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The Planning Commission of the County of Amador met on December 9, 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
Krista Ruesel, Planner Il
Nicole Sheppard, Planner ||
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
Christman, and carried to approve the agenda.

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

D. Minutes: November 18, 2025

MOTION: It was moved by Commissioner Christman, seconded by Commissioner
Poore, and carried to approve the November 18, 2025, minutes.

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

E. Correspondence: ltem H.1 — amended Conditions of Approval and pictures from Al
Ament: ltem H.2 — presentation from Crosspointe; Item H.3 — letter from Amador Water
Agency (AWA)
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F. Public Matters not on the Agenda: None
G. Recent Board Actions: None

H. Agenda Items:

Public Hearings

Item H.1 - Request for a Use Permit (UP-25;9-1 Calvary Chapel) to amend the existing Use
Permit and Master Plan. The proposed changes include an additional 16,800
square-foot sanctuary building with up to 500 seats to be located on the
existing gravel parking lot, an additional paved parking lot for a total of 270
parking spaces, and reconfiguration of the existing multi-purpose building.
The site currently contains a 12,340 square-foot multi-purpose building, a
3,500 square-foot classroom building, a 1,736 square-foot classroom building,
and a 224-space parking lot. (APN: 030-080-067)

Applicant: The Call Church (Calvary Chapel of Amador County, Inc.)
Representative: Gary Ghio

Supervisorial District: 4

Location: 18400 Ridge Road, Pine Grove, CA 95665

Vice-Chair Bennett introduced the item.

Ms. Shepard shared the staff report which is hereby incorporated by reference into these
minutes as though set forth in full. She added that the draft conditions in the packet have been
amended to include the previous conditions in the original use permit and in the previous
amendment. She stated that some of the approved conditions may have been satisfied but
remain applicable.

Vice-Chair Bennett asked for public comment.

Al Ament, resident down the street from the church, said he has concerns about drainage which
have not been updated, and that the water comes through his driveway and into his garage at
times. He shared that he used to work for Caltrans and is retired from the County and knows
that if more asphalt is put in that the water needs to be slowed down somehow. He shared
some pictures with the Commissioners and asked if there is a report on the traffic impact. He
added that his neighbors have shared with him that they have not been notified of this meeting.

Vice-Chair Bennett asked staff if the neighbors were properly notified.

Mr. Beatty replied that the State statute requires that property owners within 300 feet of the
project be notified by mail, and there is an affidavit and notification list in the packet.

Commissioner Curtis asked if Mr. Beatty has investigated the drainage issue.

Mr. Beatty responded not specifically but the statute requires that the project cannot release
water in rates greater predevelopment conditions.
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Vice-Chair Bennett asked if it is up to the Building Department.

Mr. Beatty responded while the project is under construction, the property owner is to submit
plans and specs that show that the runoff will not exceed current rates.

Commissioner Curtis said he believes that is included in Condition of Approval (COA) #7.

Mr. Beatty added that the conditions are cumulative and apply to the previous and current
projects.

Commissioner Curtis said that the conditions also address the access and the left turn lane and
asked if there is anything that says that a lane is needed for entering.

Mr. Beatty replied that an additional entrance was not a recommendation.
Commissioner Curtis commented that there could be quite a line of cars.

Gary Ghio, representative for The Call Church, said that COA #29 says that they cannot
increase runoff above what they have currently. He explained that there are already two
detention basins on the property. One takes the drainage from upper Ridge that goes through
the property and one that takes all the water from the current development. He explained that
the sanctuary is going to be discharged in the same retention basin and detention will be done
on the parking lot. He shared that the driveway work is done and that there are already
deceleration and acceleration lanes and left and right turn lanes coming out of the church. He
added that he wants to dispel the rumor they are going to have a school, they never built the
sanctuary that was approved for 500 people in the original use permit and are reaching capacity
of 300 in the multipurpose room. He shared that they are asking for the amended use permit
because they are replacing the ball field with a parking lot. He stated that he understands the
drainage issue because he also has had to deal with drainage coming off Ridge Rd. onto their
property into the detention pond.

