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PROJECT DESCRIPTION:  An application to amend the General Plan Land Use 
Designation of the 150,279 square foot portion of land shown on Exhibit “A” currently 
occupied by the retail business, “Spence Ranch Feed & Supply”, located within the 18.79-
acre parcel described as Parcel B of ROS 25-64, from Working Lands to Commercial for 
the purpose of amending the zoning from A1-ME (General Agriculture – Mineral Extraction) 
(previously RC (Rural Commercial)) to C2 (General Commercial). The portion of Parcel B, 
Exhibit A shown in Figure 1 below, to be amended includes the retail store, accessory 
structures for feed and other supplies sold and/or associated with the retail business, 
outdoor storage areas and the parking lot.  The intent of this application is to fix a technical 
mapping error made during the 2019 General Plan Update by creating consistency with the 
General Plan and Zoning designations and the existing land use. 
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Figure 1 - Area to be Re-Designated & Re-Zoned 
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LOCATION: The subject 150,279 square foot area of land is currently a portion of APN’s: 
APN:058-001-024 & 058-001-005, located in Section 19, T3N, R13E, MDM further 
described as a POR of Parcel B of ROS 25-64, is located at 1235 Hwy 49 near Angels 
Camp, 0.55 miles Northwest of the City boundary of Angels Camp. 

 
    

 
Figure 2 - Location Map 
 
ENVIRONMENTAL SETTING: A 150,279 square feet portion of the 18.79-acre parcel is 
dedicated to the “Spence Ranch Feed & Supply” retail store, associated parking and 
outdoor storage while the remainder of the parcel is utilized as part of the family’s 800-acre 
cattle operation. Topography is generally flat with slight sloping down to the north. 
Vegetation in the area consists of oak woodland and annual grasslands. The parcel is 
located within the jurisdiction of the Altaville Melones Fire Protection District.  Both the local 
fire district and CalFire work together to provide mutual aid for structure fires and wildland 
fires alike. The general vicinity is designated as being in a high/very high fire severity zone. 
The parcel is served by an onsite well and an onsite wastewater system. This area of 
Angels Camp has zero to low groundwater potential. 
 
BACKGROUND: In April of 1978, the County Building Department issued a building permit 
to William Spence for the construction of two buildings on the subject property zoned U 
(Unclassified); a 3,000 sq. ft. metal building and 2,350 sq. ft. shed style building for hay 
storage.  These buildings were the first phase of the retail store, “Spence Ranch Feed & 
Supply”.  Thereafter, in 1979, a Conditional Use Permit (CUP) was approved by the County 
Planning Commission authorizing the expansion of the feed store. At that time, the subject 
parcel was still zoned U (Unclassified).  Between 1979 and 2011, numerous building 
permits were issued adding additions to the feed store, a hay barn, another commercial 
addition for storage, and eventually a residence for the owner.   
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In December of 1986 the subject parcel was re-zoned from U (Unclassified) to A1-ME 
(General Agricultural – Mineral extraction) and the 300’ x 500’ portion of the parcel 
encumbered by the feed supply store, to RC (Rural Commercial).  The staff report stated 
that in 1982 the adoption of the General Plan essentially “grandfathered” in all existing non-
conforming commercial uses in the County.  Even though the subject parcel was not 
located within the Community Center land use designation which would have been 
necessary to find General Plan Consistency, the Re-zoning was justified because of the 
pre-existing non-conforming use on the site.   The County Board of Supervisors (Board) 
made eight findings approving the re-zone including the following three that were specific to 
the RC zone and the feed store:   
 
1. A “grandfathered” commercial use exists on the subject property and that RC is the 

consistent zone; and   
2. The subject property is developed, and there is an existing parking area meeting the 

requirements of the zoning code for the approved zoning district; and 
3. The subject property has a legally existing non-conforming land use, and the approved 

zone change is permitted under the provisions of the Calaveras County General Plan. 
 
In September of 2022, a Lot Line Application (LLA) application was submitted by the 
landowner proposing to adjust the boundary between the two subject Assessor Parcels as 
the existing boundary between the two parcels ran through the middle of the retail store.    
With the adoption of the 2019 General Plan Update, the land use designations throughout 
the County were amended to better reflect existing land uses and zoning.  The County 
considered parcel sizes, current zoning, existing land uses, location and infrastructure 
when determining the land use map.  Despite the existing commercial use and commercial 
zoning, the two parcels were designated Resource Production and Working Lands.  The 
different land use designations conflicted with the proposed LLA, so in 2023 the Board 
approved a request to amend the General Plan Land Use Designation to Working Lands so 
that both parcels shared the same land use designation.  This allowed the recordation of 
the map to solidify the LLA without conflict with the General Plan.  The LLA achieved the 
purpose of getting the business onto one legal parcel; however, the split zoning of A1-ME 
and RC remained.  During this time, the County had not considered the upcoming zoning 
code update which would create a new conflict for this parcel.       
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Figure 3 - ROS 25-64 for LLA 2022-25 
 
