENT: Gonsalves

Vice Chair Bennett asked for discussion.
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Commissioner Christman said that initially his main concern was the water issue, but believes it
is resolved.

Commissioner Poore shared for transparency that he is a real estate appraiser and sometime in
the past 20 years he appraised the house on the subject property for a financial institution.

Vice Chair Bennett stated that the demand for grapes is not for the Planning Commission or
government to decide but is decided in the free market. He added that the effect on certain
species is based on a concept of stasis and that insurance is beyond the purview of the
Planning Commission. He added that he generally is in favor of the right for property owners to
be able to do what they want with their property.

Commissioner Curtis shared that he does not have a problem with the lot split if they can meet
the requirements and stay in the Williamson Act. He said if they do not meet the requirements,
they will go back on the tax rolls at current market value. He stated that water needs to be
proved to build a house and that CEQA documents have been provided. He said that there are
some issues about water and whether grapes are going to sell but this does not have anything
to do with what is before them.

MOTION: It was moved by Commissioner Christman, seconded by Commissioner Curtis, and
carried to approve the mitigated negative declaration as the appropriate environmental
document.

AYES: Poore, Bennett, Christman, Curtis
NOES: None.
ABSENT: Gonsalves

MOTION: It was moved by Commissioner Curtis, seconded by Commissioner Poore, and
carried to approve PM 2891 and adopt staff's recommended findings and conditions of
approval.

AYES: Bennett, Christman, Curtis, Poore
NOES: None.
ABSENT: Gonsalves

MOTION: It was moved by Commissioner Curtis, seconded by Commissioner Poore, and
carried to recommend approval of ZC-21;4-1 and related findings to the Board of Supervisors.

AYES: Poore, Bennett, Christman, Curtis
NOES: None.
ABSENT: Gonsalves

Mr. Beatty stated that the Planning Commission has approved PM 2891 subject to staff’'s
recommended findings and conditions. Anyone wishing to appeal that decision may do so by
filing a written appeal along with appropriate fees to the clerk of the Board of Supervisors by
5:00 p.m. December 2, 2025. The Board of Supervisors will hold a hearing on ZC-21;4-1 at a
later date.
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MOTION: It was moved by Commissioner Poore, seconded by Commissioner Christman, and
carried to adjourn the meeting.

AYES: Christman, Bennett, Poore, Christman
NOES: None
ABSENT: Gonsalves

John Gonsalves, Chair
Amador County Planning Commission

Mary Ann Manges, Recording Secretary Chuck Beatty, Planning Director
Amador County Planning Department Amador County Planning Department