Mr. Ament asked if Public Works and the other departments get involved and said that he has
had a service request in for over 20 years.

Mr. Beatty answered that projects are circulated to all County departments as well as state
agenciess such as the California Department of Fish and Wildlife and Caltrans.

Vice-Chair Bennett asked if there is further public comment. There was none.

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

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

Vice-Chair Bennett asked for discussion.
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Commissioner Christman said that he believes there is enough in the conditions and everything
is going to be looked at when permits are obtained.

Commissioner Poore shared that he has concerns about the drainage since the situation
already exists and is problematic and that it seems incomplete. He said that he lives on Ridge
Road and water is an issue every time it rains. He stated that he does not know the answer to
the drainage issue and that he is confused by the Commission’s responsibility. He added that
Mr. Ament submitted photos without dates on them, which he said is also confusing.

Vice-Chair Bennett stated that additional traffic is not pleasant but something that people have
to deal with. He shared that he assumes that Amador Water Agency (AWA) will be able to
supply appropriate water.

Mr. Beatty shared that the Commission can modify conditions if the development is no more
intense than what has been analyzed.

Vice-Chair Bennett said that he does not know how to modify the conditions to make sure that
the drainage is taken care of.

Commissioner Christman said he has been a contractor for 45 years and the existing conditions
are already there and to dig it up is not feasible or realistic. He added that the conditions are in
the package and that the Commission should let the Planning Department and all the inspectors
do their jobs.

Mr. Beatty stated that the proposed conditions of approval will not address an existing situation
or the runoff water that comes from uphill on Ridge Road, and explained that the additional
parking lot is the new impervious area because the church addition is going where the existing
parking lot is.

Commissioner Curtis commented that they are taking gravel and covering it with a roof that
does not absorb water.

Commissioner Poore said that he is concerned that additional watershed will be closer to where
the water is not contained.

Commissioner Christman suggested that they can add something to mitigate the drain issue
where an engineer provides updated drawings with a proposal on cost.

Deputy County Counsel Pierce shared a proposal from staff where instead of amending the
conditions of approval to have the Commission direct staff to take the feedback received and
draft new conditions related to the draining mitigation, continue the item, and bring it back at a
later date.

Commissioner Poore added that the applicant has the option to continue the hearing to a later
date since not all the Commissioners are present.

Mr. Ghio said he is a retired city engineer and that he does not have a problem doing the
studies, but drainage law says they cannot be required to improve something that is
downstream offsite from the church. He commented that the conditions are written to where
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they cannot increase the runoff more than what they currently have and to require them to do
more is an undue financial burden on the church. He added that they already required to comply
with all the laws, drainage studies, surveys and onsite detention and cannot be required to
mitigate anything over and above what the project is trying to do.

Vice-Chair Bennett asked for confirmation that this development will take care of additional
drainage but leave the present drainage problems as it is.

Mr. Ghio responded yes and that the drainage problems were there before the church was ever
there.

Commissioner Christman shared that it sounds like they will be getting more drainage than
before because they are taking out the baseball field and putting a parking lot there.

Mr. Ghio said that the conditions require them to mitigate any increase due to that and that they
will have to add onsite detention just because of the parking lot.

Commissioner Christman stated that he believes that they do not have to do anything beyond
their property and if they are taking care of their property that he does not have a problem.

Commissioner Poore asked how the water is monitored and how it is going to be known if the
mitigations are successful when previous mitigations were not adequate to handle the problems
for the neighbors.

Mr. Ghio stated that they are required to do a drainage study and onsite detention, and the
study needs to be approved by Public Works.

Vice-Chair Bennett asked if the Commission can approve the project and require additional
drainage studies or drainage work.

Mr. Beatty responded yes and asked what the additional studies are and if they exceed what is
required by law. He explained that if they exceed the law that the decision could be appealed to
the Board of Supervisors and then it becomes their decision.

Commissioner Poore asked if Deputy County Counsel Pierce can reiterate the alternative
option.

Deputy County Counsel Pierce said if want more clarity in the conditions that staff can revisit the
language in the drainage conditions and bring back the project at a later date with redrafted
drainage conditions.