On July 16, 2024, the Board adopted the comprehensive update to the County’s Zoning 
Code and the accompanying Zoning Map Amendment, implementing various changes to 
base zones and overlays zones adopted in the update.  One such change was the 
elimination of the RC base zone.  The RC base zone was found to be redundant with the 
C1 (Local Commercial) and C2 (General Commercial) zones; thus, the RC zone was 
eliminated and all the parcels zoned RC had to be re-zoned.  A total of 37 parcels 
throughout the County where zoned RC and 36 were re-zoned to a commercial base zone 
consistent with the existing land uses and the General Plan Land Use Designations applied 
to the individual parcels at that time.  All 36 parcels had a Commercial Land Use 
Designation which allowed them to be re-zoned C1 (Local Commercial) or C2 (General 
Commercial); however, carrying a Working Lands designation, the area encumbered by the 
“Spence Ranch Feed & Supply” retail store could not be zoned commercial as intended.   
Because the parcel had to be re-zoned, the Board zoned the entire 18.79-acre parcel A1-
ME, directing staff to process a zoning amendment to C2.   
 
By previously re-zoning the Spence parcel RC, the Board did not intend to limit the property 
to ONLY the existing feed store use.  If that were the case, the use was already deemed to 
be grandfathered in and there would have been no need to re-zone that portion of the 
property as the store could continue to exist as a pre-existing, non-conforming use.  The re-
zoning action to RC was intentional and in doing so, the County granted the property the 
by-right uses enumerated in the RC zone. For 47 years the County has been issuing 
building permits for the expansion of the business, approved a conditional use permit, re-
zoned the property and approved a lot line adjustment.  In the midst of all these past 
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permits and entitlements, the County overlooked the opportunity to bring this property into 
compliance by designating the area commercial during the 2019 General Plan Update.  
The Board recognized the unintended consequences this action put upon the Spence 
family and directed the Planning Department to follow up with the necessary amendments 
to allow this portion of land to be re-zoned C2 (General Commercial).   
 
Pursuant to Chapter 17.39.040, the Board of Supervisors initiated this amendment by 
directing the Planning Director during the July 16, 2024 Board of Supervisors hearing when 
they discussed and adopted the comprehensive update to the County’s Zoning Code and 
Zoning Map Amendment to process this two-part project, a General Plan Amendment and 
a Zoning Amendment.   
 
ANALYSIS: 
 
General Plan Map Amendment 
The project consists of a GPA for the purpose of re-zoning the area encumbered by 
“Spence Ranch Feed & Supply” store from A1-ME (previously RC) to C2.  The parcel in 
question currently holds a Working Lands designation which identifies lands suitable for 
agricultural and forestry practices on parcels smaller than those designated Resource 
Production to reflect existing development patterns and/or to recognize their location in or 
adjacent to existing communities. This category includes land with a combination of 
residential and home-based businesses. This category also includes, but is not limited to, 
lands with conservation easements and critical habitat areas. This designation is consistent 
with all resource zones TP (Timber Production), GF (General Forest), A1 (General 
Agriculture), AP (Agriculture Preserve) and RA (Residential Agriculture), RR (Rural 
Residential), RM (Rural Home Industry) and REC (Recreation).  Commercial zones are not 
consistent with the Working Lands designation and none of the listed zones permit the 
current feed and farm supply store.   
 
The Board’s direction was to initiate a re-zoning of the subject area from A1-ME (previously 
RC) to C2.  The C2 zone is only consistent with the two designations: Community Center 
and Commercial.  The Community Center designation allows residential zones RR (Rural 
Residential), R1 (Low Density Residential), R2 (Medium Density Residential), and R3 (High 
Density Residential), M4 (Business Park), and REC (Recreation) in addition to C1 (Local 
Commercial) and C2.  The Commercial Land Use Designation allows the C1, C2, CP 
(Professional Office), and PS (Public Service) base zones, C2 being the most intense base 
zone allowed.  Thirty-six (36) of the 37 parcels zoned from RC to C1 or C2 with the zoning 
code update map amendment are designated Commercial by the General Plan.  For 
consistency with the previous action, and to remove the residential, business park and 
recreation allowances, it is recommended to designate the 150,279 square foot portion of 
Parcel B of ROS 25-64 Commercial, comparable to the other 36 parcels.   
 
The Commercial designation identifies commercial, or office uses in areas with adequate 
public infrastructure (water, sewer, roads). Typical uses include general commercial (e.g., 
retail, stores, and services), professional business offices, employment centers, service 
commercial (e.g. automotive related, large equipment sales, building maintenance services, 
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construction sales and services, and storage/warehousing), public and quasi-public, and 
other similar and compatible uses.  The existing feed and supply store would be consistent 
with this Commercial land use designation.   
 
However, it is a typical requirement that Commercial land uses are able to connect to 
existing water and wastewater services with limited exceptions.  Exceptions to public water 
and/or sewer treatment requirements are provided for this land use designation in General 
Plan implementation measure PF-2D which reads as follows:   
 

“PF-2D Public Water and/or Public Sewer/Wastewater Requirements - 
When Table LU-1 indicates that a land use designation normally requires 
public water and/or public sewer systems, and only when Table LU-1 
indicates that some exception to one or both of those requirements may be 
available to property with that designation, allow exceptions to either or both 
of those requirements for discretionary projects at the discretion of the 
approving authority and only if all of the following circumstances apply:  
 

•  Connecting to public water and/or public wastewater systems is not feasible.  
•  Extension of public facilities to the development site is not feasible or not 

allowed by the County.  
•  The exception is approved by the Environmental Health Department.” 

