
Jackson Planning Commission Agenda 
Monday, September 19, 2022 - 6:30 PM Regular Meeting  

Amador County Board of Supervisors - 810 Court Street, Jackson, CA 95642 

Public Teleconference Line: 1 650-419-1505 
Meeting ID:  880955157 

Join from PC, Mac, Linux, iOS or Android: https://v.ringcentral.com/join/880955157 

NOTE: Public attendance is optional, however there is limited seating due to following the social distancing guidelines. 
You may participate electronically via Zoom Conferencing. Participants will be muted upon entry. Should you wish to 
speak upon Public Comment, please "Raise your Hand", you will be unmuted one at a time and asked to state your 
name. 

PLEDGE OF ALLEGIANCE. 

Swearing in Ceremony- Swearing in of new Commissioners, Lana Vukovich and Sierra Grandbois. 

1. PUBLIC MATTERS NOT ON THE AGENDA.

Discussion items only, no action will be taken.  Any person may address the Planning Commission at this 
time on any subject within the jurisdiction of the Planning Commission.  Please note – there is a three (3) 
minute limit. Any matter that may require action may be referred to administration for review and 
appropriate administrative and/or legislative action. 

2. APPROVAL OF MINUTES.

Approve the minutes of the April 18, 2022 Planning Commission Meeting. 

3. DISCUSSION CALENDAR.

a) Receive Projects’ update

 General Plan Update
 Housing Element Update
 104 Broadway
 Jackson View Subdivision
 Jackson Gate Road – Four duplexes (8-units)

b) Conditional Use Permit for a mobile coffee cart in the Scotty’s Plaza parking lot at 845 
Court Street.  Public Hearing and Possible Approval of Planning Commission 
Resolution 2022-01 Approving CUP.
Staff Memo
Application
Resolution
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4. ADMINISTRATIVE REPORTS.

This section is to provide staff and Commissioners an opportunity to present oral status reports on issues. 
No action is expected to be taken by the Planning Commissions. 

ADJOURNMENT. 

Regular meeting adjournment. 

Posted:   City Hall, Jackson 

Agenda materials will be available for review (pursuant to §54957.5 Government Code Section) in the City Clerk’s office in 
City Hall. 

In compliance with the Americans with Disabilities Act (ADA), if you need special assistance to participate in this meeting, you 
should contact the Office of the City Clerk at (209) 223-1646 (voice) or (209) 223-3141 (fax).  Notification 48 hours prior to 

the meeting will enable the City to make reasonable arrangements to assure accessibility to this meeting. 

Visit our website at http://ci.jackson.ca.us 
for copies of previous agendas, minutes and City budget. 
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CITY OF JACKSON 
Planning Commission Meeting Minutes 

April 18, 2022 

COMMISSIONERS: 
Thornton Consolo – Chairman 
Jim Guidi – Vice Chairman 
Debbie Collins – Commissioner 
George White – Commissioner 

COMMISSIONERS ABSENT: 

STAFF IN ATTENDANCE: 
Farhad Mortazavi –City Planner 
John Georgette – City Clerk 
Yvonne Kimball – City Manager 
Ryan Peters – Accounting Assistant III 

Chairman Consolo called the meeting to order at 6:30 p.m.  

PLEDGE OF ALLEGIANCE TO THE FLAG. 

Chairman Consolo led the Pledge of Allegiance. 

1) PUBLIC MATTERS NOT ON THE AGENDA.

Discussion items only, no action will be taken.  Any person may address the Planning Commission at this 
time on any subject within the jurisdiction of the Planning Commission.  Please note – there is a three (3) 
minute limit.  Any matter that may require action may be referred to administration for review and 
appropriate administrative and/or legislative action. 

None. 

2) APPROVAL OF MINUTES.

Motion to approve the minutes of November 29, 2021.  Moved by Commissioner Collins, seconded by 
Commissioner White, and carried by a 4 to 0 roll call vote: 

AYES: Consolo, Guidi, White, Collins 
NOES: None 
ABSENT: None 
ABSTAIN: None 

3) DISCUSSION CALENDAR.

a. Introduction of Planner Farhad Mortazavi

City Manager Kimball said that Mr. Mortazavi started with the City in February following the 
departure of Planner Susan Peters.  Mr. Mortazavi has 25 years of experience working for private and 
public sectors. He is an accomplished professional who has experiences with numerous cities. The 
City is looking forward to working with him.   

