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COMMISSIONERS:  Richard Bettencourt; Jeff Culler; Dan DeVries;  

Gordon Machado; and Robert Scattini  
 
 
COUNTY STAFF:                  Interim Director of Planning (IDoP) Cathy Woodbury; Assistant 

Director of Planning (ADoP) Byron Turner; Assistant County 
Counsel (ACC) Barbara Thompson; and Clerk Trish Maderis.  

 
Chair Scattini called the meeting to order at 6:00 PM.  Commissioner DeVries led the pledge of 
allegiance to the flag.  Clerk Maderis noted all Commissioners present. 
 

DIRECTOR’S REPORT: 
 
IDoP Woodbury reported the Traffic Impact Fees for building permits were reduced by an action 
of the Board of Supervisors on August 3rd.  Single Family Dwellings were reduced to $11,995 
and Senior units were reduced to $7,916 per unit on a temporary basis. 
 
IDoP Woodbury provided an update on the Leal Vineyards Use Permit appeal advising the 
matter was continued by the Board of Supervisors to September 14th; however staff would be 
providing an update on August 24th of progress and compliance activities. 
 
IDoP Woodbury concluded her report stating the newly hired Director Gary Armstrong would 
start effective Monday, August 9th and she would be transitioning her departure. 
 

PRESENTATION: 
 
Chair Scattini requested IDoP Woodbury to step to the podium where she was presented a 
Certificate of Appreciation from the staff and Planning Commission for her term of Interim 
Planning Director.  Chair Scattini thanked IDoP Woodbury for her work and accomplishing 
many tasks during her time as Interim Director.  Chair Scattini relayed that she would be missed. 
 
IDoP Woodbury graciously accepted and thanked the Commission for the presentation. 
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CONSENT AGENDA: 
 
1. Acknowledge Public Hearing Notice  
2. Acknowledge Certificate of Posting  
3. Minutes of July 7, 2010 
4. Minutes of July 21, 2010 
 
Commissioner Machado moved to approve Consent Agenda Items No. 1, 2, 3 and 4; 
Commissioner Bettencourt offered a second to the motion which passed 5-0. 
 

 

PUBLIC COMMENT:  
 
Chair Scattini opened the Public Comment period.  With no one wishing to address the 
Commission on items not appearing on the Agenda, Chair Scattini closed the Public Comment 
period. 

PUBLIC HEARING: 
 
IDoP Woodbury requested Agenda Item No. 6 be heard first due to equipment setup for Agenda 
Item No. 5.  Chair Scattini then called Agenda Item No. 6 
 
6. TENTATIVE SUBDIVISION MAP NO. 06-74A:   OWNER/APPLICANT: Guerra 

Nut Shelling LOCATION: 500 John Smith Road, Hollister REQUEST: Applicant is 
requesting a Minor amendment to condition 40 from their previously approved Tentative 
Subdivision Map No. 06-74. ZONING: Rural/Planned Unit Development (R/PUD) 
ENVIRONMENTAL EVALUATION: Addendum to a Mitigated Negative Declaration  
PLANNER: Lissette Knight (lknight@cosb.us)  

 
IDoP Woodbury presented the Public Hearing Item and explained to the Commission that the 
request by the applicant was related to affordable housing fees that were recently acted on by the 
Board of Supervisors.  The Board action reduced the fees to zero.  The applicant requested their 
Condition of Approval No. 40 be amended to the same amount.  IDoP Woodbury further 
explained the tentative map had not been recorded, the amendment does not violate codes, 
ordinances or any regulation and the Director of Planning has the authority to approve the 
request.  IDoP also advised a Public Hearing would have to be conducted as the item was noticed 
as such. 
 
Chair Scattini opened and closed the Public Hearing as no one wished to address the 
Commission.  IDoP Woodbury offered for future Director authorized approvals would be 
provided to the Planning Commission for informational purposes. 
 
Chair Scattini called for a brief break at 6:13 PM for equipment set up.  The meeting was called 
back to order at 6:21 PM and Chair Scattini called for Agenda Item No. 5. 
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PUBLIC HEARING: 
 
5. ZONE CHANGE NO. 10-170:   OWNER/APPLICANT: JMK Golf, LLC/Alex 

Kehriotis LOCATION: 3800 Airline Highway, Hollister REQUEST: Applicant is 
requesting a Zone Change from Single-Family Residential (R-1) to Neighborhood 
Commercial (C-2) ZONING: Single-Family Residential (R-1) ENVIRONMENTAL 
EVALUATION: Mitigated Negative Declaration.  PLANNER: Lissette Knight (lknight@cosb.us)    

 

ADoP Turner presented the project explaining the applicant’s request and noting the action by 
the Planning Commission would be a recommendation to the Board of Supervisors for a final 
decision.   
 
ADoP Turner explained the application was intended to correct a violation and did not include 
any specific project but a C-District review may follow at a later time if the Zone Change is 
approved by the Board of Supervisors.  ADoP Turner stated the application was for only a Zone 
Change at this time. 
 