 
In this case, it is not feasible for this site to connect to either public water or sewer.  The 
nearest service area is within the City of Angels, one-half mile south of the project site.  
Extending utility services would require LAFCO action to annex this area of land, expanding 
the City limits and extending infrastructure one-half mile north along Hwy 49.  This analysis 
has not considered capacity to serve this site as well as sites in between with public water 
and/or sewer nor whether the City would even consider an annexation. The existing 
commercial development has been served by on-site well since 1978 and an EMA 
(Environmental Management Agency) approved on-site wastewater system since 1987 
when an addition to the commercial structure and upgrade to the system were permitted.  
The site has been self-serving for 47 years without concern.  This application was 
circulated to the Environmental Management Agency for review for which they replied with 
“No Comment” indicating the existing infrastructure serving the existing use is satisfactory.     
 
General Plan Goal LU-1 encourages the development of existing communities to provide a 
mix of uses including a wide range of residential, commercial, visitor-serving and job-
generating uses that facilitate their development as independent and economically viable 
communities. After 47 years, Spence Ranch Feed & Supply is an economically viable 
business, providing job opportunities to people in the county by employing an average of 12 
people continually. The General Plan acknowledges Agriculture as an industry that has 
been sustainable in Calaveras County for decades.  The feed supply store has been a 
viable resource, supporting and providing services to the County’s agricultural community 
in addition to the residential communities in the area.   
 
With the understanding that the RC zone was to provide land for commercial use in small 
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towns, community centers, and isolated areas, it makes sense why we find the majority of 
the previously zoned RC parcels in rural areas of the county, adjacent to large acreage 
agricultural land and in amongst residential parcels. Except for the Spence property, all 
36 RC zoned parcels either held the commercial designation or were designated 
commercial during the 2019 General Plan Update, conforming with the applied 
commercial base zones. There is no specific explanation as to why the 2019 General 
Plan Update did not designate this portion of the Spence Ranch commercial; therefore, 
the County believes it to simply be an oversight.  Within a one-mile radius, there are 
multiple properties with commercial and industrial land uses.  North of the feed store is 
the Angels Camp Veterinary Hospital, immediately south of the store is a site owned by 
Suburban Propane LP, containing two large propane storage tanks for commercial truck 
re-fill.  Further south is the Humane Society proving overnight boarding of cats and dogs 
and just beyond that is the Grubstake Mini Storage with 65,500 square feet of personal 
storage.  Except for the Angels Camp Veterinary Hospital which has an approved use 
permit, all the named sites are zoned C2 and designated Commercial by the General 
Plan, taking direct access off Hwy 49 and adjacent to large acreage agriculture (Resource 
Production & Working Lands) and Rural Residential land uses.  The map below illustrates 
the mix of uses along this stretch of the Hwy 49 corridor.     
 

 
Figure 4- General Plan Map 
 
Additionally, the commercial corridor within the City of Angels spans 2.5 miles along Hwy 
49.  Beyond the commercial corridor lies a vast residential community with Industrial land 
uses primarily along Hwy 4.    
 
Zoning Map Amendment 
The second part of this project is to re-zone the subject area from A1-ME (previously RC) 
to C2 (General Commercial).  The purpose of the C2 zone is to provide lands for general 
commercial or office uses in areas with adequate public infrastructure (water, sewer, 
roads). Typical uses include general commercial (e.g., retail, stores, and services), 
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professional business offices, employment centers, service commercial (e.g. automotive-
related, large equipment sales, building maintenance services, construction sales and 
services, and storage/warehousing), public and quasi-public, and other similar and 
compatible uses. This zone implements the commercial general plan land use category.  
The existing use of the property as a feed and farm supply store is permitted in the C2 
zone by right, unlike the A1 zone where the store is a pre-existing, non-conforming use.   
 
With some slight differences, the RC zone allowed a wide range of uses including retail, 
service businesses, administrative and professional offices, public assembly, meetings, 
and accommodations, processing and assembly uses and even residential.   Compared 
to C1 and C2, the uses in RC overlapped with the two commercial zones and thus the 
reason for the elimination of the RC zone. By re-zoning all 36 parcels C1 and C2, the 
County extended the parcels’ commercial land use capabilities, both existing and future.   
 