Mr. Mortazavi said that he is pleased for the opportunity to work for the City of Jackson. 

b. Receive a project update.
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Planner Mortazavi provided an update on current active projects: 

General Plan – he is in communication with Denovo, the GP consultant.  Denovo has finished the 
public outreach report and working on GIS and the environmental report.  More to come this summer. 

47 Wallace St. Accessory Dwelling Unit application – city received an application for an ADU from 
47 Wallace St. Planner provided approval conditioned upon fire department’s approval of the separation 
space between buildings.  Then Planner will process the project’s CEQA paperwork. 

Jackson View subdivision - This is an on-going project which originally began in 2003.  The plans 
have gone through several revisions over the years.  There are 6 new homes are in the current phase to be 
built soon.  Recently city team have been having discussions to go over the background and regulatory 
needs.   Developer also told City that three more homes will be submitted after the developer finishes the 
current phase.  Chairman Consolo asked whether there is a timeframe for this phase.  Planner Mortazavi 
said no time frame yet.  Commissioner Collins asked whether the 6 houses will be subject to the new 
building codes.  Planner Mortazavi said yes.  

Creek cleaning – He said he’s been communicating with PW and pleased to say that the permit has 
been processed.  

Jackson Gate Road – He reported that the city received an application from 1493 Jackson Gate Rd. 
owner to build four duplexes.   Mr. Mortazavi had discussions with the applicant and his 
representative.  The project needs to go through a LLA process with the adjacent property.  The project 
may also need an access easement to Jackson Gate Rd.  

Mel’s Diner – This application of LLA has moved to city council.  The LLA would require a purchase 
of city property.  The discussion is taking place. Commissioners asked for more information. City 
Manager Kimball added that Council had closed session discussion and staff does not have the liability to 
discuss.  

c. Appeal Hearing 104 Broadway

Vice Chair Guidi recused himself due to conflict of interest.  Chairman Consolo opened the hearing.

Planner Mortazavi gave an overview. He said he received question regarding using 104 Broadway for a 
supportive housing that houses multiple individuals at one time.  After review of the code and speaking to 
others who have worked/lived in Jackson, he determined that the property is zoned commercial and has 
been vacant for more than 180 years.   Based on Jackson municipal code 17.130.030, the multi-family use 
needs a use permit.  

Chairman Consolo opened Planning Commission discussion.  

Commissioner Collins asked to define the word “use”.  Mortazavi said there’s no specific explanation in 
the muni code.  

Chairman invited Appellant to speak.  Ron Regan, Laguna Gold Mortgage Broker, who represents the 
owner Mr. Cranfill, welcomed Mr. Mortazavi to Jackson.  Mr. Regan said this house has historically been 
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used for residential as a boarding house. It was never a commercial use.  The proposed use remains 
residential.  He added that he and the owner don’t object to the use permit concept but were concerned 
that the process will take 3 months considering the buyer is ready to buy.    

Chair Consolo said he had not seen anyone living there.  He was aware that the property was used for 
storage, not for commercial purpose.  He recalled that the storage use terminated around 2019.  He asked 
Mr. Regan when the house was occupied as a residence. 

Ron Regan responded that the Cranfill’s who are the owners came up to use it once a while and maintain 
the property.  There is no active use since 1964.  But Owner Cranfill contended that the residential use has 
never changed.  Regan said the zoning was determined commercial in 1982 due to its proximity to Hwy 
88. But the owner did not know or agree with the commercial zoning.  Regan representing the owner
contended that the property should not been considered commercial zoning because the use has always
been residential.

Chair Consolo said the time to object to the commercial zoning has passed. It would have been when the 
zoning was originally established.  He added that it is zoned as commercial, therefore, residential use is 
non-conforming.  He agrees that use permit is a good remedy in this case.  The use permit process won’t 
stop the project.  