Vice-Chair Bennett asked if the Commission can ask for this to come back with more drainage
information.

Commissioner Curtis said that there is going to be a pretty big increase in runoff and that they
should be able to see what they are going to do with the excess water.
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Mr. Beatty explained that it is not that they cannot increase the volume of runoff, but that the
rate of release cannot be increased. He added that the drainage study will determine how much
additional retention they will have to install and what the release rates are.

Commissioner Poore moved to continue this to a later date to obtain clarity from the Planning
Department about the issue of drainage. There was not a second.

Commissioner Curtis said that Mr. Beatty just explained that it is in the packet and to leave it up
to Public Works and the Building Department to enforce it.

Mr. Beatty explained that the drainage and runoff mitigation is in COA #28 if the Commission
wants to change it.

Vice-Chair Bennett asked for confirmation that the conditions are for the increase in runoff not
for the existing problems of runoff.

Mr. Beatty responded that it is correct.

Vice-Chair Bennett shared that The Call Church is a vital local institution and that he endorses
the project. He commented that the drainage needs to be resolved but unfortunately that is how
the world is.

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

AYES: Bennett, Curtis, Christman
ABSTAIN: Poore

NOES: None.

ABSENT: Gonsalves

MOTION: It was moved by Commissioner Curtis, seconded by Commissioner Christman, and
carried to approve UP-25;9-1 with staff's recommended findings, mitigation measures, and
conditions of approval.

AYES: Bennett, Curtis, Christman
ABSTAIN: Poore

NOES: None.

ABSENT: Gonsalves

Ms. Shepherd stated that the Planning Commission has approved UP-25;9-1 subject to staff's
recommended findings, mitigation measures, 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 19, 2025.

Item H.2 - Request for a Use Permit Amendment (UP-25;4-2 Crosspointe 2, LLC) for the
South Arkansas Creek Project (UP-05;6-9), an existing sand and gravel mine,
for a modification of an existing condition of approval (Condition 13a) that
specifies an hourly maximum number of truck trips (16 trips, i.e., 8 in-bound
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trips and 8 out-bound trips) accessing the project site. The applicant is
requesting that the hourly limitations be modified as follows:

« 8 truck trips/hour (4 inbound, 4 outbound) from 3 to 6 p.m. and
» 64 trips/hour (32 inbound, 32 outbound) during the remaining hours of
operation
The facility would remain subject to the daily aggregate plant production
limitation of 2,400 tons/day and 192 trips/day total as provided in the existing
use permit and hours of operation 7:00 a.m. to 7:30 p.m. (APNs: 001-110-020,
001-110-021, and 001-110-023)
Owner: Crosspointe 2, LLC; DBA High Country Aggregates
Supervisorial District: 5
Location: 1360 State Highway 16, Plymouth, CA 95669 (South Arkansas
Creek Project)
Vice Chair Bennett introduced the item.

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

Vice Chair Bennett asked if the applicant would like to comment.

Jason Smith, Crosspoint LLC, shared a presentation explaining the request of the amended use
permit and summarizing that they are shifting their hours to meet the market demand.

Commissioner Curtis asked if they have been able to meet their daily limit.
Mr. Smith responded that they cannot even really get going with only 8 truckloads.
Commissioner Poore asked if Amador County is the point of sale.

Mr. Smith responded yes and that this allows them to meet demand, local aggregate needs, and
provide good paying jobs.

Commissioner Poore commented that this is going to be hard to monitor and asked when there
is a stockpile what will prohibit them from running 32 trucks an hour for 10 hours for two weeks
in how it will work.

Mr. Smith said the conditions tie together and the ability to do them all in one day is not going to
happen because they are still bound to the same 96 trucks per day.

Commissioner Christman asked about the grade on the road toward Jackson.

Mr. Smith said it was addressed in the traffic analyses and that most loads go the other
direction.

Commissioner Christman agreed and said he ventures to say that their market is up here.