CONCLUSION: This is a County initiated project directed by the Board as follow up to the 
earlier action to adopt the comprehensive update to the County Zoning Code and the 
Zoning Map Amendment. The project consists of amending the General Plan Land Use 
Designation of the 150,279 square foot area of land occupied by the “Spence Ranch Feed 
& Supply” retail business (a portion of APN’s: APN:058-001-024 & 058-001-005, show on 
Exhibit A) from Working Lands to Commercial for the purpose of amending the base zone 
of the same area of land from A1-ME to C2.  This action will effectively bring consistency to 
the land use designation and zoning with the existing land use. The proposed project is 
found to be consistent with the following:   
 
1. Existing land use – The subject area has been developed and operated as a 

commercial business for 47 years and was zoned RC in 1986, acknowledging the 
commercial land use.  This portion of the parcel was only re-zoned A1-ME in July of 
2024 after the RC zone was eliminated from code and the parcel had to take on a new 
base zone. This parcel, along with 36 others in the County, were slated to be re-zoned 
commercial (C1 or C2), but findings of consistency could not be made to zone the 
subject property C2 as the land use designation was Working Lands and not 
Commercial.  Applying the C2 zone to this land is appropriate as the existing use of 
the property is commercial and has been since 1978 and was acknowledged as such 
with the RC zoning being applied to the property for the past 38 years.  Amending the 
land use designation and zoning of this property will not result in any changes in land 
use or density and the previous RC zone was found to be redundant with C2, allowing 
similar if not the same uses.  The purpose of the amendments is to bring consistency 
between the General Plan, Zoning and existing land use. Only the portion of the parcel 
occupied by the existing use will be amended.   
 

2. Surrounding land uses and zoning – There are four other commercial businesses 
along Hwy 49 within a one-mile radius of the subject parcel, excluding those within the 
City of Angels.  Three of the four are designated commercial and zoned C2, while the 
fourth operates with an approved use permit. The City of Angels, a mixed-use 
community including commercial, industrial, recreational and residential, is only ½ mile 
from the subject parcel, where the commercial corridor lines Hwy 49 for 2.5 miles. The 
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feed supply store is adjacent to a commercial property that is operated by Suburban 
Propane.  Commercial trucks fill propane for distribution from the two large onsite 
storage tanks.  Other uses in the vicinity include the Humane Society which houses 
dogs and cats for adoption, a self-storage (mini storage) industrial land use, large lot 
residential parcels and large acreage agricultural (grazing land) lands.   The feed store 
serves the agricultural community in addition to the residential community in the area.     
 

3. General Plan – The C2 zone is consistent with the Commercial Land Use 
Designation.  General Plan Policies encourage the development of existing 
communities to provide a mix of uses including a wide range of residential, commercial, 
visitor-serving and job-generating uses that facilitate their development as independent 
and economically viable communities. Maintaining the ability for the existing business 
to continue and future businesses to have an opportunity to thrive is essential for the 
County’s economy.  The C2 zone is the most intense base zone allowed in the 
Commercial Land Use Designation and the intensity of uses allowed in the C2 zone 
are the same or like those permitted in the RC zone, thus there is no impact to the 
surrounding area by applying a commercial land use designation to this area of land 
and simply conforms to the existing land use that has been in place for 47 years.      

 
The requested amendments are the minimum necessary to eliminate the land use 
inconsistencies as only the portion of the parcel that is necessary to support the existing 
business is proposed to be re-designated and re-zoned, while the remainder of the 
property will stay zoned A1-ME. The 3.45-acre area to be re-designated and re-zoned 
includes land which is occupied by the retail business and a small portion of a 2.73-acre 
reservoir.  No significant impacts would occur to the environment as the land use exists 
and the potential land uses are no more intense than previously permitted uses in the RC 
base zone.     
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Figure 5 - Aerial Photo of Subject Area 
 
 
 
ENVIRONMENTAL REVIEW:  Pursuant to CEQA Guideline § 15305 Minor Alterations in 
Land Use Limitations – the General Plan Amendment portion of the project is exempt from 
the California Environmental Quality Act (CEQA) and a notice of exemption has been 
prepared.  This project will not result in any physical impacts as the subject area is 
developed with an existing business that has been in operation for 47 years and this 
amendment is proposed to apply to the minimum area necessary to correct the land use 
inconsistencies.  No additional development is proposed through this application.  
Amending the land use designation of the subject parcel from Working Lands to 
Commercial and re-zoning the area from A1-ME (previously RC) to C2 will not result in 
more intensive permitted uses than have been allowed to occur on the property for the past 
38 years under the RC zone.  The C2 zone is the most intense zone currently allowed in 
the Commercial Land Use Designation and the permitted uses in the C2 are comparable to 
those uses in the previous RC zone which was applied to this property for 38 years.  
Residential density will not increase as the property is not served by public water and 
sewer which will be required with any future proposal for a mixed-use development in C2 
zone.  Additionally, a standalone single unit dwelling is not permitted in the C2 zone.  This 
amendment is to create consistency with the existing land use, the zoning and the General 
Plan.   
 
The project is also exempt from CEQA pursuant to 14 CCR § 15061(b)(3) because it can 
be seen with certainty that there is no possibility that the General Plan and Zoning 
Amendments may have a significant effect on the environment.  The feed store already 
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exists on the portion of the parcel in question, and no new development is proposed 
through this application. 
 
Referral and Consultation:  Pursuant to Government Code Sections 65352-65352.5, on 
October 9, 2024, a notice was mailed to the California Native American Tribes including 
the State’s Native American Heritage Commission initiating a 90-day consultation and 
review of the project application subject to CEQA.  At the end of the consultation period, 
no responses were received from any noticed Tribe.   
 