After a brief discussion between the Commission and staff, Chair Scattini opened the Public 
Hearing. 
 
1. Patty Speirs, 111 Donald Drive, Hollister advised the Commission that she was 

concerned with future development and was happy that the applicant’s would be required 
to apply for any future development. 

 
2. Steve Rosati, Ridgemark resident requested the Zone Change acreage be reduced to the 

size of where the structure is presently located and not include any additional lands as it 
would possibly allow future commercial.  Mr. Rosati also requested a limited Use Permit 
on the existing business. 

 
3. Sue Dillon, 1170 Sonny’s Way, Hollister and member of the Board of Director’s for 

Ridgemark Homeowner’s Association stated the roads belong to the Homeowner’s 
Association and there was no agreement in place for JMK to use those roads. 

 
4. Valerie Filice, 1265 So Ridgemark Drive, Hollister and Vice-President of Ridgemark 

Homeowner’s Association stated no opposition to the Zone Change but stated the road 
use and maintenance needed to be resolved with JMK per the 2007 MOU.  Ms. Filice 
then provided a copy of the MOU to the Commission – a copy is contained in the 
permanent record. 
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5. Charles Schallhorn, 50 Villa Pacheco Court, Hollister stated no opposition to the Zone 
Change but many questions remain unanswered between the Homeowner’s Association 
and the new owners JMK.  Mr. Schallhorn expressed concern with future development, 
noise, lighting and views and held up a sketch indicating commercial development.  The 
sketch was submitted to Clerk Maderis who provided copies to the Commission and 
public.  Mr. Schallhorn concluded by requesting only the land in which the real estate 
office is located is re-zoned. 

 
6. Alex Kehriotis, 3800 Airline Hwy, Hollister – Applicant advised the Commission and 

public that the intent was to correct the zoning only at this time.  Chair Scattini asked 
about the MOU earlier testified to.  Mr. Kehriotis stated the MOU was between 
Ridgemark Golf & Country Club (RGCC) and the Homeowner’s Associations. 

 
With no additional speakers, Chair Scattini closed the Public Hearing 
 
Commissioner Machado asked Mr. Schallhorn where the sketch he displayed came from.  Mr. 
Schallhorn advised he received it from Penny Bettencourt, President of the Homeowner’s 
Association. 
 
After some brief discussion between ADoP Turner and the Commission regarding transitional 
zoning, dual zoning and residential and commercial setback requirements, ADoP Turner offered 
to explore the road issue and meet with the applicants to discuss a smaller Zone Change. 
 
Commissioner DeVries stated most of the public testimony concerns could be addressed when a 
C-District review was considered and the road issues and Zone Change application did not tie to 
each other. 
 
Both Commissioners and Machado and Culler stated the re-zoning should be only for the land 
where the office is currently located and to address only the compliance issue.  Commissioner 
Scattini requested the project be brought back with a smaller Zone Change.  ACC Thompson 
recommended this action. 
 
Commissioner Scattini stated he had no objection to a zone change on the land where the office 
is currently located and then poled the Commission for their comments.  Commissioner DeVries 
stated only the building location and minimal parking should be re-zoned; Commissioners 
Culler, Machado and Bettencourt all agreed. 
 
Commissioner Culler then moved to continue the Public Hearing to regular meeting of August 
18th at 6:00 PM, Commissioner Bettencourt offered a second to the motion which passed 5-0. 
 
Chair Scattini then requested a break at 7:04 PM.  The meeting was called back to order at 7:16 
PM with all Commissioners and staff present. 
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WORKSHOP: (continued from 7-7-10) 
 
7. Proposed Transfer of Development Credits (TDC) Ordinance 
 
ADoP Turner provided a Draft Ordinance to the Commission and public advising extensive work 
has been done by the TDC Committee and the Draft Ordinance was the first step in reaching a 
final document. (copy contained in permanent record)  ADoP Turner stated the next step was to 
meet with the TDC Committee for clarification on some items, establish criteria without 
identifying specific areas and determine where certain portions of the proposed Ordinance would 
better fit, such as in the General Plan Update process. 
 
Chair Scattini expressed that he would like to have time to read the Draft Ordinance and stated it 
needs to be easier to understand and that the document was confusing.  Commissioner 
Bettencourt concurred with Chair Scattini. 
 
Commissioner DeVries asked if a Public Hearing was the next step.  ADoP Turner advised in 
addition to a Public Hearing, a CEQA document would be required.  ADoP  Turner stated the 
Ordinance needs to be made simpler to understand, the village concepts do not belong in an 
Ordinance that the Ordinance would be for allowing and tracking TDCs only on a voluntary 
basis.   
 
Commissioner Bettencourt clarified that the program was voluntary.  IDoP Woodbury confirmed 
the TDC Program was voluntary.  ADoP Turner added the buyer and seller of TDCs are 
voluntary, but the lands for sending and receiving will need some type of regulation. 
 