Regan said the owner does not believe there has been a change of use.  Cranfill would like to settle this 
matter and get through the real estate deal as soon as possible.  The owner would appeal to council should 
PC uphold the use permit decision.  

Chair Consolo said the other route would be re-zone the property to residential.  It’s hard to agree to allow 
residential use to continue when the property has been vacant for so long.  

Planner Mortazavi said that he found definition of use on a Webster Dictionary.  It was defined as “Legal 
enjoyment of something”.  

Lon Stromne, Valley Sober Housing General Manager, representing the potential buyer, said he is looking 
forward to bringing sober living to the community.  He confirmed that Cranfill has furniture and his 
belongings in every room.  He added that the demand for supportive houses is huge.  He also denoted that 
there is a shelter on Broadway nearby.  The sober home he proposed should have a lower impact than a 
shelter.  He believes that the proposed project has very limited impact to city, one reason being the city 
police department is across the street.  He also talked to the Methadone Clinic in the city.  The employees 
from the clinic and the shelter all liked his project.  Chair Consolo asked how many units in the project.  
Mr. Stromne said the total complex will have 18 units.   

Chair Consolo said 104 Broadway may be a good location for the project.  But the use permit is needed to 
resolve the non-conforming use issue.  

Chair asked for public comments.  Jim Laughton, Clinton Rd., Jackson, suggested to rezone the property 
through the upcoming GP update.  He was sympathetic about Cranfill’s situation given his own 
experience with his properties being assigned with commercial zoning years ago.   
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Hearing no more public comments, Chair Consolo closed the public hearing.  He said the (sober living) 
project is doable, but it needs to be handled within the perimeters of the muni code, which he thinks the 
use permit is a good option.   He asked the Commission for a motion.  

Motion by Commissioner Collins to uphold Planner’s interpretation of requiring a use permit for the 
proposed use at 104 Broadway.  Seconded by Commissioner White and carried by a 3 to 0 roll call 
vote.  

AYES: Consolo, Collins, White 
NOES: None 
ABSENT: Guidi (due to conflict) None 
ABSTAIN: None 

4) ADMINISTRATIVE REPORTS.

Chair Consolo said the Planning Commission will be posting vacancies.  Former Commissioner Max 
Godde has moved up to serve on the City Council.  No other reports.  

5) ADJOURNMENT.

Chairman Consolo adjourned the meeting at 7:32 p.m. 

ATTEST: 

John Georgette, City Clerk Date Approved 
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CUP 2022-01 – Mobile Coffee 
Cart 845 Court Street (APN 
020-200-019)  Page 1   

CITY OF JACKSON  
Planning Staff Report 

Date: September 19, 2022  
Application Type: Conditional Use Permit 2022-01  
Proposed Project: Mobile Coffee Cart   
Applicant: Jess and Roy Carl   
Location: 845 Court Street (APN 020-200-019) – Scotty’s Plaza 

Project Description 

The applicants are proposing to operate a mobile coffee cart in the Scotty’s Plaza 
parking lot at 845 Court Street. The proposed coffee cart will be open seven days 
a week from 6 am to 4 pm and will park near the northeast corner of the parking 
lot. There are currently three businesses at this location and 11 existing parking 
spaces.  Similar permit was issued in 2019 for a mobile taco truck for this location 
(CUP 2019-O1).   

General Plan Designation and Zoning 

The City of Jackson General Plan Designation and Zoning for this site is 
Commercial.  Zoning’s Development Code Article II Section 17.03.020(E) requires 
a Conditional Use Permit for uses which are not listed in any zoning district.  The 
Section provides “Uses not listed. Land uses that are not listed in the tables or are 
not shown in a particular zoning district are not allowed, except as otherwise 
provided by Section 17.03.020(E) (Rules of Interpretation - Allowable Uses of 
Land), Section 17.02.030 (Exemptions from Land Use Permit Requirements), or 
by obtaining a conditional use permit per Section 17.76 (Use Permits and Minor 
Use Permits).”  Section 17.03.020(E), and specifically subsection 2.a dictates that:  

E. Allowable uses of land. If a proposed use of land is not specifically listed in
Article II, the use shall not be allowed, except as follows.