RECOMMENDATION: Staff recommend the Planning Commission take the following 
action:   
1. Recommend the Board of Supervisors approve the Notice of Exemption finding that the 

project is exempt from CEQA pursuant to § 15305 and § 15601(b)(3).  
2. Recommend the Board of Supervisors amend the General Plan Land Use Designation 

of the 150,279 square foot portion of land shown on Exhibit “A” currently occupied by 
the retail business, “Spence Ranch Feed & Supply”, located within the 18.79-acre 
parcel described as Parcel B of ROS 25-64, from Working Lands (WL) to Commercial 
(C) by approving Resolution 2025-007; and 

3. Recommend the Board of Supervisors adopt the Zoning Map Amendment amending the 
base zone of the 150,279 square foot portion of land shown on Exhibit “A” currently 
occupied by the retail business, “Spence Ranch Feed & Supply”, located within the 
18.79-acre parcel described as Parcel B of ROS 25-64, from A1-ME (General 
Agriculture – Mineral Extraction) to C2 (General Commercial) by approving Resolution 
2025-008. 

 
ATTACHMENTS 

1. Draft Planning Commission Resolution 2025-007 & 2025-008 
2. Notice of Exemption 
3. Project Application 
4. Assessor Parcel Map 
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COUNTY OF CALAVERAS, STATE OF CALIFORNIA 
PLANNING COMMISSION 

 
RESOLUTION NO.  2025-007 
 
>>A RESOLUTION RECOMMENDING THE BOARD OF SUPERVISORS APPROVE 
THE NOTICE OF EXEMPTION AND GENERAL PLAN AMENDMENT 2024-061 
AMENDING THE 150,279 SQUARE FOOT PORTION OF LAND SHOWN ON EXHIBIT 
“A”, CURRENTLY OCCUPIED BY THE RETAIL BUSINESS, “SPENCE RANCH FEED 
& SUPPLY”, LOCATED WITHIN THE 18.79-ACRE PARCEL DESCRIBED AS PARCEL 
B OF ROS 25-64, FROM WORKING LANDS (WL) TO COMMERCIAL (C). 
 

WHEREAS, a commercial land use, the “Spence Ranch Feed & Supply” 
retail store, has been in operation since 1978, and the 150,279 square foot portion of land 
occupied by the store was zoned RC (Rural Commercial) in 1986; and 

 
WHEREAS, the 2019 General Plan Update failed to redesignate the portion 

of land zoned RC to a Commercial land use designation to make it consistent with the 
zoning and the pre-existing land use; and 

 
WHEREAS, the County Board of Supervisors, on July 16, 2024, adopted 

the comprehensive update to the County Zoning Code and Zoning Map Amendment to 
implement various changes to base zones and overlay zones adopted in the update; and 

 
WHEREAS, July 16, 2024, the Zoning Code Update eliminated the RC 

(Rural Commercial) base zone and re-zoned 36 parcels throughout the County from RC 
to C1 (Local Commercial) and C2 (General Commercial), consistent with the existing land 
uses and the Commercial Land Use Designation applied to each parcel; and 

 
WHEREAS, the Zoning Code Map Amendment re-zoned the portion of the 

parcel occupied by the “Spence Ranch Feed & Supply” retail store from RC to A1-ME 
consistent with the Working Lands General Plan Land Use Designation, pending approval 
of a General Plan Amendment for the purpose of re-zoning this land C2; and 

 
WHEREAS, recognizing the inconsistency and the creation of a non-

conforming land use, on July 16, 2024, the Board of Supervisors directed the re-zoning 
of the portion of land occupied by the “Spence Ranch Feed & Supply” retail store to C2 
(General Commercial) and in doing so, to amend the land use designation to Commercial; 
and 

 
WHEREAS, pursuant to §15305 and § 15061(b)(3 this project is exempt 

from the CEQA, and a notice of exemption was prepared; and  
 

WHEREAS, during a duly noticed public hearing held on June 12, 2025, the 
Planning Commission considered all the information presented to it, including but not 
limited to its staff report, and information presented by the project proponent; and  
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BE IT THEREFORE RESOLVED that the Planning Commission 

recommends approval of the General Plan Amendment based upon the following 
findings:  

 
1. Based on the whole record, it can be seen with certainty that this project (a general 

plan and zoning amendment) is exempt from the California Environmental Quality Act 
(CEQA) pursuant to Guidelines § 15305 (Minor Alterations in Land Use Limitations) 
and § 15061(b)(3) (the “commonsense” exemption).  The Notice of Exemption reflects 
the independent judgment and analysis of the County.  