AMADOR COUNTY PLANNING COMMISSION MINUTES
SUMMARY MINUTES OF RECORDED MEETING
December 9, 2025 — 6:00 P.M. PAGE 8 OF 16

Mr. Smith replied that he wishes that was the case, but their market demand analyses shows it
is going the other way.

Commissioner Poore asked how much of it is about the gold.

Mr. Smith said that this site is a sand and gravel mine.

Commissioner Christman said he is good and understands about the 8 trucks.
Commissioner Curtis said there are a lot of left turns coming out of there.

Mr. Smith replied that they reached out to Caltrans who are amenable to the project as
proposed.

Commissioner Poore said that he drove by and saw that the facility is not currently being
operated and that by approving this maybe there will be potential revenue for the County.

Crag Baracco, Foothill Conservancy, said that they welcome the proposed deceleration lane
and driveway improvements. He asked if the private road to be improved is going to be gravel or
paved.

Mr. Beatty replied that it will be gravel with about a hundred feet or so of asphalt from the
highway fog line.

Mr. Baracco said that under Aesthetics it talks about vegetative screening east of the driveway.

Mr. Beatty responded that the conditions are cumulative, and the screening barrier needs to be
maintained. Currently, the project is screened by natural vegetation.

Vice-Chair Bennett asked if there is additional public comment. There was none.

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

AYES: Curtis, Bennett, Poore, Christman

NOES: None.

ABSENT: Gonsalves
Vice-Chair Bennett asked for discussion.
Commissioner Christman said that he believes it will bring in revenue and it is a good thing.
Commissioner Poore shared that there is a great line of site in each direction, wishes people
would slow down near there, and that a few more trucks are not going to hurt. He added that
mining has been good for the county, this mine is not unsightly and cannot be seen from the
road, and has no reason to oppose it.

Commissioner Christman added that he believes it is a great location.
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Vice-Chair Bennett shared that he does not like the idea of screening it and that people driving
by should be able to see it is a quarry. He added that he does not like that there are restrictions
on the trucks that can come and go from a business and that they should be by demand. He
stated that he approves the project for economic and other reasons. He asked for further
discussion. There was none.

MOTION: It was moved by Commissioner Curtis, seconded by Commissioner Poore, and
carried to approve that the Categorical Exemption is the appropriate environmental document.

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

MOTION: It was moved by Commissioner Poore, seconded by Commissioner Curtis, and
carried to approve UP-25;4-2 and adopt staff's recommended findings, mitigation measures,
and conditions of approval.

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

Ms. Ruesel stated that the Planning Commission has approved UP-25;4-2 subject to staff's
recommended findings, mitigation measures, 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 19, 2025.

item H.3 - Zoning Ordinance Amendment ZOA-25;9-2. Review and possible
recommendation to the Amador County Board of Supervisors regarding
amendments to County Code Section 19.72.050, Accessory Dwelling Units, to
incorporate statutory authority to allow separate conveyance of ADUs as
condominiums when served by public utilities.

Applicant: County of Amador
Supervisorial District: All
Location: Amendment would be applicable to the unincorporated area of
Amador County
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.

Commissioner Curtis asked for clarification that having a separate septic and well is required.
Mr. Beatty responded that they must have public water and sewer.

Vice-Chair Bennett asked for clarification that they are being asked to decide if Accessory
Dwelling Units (ADUs) can be condominiums not that they must be.
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Mr. Beatty replied that it is correct.
Vice-Chair Bennett asked for public comment.

Mr. Baracco, Foothill Conservancy, said that they support this and believe that it is a small step
towards an affordable housing option and an opportunity to build equity.

Vice-Chair Bennett asked if there is any additional comment. There was none.

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

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

Vice-Chair Bennett asked for discussion.

Commissioner Poore said he is a real estate appraiser and real estate salesperson and that
there is nowhere in the County that has this possibility except for Martell. He said this will need
a property that has a guest house, public sewer and water, and is free of liens to do this and will
be left with a very confusing home ownership idea. He added that typically a homeowner
association (HOA) handles the homeowner’s insurance, roof, exterior, grounds, roadways,
parking lot, and driveways. He said that he sees a number of issues for these one offs that
include having investors come in to take advantage of them and creating confusion and taking
time for staff and every department. He said he is concerned about the practicality of appraising
them with no viable comparables and with confusion that comes with two owners when there is
a neighbor problem.