2. Similar uses allowed.

a. Similar use determination. The City Planner may determine that a
proposed use not listed in Article II is allowable for the purpose of
accepting a land use permit application for processing, and the review
authority may approve an application for an unlisted use, if all the
following findings are made:
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(1) The characteristics of, and activities associated with, the
proposed use is similar to those of one or more of the uses listed in
the zoning district as allowable, and will not involve a higher level of
activity or population density than the uses listed in the district;

(2) The proposed use will meet the purpose/intent of the zoning
district that is applied to the site; and

(3) The proposed use will be consistent with the goals, objectives
and policies of the General Plan and any Planned Development.

Staff considers the proposed mobile coffee cart to be in compliance with Section 
17.03.020(E)2.a(1),(2), and (3).  However, staff finds that City’s Planning 
Commission has placed concerns on mobile food vender activities in the City.  As 
such, staff finds that Section 17.03.020(E) overrides Section 17.03.020(E)2.a., 
hence the requirement for the establishment of the Conditional Use Permit for the 
proposed mobile coffee cart.  

Environmental Review 

While Conditional Use Permits are typically subject to the California 
Environmental  Quality Act (CEQA), projects which have no possibility of 
causing an environmental  impact can be categorically exempt from CEQA 
review in accordance with CEQA Section 15061(b)(3).   

Findings 

Should the Planning Commission choose to approve this project, the following 
findings  must be made in accordance with Section 17.76.030 of the Development 
Code - Use Permit Findings and Decision:  

A. The proposed development is:

1. Allowed by Article II (Zoning Districts and Allowable Land Uses) within the
applicable zoning district with the approval of a Use Permit and complies
with all other applicable provisions of this Development Code, the
Municipal Code, and the Public Improvement and Engineering Standards;
and

2. Consistent with the General Plan and any applicable Specific Plan.

B. The proposed development is consistent with the design guidelines, achieves
the overall design objectives of the design guidelines, and would not impair the
design and architectural integrity and character of the surrounding neighborhood.
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C. The Use Permit approval is in compliance with the requirements of the
California Environmental Quality Act (CEQA) and there would be no potential
significant adverse effects upon environmental quality and natural resources that
would not be properly mitigated and monitored, unless a Statement of Overriding
Considerations is adopted.

D. The design, location, size, and operating characteristics of the proposed
development would be compatible with the existing and future land uses in the
vicinity.

E. Granting the Use Permit would not be detrimental to the public health, safety,
or welfare of the City, or injurious to the property or improvements in the vicinity
and zoning district in which the property is located.

F. The site for the proposed use is:

1. Physically suitable for the type and density/intensity of development being
proposed.

2. Adequate in size and shape to accommodate the use and all fences and
walls, landscaping, loading, parking, yards, and other features required by
this Development Code; and

3. Served by streets adequate in width and pavement type to carry the
quantity and type of traffic generated by the proposed development.

G. There are adequate provisions for public and emergency vehicle access, fire
protection, sanitation, water, and public utilities and services to ensure that the
proposed development would not be detrimental to public health and safety.
Adequate provisions shall mean that distribution and collection facilities and other
infrastructure are installed at the time of development and in operation prior to
occupancy of buildings and the land, and all development fees have been paid
prior to occupancy of buildings and the land.

H. The proposed development is consistent with all applicable regulations of
the Amador County Department of Environmental Health and the City of
Jackson Fire Department for the transport, use, and disposal of hazardous
materials.

Conditions of Approval 

1. Should the Planning Commission choose to approve the Conditional Use
Permit for a mobile food facility at 845 Highway 88 (APN 020-200-019) staff
recommends requiring review of the Use Permit after twelve months of
operation to ensure that there are no  adverse impacts.

2. The applicants shall obtain a City of Jackson business license.
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Action 

Should the Planning Commission choose to approve the Conditional Use Permit 
for the applicants, Jess and Roy Carl, the following actions are recommended:  

1. Instruct staff to file a Categorical Exemption; and,

2. Adopt a Resolution 2022-01 approving Conditional Use Permit 2022-01 for
Jess and Roy Carl at 845 Court Street (APN 020-200-019) based on the
Findings and subject to the Condition of Approval in this report. 