 
 Evidence:  
 
 § 15305:  Amending the General Plan land use designation of the 150,279 square 

foot portion of land shown on Exhibit “A” of the staff report currently occupied by the 
retail business, “Spence Ranch Feed & Supply”, located within the 18.79-acre parcel 
described as Parcel B of ROS 25-64, from Working Lands (WL) to Commercial (C) is 
for the purpose of amending the zoning from A1-ME (General Agriculture – Mineral 
Extraction) (previously RC (Rural Commercial)) to C2 (General Commercial) for 
consistency with the existing land use.  The store has been in operation at this location 
for 47 years with an approved Conditional Use Permit.  This portion of land was zoned 
Rural Commercial (RC) back in 1986 and was only re-zoned A1-ME because the C2 
zone is not consistent with the Working Lands land use designation.  The 150,000 
square foot area previously zoned RC was not surveyed and now a surveyed area of 
150,279 square feet is the actual area encumbered by the business and its associated 
outdoor uses.   The C2 zone is the most intense zone district permitted in the 
Commercial land use designation and the permitted uses in the C2 zone are 
comparable to those previously permitted in the RC zone.    There will be no increase 
in residential density as the C2 zone prohibits stand alone single unit dwellings and 
mixed-use development cannot occur on this parcel due to the lack of public water 
and sewer.   

  
 § 15601(b)(3): The project is also exempt from CEQA pursuant to 14 CCR § 

15061(b)(3) because it can be seen with certainty that there is no possibility that the 
General Plan and Zoning Amendments may have a significant effect on the 
environment.  The feed store already exists on the portion of the parcel in question, 
and no new development is proposed through this application. 

 
2. The proposed general plan amendment is consistent with the goals, policies, and 

objectives of the general plan. 
 

Evidence: General Plan Goal LU-1 encourages the development of existing 
communities to provide a mix of uses including a wide range of residential, 
commercial, visitor-serving and job-generating uses that facilitate their development 
as independent and economically viable communities. After 47 years, Spence Ranch 
Feed & Supply remains an economically viable business.  Providing job opportunities 
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to people in the county, the retail establishment employees an average of 12 people 
continually. The General Plan acknowledges Agriculture as an industry that has been 
sustainable in Calaveras County for decades.  The feed supply store has been a 
critical resource, supporting and providing services to the County’s agricultural 
community in addition to the residential communities in the area.  Amending the 
General Plan land use designation to Commercial will allow the parcel to be re-zoned 
C2, which is the zoning designation best aligned with the existing land use.   

 
Typically, the Commercial land uses are required to connect to existing water and 
wastewater services with limited exceptions.  Pursuant to General Plan IM PF-2D, if 
connecting to public water and/or public wastewater systems is not feasible, extension 
of public facilities to the development site is not feasible or not allowed by the County 
and the exception is approved by the Environmental Health Department, the 
approving authority may allow exceptions to either or both of those requirements.  

 
It is not feasible for this site to connect to either public water or sewer.  The nearest 
service area is within the City of Angels, one-half mile south of the project site.  
Extending utility services would require LAFCO action to annex this area of land, 
expanding the City limits and extending infrastructure one-half mile north along Hwy 
49.  This analysis has not considered capacity to serve this site as well as sites in 
between with public water and/or sewer nor whether the City would even consider an 
annexation. The existing commercial development has been served by on-site well 
since 1978 and an EMA (Environmental Management Agency) approved on-site 
wastewater system since 1987 when an addition to the commercial structure and 
upgrade to the system were permitted.  The site has been self-serving for 47 years 
without concern.  This application was circulated to the Environmental Management 
Agency for review for which they replied with “No Comment” indicating the existing 
infrastructure serving the existing use is satisfactory. 

 
3. The proposed general plan amendment is in the public interest. 
 

Evidence: The project is not controversial.  During the Planning Commission hearings 
where the zoning code update and map amendment was discussed publicly and at 
the Board of Supervisors hearing where the update and map amendment were 
adopted, staff spoke specifically about this matter.  Discussions in the public hearings 
with the Spence family resulted in no opposing impute from the public. “Spence Ranch 
Feed & Supply” has provided valuable services the County for the past 47 years.  This 
area of land was zoned RC to ensure that the parcel could continue to serve the 
County’s business needs in the future.  The site is suitable for such uses as the area 
of land is already developed with roughly 16,485 square feet of buildings, paved 
parking and outdoor storage.  Access to the parcel is safe and adequately serves the 
business and includes a paved commercial encroachment in addition to a left turn lane 
on Hwy 49.  This site has been designed to accommodate commercial traffic and 
under the C2 zone, can continue to serve the community for years to come.  The 
change in land use designation will facilitate a rezone to a zoning designation more 
suited to the existing use, and one that will not render the use “nonconforming”.  As 
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such, the store will be deemed a permitted use in its zone and thus be similarly 
situated to other similar retail facilities in commercial zones—where they can adapt 
and modify their facility over time within the bounds of the retail use, and without 
having to apply for a conditional use permit for every change that might be deemed 
an “expansion” of a legal non-conforming use.  This is consistent with what the County 
did at the time of the comprehensive zoning amendment for the other 36 businesses 
that originally had commercial businesses and RC zoning.  Only that portion of the 
parcel containing the existing feed store use will be modified; so, the change cannot 
be used to facilitate an expansion into the much larger parcel. 

  
4. The proposed general plan amendment will not adversely affect surrounding 

properties. 
 