Commissioner Curtis said that it seems like a real estate nightmare for something where you
might get one or two in a decade.

Commissioner Poore stated that he believes that it is a false way to solve the housing crisis
since the house is already there.

Vice-Chair Bennett said that he was shocked to read the item and does not know how it came
about.

Commissioner Curtis said that some of the cities want it because they can get more income.
Commissioner Poore commented that we do not have a shortage of developable land.
Commissioner Curtis added that everybody in California has a shortage of water.
Commissioner Christman stated that he believes it is a bad idea.

Vice-Chair Bennett said he agrees and that is going to create a big hassle but that he does not
object because it will only be affecting a handful of projects in a decade.
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Commissioner Curtis added that it seems like an unnecessary piece of legislation and if
someone really wants to do this they can come before the Commission.

MOTION: It was moved by Commissioner Poore, seconded by Commissioner Curtis, and
carried to recommend to the Board of Supervisors to deny Zoning Ordinance Amendment, ZOA-
25;9-2.

AYES: None

ABSTAIN: Bennett

NOES: Christman, Poore, Curtis
ABSENT: Gonsalves

Vice-Chair Bennett added that do not need to make things more complex.

Item H.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

Supervisorial District: All

Location: Amendment would be applicable to the A, AG, and R1A zoning
districts in the unincorporated area of Amador County

Vice Chair Bennett introduced the item.

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

Ann Kraemer, Shakeridge Ranch, said that they have owned the ranch for three generations
and that her nephew, Ryan Kraemer, is taking over for her as vineyard manager. She shared
that the vineyard is getting older, needs to be replanted, and they are looking into agritourism as
supplemental income so the next generation can make a living. She stated that they want to
continue to be a vineyard but when they approached the county to see what they can do as a
farm discovered that they cannot do anything even with a use permit. She shared that they have
great setbacks on 200 acres with many people from out of the area impressed with Amador
County and agriculture. She explained that the idea of supporting farmers is in the updated
2016 General Plan and was discussed and supported in 2019 at the Agricultural Advisory
Committee. She said that they have proposed this and that other farmers have provided input
into the proposed amendment which allows for small operations to have an easy way to do
something and if they want to do something bigger, they must follow all the rules and be a good
neighbor.

Craig Baracco, Executive Director of Foothill Conservancy, shared that they have been involved
in this process and like the idea of smaller scale agritourism activities such as you pick
operations and farm tours. He agrees that larger events should need a use permit and stated
that this ordinance is opening up a lot more operations to these potential uses. He suggested



AMADOR COUNTY PLANNING COMMISSION MINUTES
SUMMARY MINUTES OF RECORDED MEETING
December 9, 2025 — 6:00 P.M. PAGE 12 OF 16

that there be review criteria such as adequate road access, response times for emergency
services, and adequacy of circulation and parking. He added that regarding housing that this
ties into short term rentals. He said that additional residential uses such as farm stays or dude
ranches are fairly distinguishable functionally from short term rentals and should be considered
as one group of uses apart from agritourism. He added that they should be limited to daytime
activities so there is consistency with short term rental operations whether they are farm related
or not.

John Allen, Chair of the Amador County Agricultural Advisory Committee, shared that his family
has owned a ranch since the 1860s. He said that development started in the area in the 1960s
and in 1965 that the State came out with the Williamson Act to preserve agricultural areas. He
shared that when people drive the roads in Amador County and see all the open fields that most
of that land is in the Williamson Act. He explained that one of the things that has changed is the
viability of the cow industry which has not kept up with the economy. He stressed that open
fields need to be preserved and in order to do that you need to help the owners of ranches with
their financial viability. He stated that there are two parts of this issue. He commented that there
is no reason why houses should be limited to family members and employees like they are now
because it gives ranch owners the ability to make more money and it provides more housing.