Enclosures: 

1. Application
2. Resolution 2022-01 approving CUP
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Planning Commission Resolution No. 2022-01 

A Resolution of the Planning Commission of the City 
of Jackson Approving Conditional Use Permit 2022-01 

845 Court Street (APN 020-200-019)   
Mobile Coffee Cart  

WHEREAS, the applicants, Jess and Roy Carl, are proposing to operate 
a mobile coffee cart (coffee cart) in the Scotty’s Plaza parking lot at 845 Court 
Street (APN 020-200-019).  The proposed coffee cart will be open seven days a 
week from 6 am to 4 pm and will park near the north east corner of the parking 
lot; and  

WHEREAS, the Planning Commission has held a duly noticed Public 
Hearing to solicit public comment on the application.   

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission 
makes the following findings in accordance with Section 17.76.030 Findings and 
Decision (for Use Permits) of the Development Code:   

A. The proposed development is:

1. Allowed by Article II (Zoning Districts and Allowable Land Uses) within
the applicable zoning district with the approval of a Use Permit and
complies with all other applicable provisions of this Development Code,
the Municipal Code, and the Public Improvement and Engineering
Standards; and

2. Consistent with the General Plan and any applicable Specific Plan.

B. The proposed development is consistent with the design guidelines, achieves
the overall design objectives of the design guidelines, and would not impair the
design and architectural integrity and character of the surrounding
neighborhood;

C. The Use Permit approval is in compliance with the requirements of the
California Environmental Quality Act (CEQA) and there would be no potential
significant adverse effects upon environmental quality and natural resources that
would not be properly mitigated and monitored, unless a Statement of
Overriding Considerations is adopted;

D. The design, location, size, and operating characteristics of the proposed
development would be compatible with the existing and future land uses in the
vicinity;

E. Granting the Use Permit would not be detrimental to the public health, safety,
or welfare of the City, or injurious to the property or improvements in the vicinity
and zoning district in which the property is located;
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Resolution No. 2022-01   
A Resolution of the Planning Commission of the City of Jackson   
Approving Conditional Use Permit 2022-01, 845 Court Street  
Mobile Coffee Cart  
Page 2 of 2   

F. The site for the proposed use is: 
1. Physically suitable for the type and density/intensity of 
development being proposed;  
2. Adequate in size and shape to accommodate the use and all fences 
and walls, landscaping, loading, parking, yards, and other features 
required by this Development Code; and  
3. Served by streets adequate in width and pavement type to carry the 
quantity and type of traffic generated by the proposed development.  

G. There are adequate provisions for public and emergency vehicle access, fire 
protection, sanitation, water, and public utilities and services to ensure that the 
proposed development would not be detrimental to public health and safety. 
Adequate provisions shall mean that distribution and collection facilities and other 
infrastructure are installed at the time of development and in operation prior to 
occupancy of buildings and the land, and all development fees have been paid 
prior to occupancy of buildings and the land.  

H. The proposed development is consistent with all applicable regulations of the 
Amador County Department of Environmental Health and the City of Jackson 
Fire Department for the transport, use, and disposal of hazardous materials.  

BE IT FURTHER RESOLVED, that the Planning Commission approves 
the mobile food facility for at 845 Court Street (APN 020-200-019) with the 
following Condition of Approval: The Conditional Use Permit shall be reviewed by 
the Planning Commission after twelve  months of operation to ensure that there 
are no adverse impacts, and that the applicants shall obtain a City of Jackson 
business license.  

The foregoing resolution was duly passed and adopted by the Planning 
Commission of the City of Jackson at a regular meeting on the 19th day of 
September 2022 by the following vote:   

AYES:  
NOES:  
ABSENT:  
ABSTAIN:  

CITY OF JACKSON  

   __________________________  
     Thornton Consolo, Chairperson   

ATTEST:  
 
___________________________ 
John Georgette, City Clerk 
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