 Evidence: The purpose of the General Plan Amendment is to re-zone a portion of the 

parcel C2 for consistency with the existing land use which has been in operation for 
47 years.  The surrounding land use varies, consisting of large acreage agriculture 
lands, large lot residential parcels, commercial and industrial business including the 
mixed land use in the City of Angels all within a 1-mile radius of the subject parcel.  
Zoning and General Plan land use designations consist of Resource Production, 
Working Lands, Rural Transition and Commercial.    Only that portion of the parcel 
containing the existing feed store use will be modified; so, the change cannot be used 
to facilitate an expansion into the much larger parcel. Every property owner within a 
300’ radius was noticed of this project, for which no public opposition was received.  
The project was also specifically discussed during two noticed public hearings, once 
at the Planning Commission during the discussion of the final draft zoning code update 
and map amendment and the other at the Board of Supervisors (Board) during the 
adoption hearing of the zoning code update and map amendment where no member 
of the public spoke unfavorably about the project.   

 
5. That the proposed general plan amendment promotes public health, safety, and 

general welfare and serves the goals and purposes of Title 17.   
 
 Evidence: The potential effects of the proposed General Plan Amendment have been 

evaluated and determined not to be detrimental to the public health, safety, or welfare, 
and serves the goals and purposes of Title 17. The proposed designation of 
Commercial is appropriate given the design, location, shape, size, and other 
characteristics to ensure that any further development will not endanger, jeopardize, 
or otherwise constitute a hazard to the property, surrounding properties, and the 
community at large. There is no development proposed with this application as this 
amendment is simply to allow the existing 150,279 square foot portion of the subject 
parcel to be re-zoned C2, consistent with the existing land use. Only that portion of 
the parcel containing the existing feed store use will be modified; so, the change 
cannot be used to facilitate an expansion into the much larger parcel. 
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PASSED AND ADOPTED by the Planning Commission of the County of 
Calaveras, at a regular meeting of the Planning Commission held on June 12, 2025, on 
a motion by Commissioner _________ and seconded by Commissioner ___________.                       

 
AYES:  
NOES  
ABSTAIN:  
ABSENT: 

 
                 

Chair, Planning Commission 
ATTEST: 
 
      
Gina Kathan, Senior Planner  
 
The project files are available for public review in the Planning Department, County of 
Calaveras, Government Center, 891 Mountain Ranch Road, San Andreas, CA. 95249, 
between the hours of 8:00 a.m. and 4:00 p.m. 
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COUNTY OF CALAVERAS, STATE OF CALIFORNIA 
PLANNING COMMISSION 

 
RESOLUTION NO.  2025-008 
 
>> A RESOLUTION RECOMMENDING THE BOARD OF SUPERVISORS APPROVE 
ZONING MAP AMENDMENT 2024-061 AMENDING THE 150,279 SQUARE FOOT 
PORTION OF LAND SHOWN ON EXHIBIT “A”, CURRENTLY OCCUPIED BY THE 
RETAIL BUSINESS, “SPENCE RANCH FEED & SUPPLY”, LOCATED WITHIN THE 
18.79-ACRE PARCEL DESCRIBED AS PARCEL B OF ROS 25-64, FROM A1-ME 
(GENERAL AGRICULTURE – MINERAL EXTRACTION) TO C2 (GENERAL 
COMMERCIAL). 
 

 
WHEREAS, a commercial land use, the “Spence Ranch Feed & Supply” 

retail store, has been in operation since 1978 and the 150,279 square foot portion of 
land occupied by the store was zoned RC (Rural Commercial) in 1986; and 

 
WHEREAS, the 2019 General Plan Update failed to redesignate the 

portion of land zoned RC to a Commercial land use designation to make it consistent 
with the zoning and the pre-existing land use; and 

 
WHEREAS, the County Board of Supervisors, on July 16, 2024, adopted 

the comprehensive update to the County Zoning Code and Zoning Map Amendment to 
implement various changes to base zones and overlay zones adopted in the update; 
and 

 
WHEREAS, the July 16, 2024 Zoning Code Update eliminated the RC 

(Rural Commercial) base zone and re-zoned 36 parcels throughout the County from RC 
to C1 (Local Commercial) and C2 (General Commercial), consistent with the existing 
land uses and the Commercial Land use designation applied to each parcel; and 

 
WHEREAS, the Zoning Code Map Amendment re-zoned the portion of the 

parcel occupied by the “Spence Ranch Feed & Supply” retail store from RC to A1-ME 
consistent with the Working Lands General Plan land use designation, pending approval 
of a General Plan and Zoning Amendment; and 

 
WHEREAS, recognizing the inconsistency and the creation of a non-

conforming land use, the Board of Supervisors directed the re-zoning of the portion of 
land occupied by the “Spence Ranch Feed & Supply” retail store to C2 (General 
Commercial); and 

 
WHEREAS, pursuant to §15305 this project is exempt from the CEQA, 

and a notice of exemption was prepared; and  
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WHEREAS, during a duly noticed public hearing held on June 12, 2025, 
the Planning Commission considered all the information presented to it, including its 
staff report, and information presented by the project proponent; and  
 

BE IT THEREFORE RESOLVED that the Planning Commission 
recommends the Board of Supervisors adopt the Zoning Amendment of 150,279 square 
foot area of land shown on Exhibit “A” to C2 (General Commercial), based on the 
following findings: 

 
 

1. Based on the whole record, it can be seen with certainty that this project (a general 
plan and zoning amendment) is exempt from the California Environmental Quality 
Act (CEQA) pursuant to Guidelines § 15305 (Minor Alterations in Land Use 
Limitations) and § 15061(b)(3) (the “commonsense” exemption).  The Notice of 
Exemption reflects the independent judgment and analysis of the County.  
 