He continued that he has a couple of recommendations for agritourism. He said that the first
one is the definition of agritourism because it is limited and asked the definition to include
recreational use of open space including commercial uses. He said that the second change that
he recommends is to change hayrides, sleigh rides, and pony rides. He stated that the problem
is with insurance for those uses and asked for a broader definition like recreational use of open
space that has minimal impact on the land and on neighbors which could be things like horse
rides, archery, bird watching, hiking, and glamping. He stated that he disagrees on regulating
overnight stays and does not want rules to be more complicated. He added that he also
recommends needing a use permit for events occurring on a regular basis or maybe doing an
event up to a certain size by right. He shared that he disagrees with having to have fancy roads
and parking lots because people want to see the rural nature. He stressed that there is no
reason to limit events to just wineries.

Vice-Chair Bennett said there is a lot of detail and it would be easier for the Commission if they
could have Mr. Allen’s comments in writing.

Mr. Allen said he just realized this meeting was happening, and that he can polish this up and
submit it in writing and asked to table this to the next meeting. He said he would like to see a
good ordinance where the ranch owners can keep their ranch viable but not in a way that it
changes the look of the ranch, otherwise a use permit would be needed.

Ryan Kraemer said that he works with Ms. Kraemer and that this is a proposal that he proposed
because it is important to keep agriculture viable and believes that it can be done responsibly.
He asked what “other” agricultural as determined by the Planning commission could be and that
he would like weddings to be under “other”. He stressed that large events like a wedding truly
could make a difference as a secondary source of income versus doing small little things. He
said that he believes that the proposal looks good but did not hear what his aunt, Ms. Kraemer,
said earlier.
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Sherry Curtis asked if a property is in the Williamson Act and they start having events if the part
of the property used for that needs to be rezoned.

Ms. Ruesel said if it is seen as a use that is consistent but secondary that it is part of the
allowed uses.

Vice-Chair Bennett asked if there is any further comment. There was 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 said he is in favor of this and that the more restrictions we have and the
more people that interpret and regulate them that the more inflation is created. He added that
people should be able to use their property any way they want as iong as it does not create a
public nuisance.

Commissioner Curtis stated that he believes this is a great ordinance, would like more time to
review it, and would like to see and review Mr. Allen’s comments in writing. He added that he is
concerned about the housing issue where you can have another house per so many acres. He
said he believes a bed and breakfast is appropriate and does not know about having one
dwelling with no restrictions on the length of time that people can stay there.

Mr. Beatty said that the county’s current Williamson Act code says you can have one home for
every 40 acres in the contract, with occupancy restricted to immediate family or employees that
are there to maintain the ag operation. The occupancy requirement is unique to Amador County,
and is more restrictive that the state’s Williamson Act legislation. He stressed that not families
want to stay on the ranch, and you end up with houses that cannot be otherwise rented. He said
that this will help eliminate code enforcement issues, provide housing options, and income
opportunity for the ag operators.

Vice-Chair Bennett asked if a caretaker can live in the house.

Mr. Beatty replied that they can.

Commissioner Curtis said that cabins for dude ranches should be enabled.

Mr. Beatty said those are currently allowed with a use permit.

Commissioner Curtis said that we have an exemption for under 25 people.

Mr. Beatty said yes and it comes from the definition of a social gathering which is 25 or more
people.

Commissioner Curtis commented that there are rights to have wine tasting if in the Williamson
Act but there are requirements for it such as access and driveways and water supply.
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Mr. Beatty shared that all those public safety issues would be included with a use permit.
Commissioner Curtis said that he would like some time to review it better and if obtain any more
comments between now and the next meeting that he would like to see them so he can
comment on them.

Ms. Ruesel shared that the properties in the Williamson Act are limited to one house per 40
acres and contractually prevented from having ADUs.

Commissioner Poore asked for confirmation that ADUs cannot be used as short-term rentals.
Ms. Ruesel responded that it is correct.

Commissioner Poore asked if we have something in agricultural code that currently prohibits
these uses and asked why we need additional language allowing these uses if we do not have

any way to restrict them.

Mr. Beatty replied that it is the nature of zoning ordinances to list permitted land uses, and it is
presumed that other uses are prohibited.