Commissioner DeVries stated he would like to see the item move quickly to the Public Hearing 
stage.  Commissioner DeVries added the Planned Unit Development (PUD) Ordinance is a tool 
for clustering but he did like the TDC concept. 
 
Commissioner Bettencourt concurred and suggested a ‘white board’ at future meeting stating it 
would provide a better picture of items discussed and allow the Commission, public and staff the 
ability to demonstrate their comments.  
 
Commissioner Machado stated he liked the village concept, that bigger clusters were better and 
would like to move forward quickly on the Ordinance. 
 
Chair Scattini opened the Public Hearing. 
 
Hugh Bikle, TDC Committee member addressed the Commission stating that a TDC Ordinance 
was a tool for good planning and was not a pro or anti growth document. 
 
Scott Fuller, San Juan Oaks spoke in support of the program and proposed Ordinance and 
requested investigation to determine that the purchase of TDCs would not trigger a Zone Change 
or General Plan Amendment on the sending/receiving lands.  Mr. Fuller added that it should be 
clarified and stated that no General Plan Amendments would be required if TDC’s were used. 



San Benito County Planning Commission  August 4,  2010                                                                              
Page 6 of 7 

Richard Saxe, TDC Committee member clarified some portions of the proposed Ordinance 
adding that should the property owner that sold credits in sending areas want them back, they 
would be required to purchase credits in another location. 
 
Janet Brians, TDC Committee member advised he believed the TDC Program was a great tool 
for agriculture and future farming in the County and requested a the Ordinance move forward 
quickly. 
 
Paul Rovella, Attorney-Lombardo & Gilles asked if affordable housing was offered if increased 
density would be included and requested that be consideration in developing the final Ordinance. 
 
With no further speakers, the Public Hearing was closed. 
 
IDoP Woodbury stated from her experience it would be appropriate for the County to use the 
TDC Ordinance to encourage the protection of agricultural land now and increase density where 
it should be increased. 
 
Commissioner Machado asked when the item would be back to the Commission, Commissioner 
DeVries suggested a Public Hearing be scheduled quickly and the Ordinance be presented to the 
Board.  After some discussion, the Commission directed staff to return to the August 18th 
meeting with additional workshop documents and schedule a Public Hearing on September 15th. 

WORKSHOP: (continued from 7-7-10) 
 
8. Proposed Affordable Housing Ordinance 
 
IDoP Woodbury introduced the Agenda item noting the Affordable Housing Ordinance was 
recently amended by the Board which eliminated the in-lieu fee and is  being developed as an 
incentive based program.  IDoP Woodbury explained several elements of the proposed amended 
Ordinance and requested comments and input from the Commission and public. 
 
Commissioner Culler suggested off-site building and the incorporation of the TDC theory.  
Commissioner Bettencourt commented that affordable housing was easier in the cities and the 
rural areas posed a challenge.   
 
Commissioner Machado complimented staff on a well-written draft Ordinance and concurred 
with Commissioner Bettencourt that the cities were in a better position to serve affordable 
communities and areas. 
 
Chair Scattini opened the Public Hearing. 
 
Jennifer Coile, 1705 Severinsen Street, Hollister stated she draft document need some 
clarification and was asked if the draft would replace the current Ordinance in its entirety or just 
portions.  Ms. Coile called attention to several sections of the document with questions and 
concluded she would provide her questions in writing by email.  (copy contained in permanent 
record). 
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Michael Anderson, 1851 Airway Dr., Ste E, Hollister, member of Santana Ranch team stated the 
City of Atascadero had a good example of an affordable housing program and  
 
Jerry Muenzer described several duplexes in the Ridgemark area and the housing behind Target 
that had smaller units on the same lot as the main dwelling that are rented.  Mr. Muenzer 
suggested visiting something similar for affordable housing. 
 
Scott Fuller complimented staff on a well done document. 
 
With no further questions or testimony, the Public Hearing was closed. 
 
Commissioner Machado stated he liked the small unit concept and the Atascadero program 
described by Mr. Anderson. 
 
Chair Scattini concurred that the Atascadero program was attractive. 
 
Jerry Muenzer clarified for the Commission the smaller units behind Target were constructed for 
the community to enable tenants to rent at a more affordable price. 
 
Commissioner Machado stated the development behind Target was new and probably 
contributed to that. 
 
With no further discussion Chair Scattini called for the next Agenda item. 

DISCUSSION: 
 

9. Commissioner Announcements/Reports/Discussions 
 
The Commission had no announcements or reports. 
 

ADJOURNMENT: 
 
10. Adjourn to August 18, 2010 @ 6:00 pm 
 
With no further business, Commissioner Bettencourt moved for adjournment, Commissioner 
Machado offered a second to the motion and the meeting was adjourned at 8:47 PM. 
 
 
 
 
 
 
Minutes prepared by:        
Trish Vieira-Maderis        
Planning Commission Clerk       