 Evidence:  
 § 15305:  Amending the General Plan land use designation of the 150,279 square 

foot portion of land shown on Exhibit “A” of the staff report currently occupied by the 
retail business, “Spence Ranch Feed & Supply”, located within the 18.79-acre parcel 
described as Parcel B of ROS 25-64, from Working Lands (WL) to Commercial (C) is 
for the purpose of amending the zoning from A1-ME (General Agriculture – Mineral 
Extraction) (previously RC (Rural Commercial)) to C2 (General Commercial) for 
consistency with the existing land use.  The store has been in operation at this 
location for 47 years with an approved Conditional Use Permit.  This portion of land 
was zoned Rural Commercial (RC) back in 1986 and was only re-zoned A1-ME 
because the C2 zone is not consistent with the Working Lands land use designation.  
The 150,000 square foot area previously zoned RC was not surveyed and now a 
surveyed area of 150,279 square feet is the actual area encumbered by the 
business and its associated outdoor uses.   The C2 zone is the most intense zone 
district permitted in the Commercial land use designation and the permitted uses in 
the C2 zone are comparable to those previously permitted in the RC zone.    There 
will be no increase in residential density as the C2 zone prohibits stand-alone single 
unit dwellings and mixed-use development cannot occur on this parcel due to the 
lack of public water and sewer.   

 § 15601(b)(3):  The project is also exempt from CEQA pursuant to 14 CCR § 
15061(b)(3) because it can be seen with certainty that there is no possibility that the 
General Plan and Zoning Amendments may have a significant effect on the 
environment.  The feed store already exists on the portion of the parcel in question, 
and no new development is proposed through this application. 
 

 
2. The proposed Zoning Amendment is consistent with the County’s General Plan. 

 
Evidence: The purpose of the C2 zone is to provide land for general commercial or 
office uses. Typical uses include general commercial (e.g., retail, stores, and 
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services), professional business offices, employment centers, service commercial 
(e.g. automotive-related, large equipment sales, building maintenance services, 
construction sales and services, and storage/warehousing), public and quasi-
public, and other similar and compatible uses. This zone implements the 
commercial general plan land use category.  The re-zoning is for the purpose of 
establishing consistency with an existing land use that has been taking place for 
the past 47 years.  Only that portion of the parcel containing the feed store use will 
be rezoned. 

 
Approved by the Planning Commission of the County of Calaveras, at a 

regular meeting of the Planning Commission held on June 12, 2025, on a motion by 
Commissioner ________________ and seconded by Commissioner ______________.                              
 
AYES: 
NOES:   
ABSTAIN:  
ABSENT: 
 
                 

Chair, Planning Commission 
ATTEST: 
 
 
Gina Kathan, Senior Planner 
 
The project files are available for public review in the Planning Department, County of 
Calaveras, Government Center, 891 Mountain Ranch Road, San Andreas, CA. 95249, 
between the hours of 8:00 a.m. and 4:00 p.m. 
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        Statutory Exemptions. State code number:  

          

   

_______________________________________________

Print Form 

Notice of Exemption Appendix E 

 From: (Public Agency):  ____________________________To: Office of Planning and Research 
P.O. Box 3044, Room 113

 _______________________________________________Sacramento, CA 95812-3044 

 County Clerk 
(Address) 

___________________________ 

___________________________ 

County of:  __________________ 

Project Title:  ____________________________________________________________________________ 

Project Applicant:  ________________________________________________________________________ 

Project Location - Specific: 

Project Location - City: ______________________ Project Location - County: 

Description of Nature, Purpose and Beneficiaries of Project: 

_____________________ 

Name of Public Agency Approving Project:  _____________________________________________________ 

Name of Person or Agency  Carrying Out Project: ________________________________________________ 

Exempt Status:  (check one): 
Ministerial (Sec. 21080(b)(1); 15268); 

Declared Emergency (Sec. 21080(b)(3); 15269(a)); 

Emergency Project (Sec. 21080(b)(4); 15269(b)(c)); 

Reasons why project is exempt: 

Lead Agency 
Contact Person: ____________________________ Area Code/Telephone/Extension: _______________ 

If filed by applicant: 
1. Attach certified document of exemption finding.
2. Has a Notice of Exemption been filed by the public agency approving the project?  Yes No 

Signature: ____________________________ Date: 

Signed by Lead Agency Signed by Applicant 

Authority cited: Sections 21083 and 21110, Public Resources Code. Date Received for filing at OPR:  
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code. 

_______________ 

Categorical Exemption. State type and section number:  ____________________________________ 

______________________________________________ 

______________ Title: _______________________ 

Revised 2011 
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