Commissioner Curtis said this does not include all the possibilities.

Ms. Ruesel said there is a caveat in the code that if there is a proposed use that is in line with
what is considered agritourism that it can go before the Planning Commission for a
determination.

Commissioner Poore asked how it works with an ag property 10 acres or larger with a farm stay,
home stay or guest ranch when ADUs cannot be used as short-term rentals.

Commissioner Curtis said he believes that if they have an event, it is not a rental because they
are paying for an event.

Mr. Beatty shared that it is still short tern occupancy and it is not the rental but the occupancy.

Commissioner Poore said he likes the idea of agritourism but is concerned about some classes
of property owners having some rights that other classes of property owners do not have.

Mr. Beatty stated that one way to solve that is that any of the units to be rented short term will
need a bed and breakfast permit.

Commissioner Poore replied that he likes that because people are always trying to find a work
around.

Mr. Kraemer said that agritourism should be secondary to agricultural operations and that a use
permit should be needed or it could get out of hand.

Commissioner Poore said there is a lot of gray area, and the purpose could be defeated when
the secondary way of income ends up making more than the ag income. He explained that this
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is an ever-changing thing, and an agricultural enterprise has never been set by limits on its
income. He stated that clear expectations are needed since the County does not have business
licenses and that clear definitions are important.

Commissioner Curtis commented that this is to enable tourism and an alternate way for income
and not to replace farm labor.

Commissioner Poore asked if we have anything that discourages it and if it is really needed.
Commissioner Curtis said this is why we need some time to look at it.

Mr. Baracco shared that an option of a revenue-based definition was previously discussed at
the Land Use Committee with concerns about privacy issues. He added that revenue can vary
widely based on market and weather conditions and that it is a judgement call on what is a
secondary and primary operation. He said it can be reasonably evaluated though.

Commissioner Poore said it is not that simple.
Mr. Baracco responded that it is not evaluated in real time on an everyday basis.

Commissioner Poore said criteria needs to be set and asked how to determine if an accessory
use should be evaluated every year, 10 years, or 30 years and that he does not want to have
staff assessing secondary uses.

Mr. Baracco said that the purpose of the regulations is not to put a millimeter measurement on
the different aspects of farm and ag operations but to discourage a straight commercial use.

Commissioner Poore said he wants to make sure there are specific ideas about private roads
because people that own the roads in common have an equal responsibility for the maintenance
of the road. He added that State law does not provide a provision for additional maintenance
and expense if a road is used more and asked for more time to reevaluate this at later time.

Mr. Beatty added that tasting rooms need to create or amend an existing Road Maintenance
Agreement (RMA) so that additional traffic is in the cost share mechanism. This could be
required on use permits for other uses on private roads.

Ms. Ruesel added that Bed and Breakfasts are allowed in all the residential use zones except
Exclusive Agriculture, AG. She stated that there have been no applications for them in the last 7
years, but a use permit was approved for an ag stay in the AG zone. She explained that if the
concern is about overnight stays, the Bed and Breakfast code can be expanded to cover it.

Vice-Chair Bennett stated that whether this is approved or disapproved that the Commission
cannot anticipate everything that can go right or wrong. He applauded the depth the
Commissioners used looking at this ordinance and said that it gets to be too much.

MOTION: It was moved by Commissioner Curtis, seconded by Commissioner Poore, and
carried to continue the item to another date within the next 90 days.

AYES: Christman, Curtis, Poore



AMADOR COUNTY PLANNING COMMISSION MINUTES
SUMMARY MINUTES OF RECORDED MEETING
December 9, 2025 — 6:00 P.M. PAGE 16 OF 16

NOES: Bennett
ABSENT: Gonsalves

Ms. Ruesel asked if there is any specific direction to staff.

Commissioner Curtis asked for the Commissioners to see the notes from other people with no
changes to the draft at this time.

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

AYES: Christman, Bennett, Poore, Curtis

NOES: None
ABSENT: Gonsalves

Mark Bennett, Vice-Chair
Amador County Planning Commission

Chuck Beatty, Planning Director
Amador County Planning Department Amador County Planning Department



