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A. Call to Order and Roll Call
Chair Baggett called the meeting to order at 9:06 AM. 

Attendee Name Title Status Arrived 
Art Baggett District I Present 9:00 AM 
Warren Gray District II Present 9:00 AM 
Mick Herman District III Present 9:00 AM 
Deni Smith District IV Present 9:00 AM 
John McCamman District  V Present 9:00 AM 

B. Pledge of Allegiance
Commissioner Gray led the pledge. 

C. Public Comment on Non-Agenda Items
Persons wishing to speak on any item of interest within the subject matter or jurisdiction of the Commission 
that is not on the agenda.  

Brenda Ostrom (resident), expressed her concerns regarding the lack of stars seen at night due to bright lights 
from Dexter view and in town. 

Floyd Davis (resident), provided clarification on setbacks pertaining to building codes and provided a handout. 

Barry Perkins (Wawona resident), briefly touched on the importance of code enforcement.  

D. Approval of Minutes

1. Planning
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Planning Commission - Regular Meeting - November 15, 2024 

Staff recommended that the commission table the November 15, 2024 minutes to the January 10, 2025, 
meeting to make corrections and to include the 2022 California Building Code handout (provided by Floyd 
Davis) to the minute packet.  

By motion of Commissioner Herman, seconded by Commissioner Smith, the Planning Commission approved 
to table the minutes of November 15, 2024, to the next meeting date of January 10, 2025. Motion passed. 

RESULTS: APPROVED 
AYES: Commissioner Baggett, Commissioner Gray, Commissioner Herman, Commissioner Smith, 
Commissioner McCamman. 
NOES: None. 
ABSTAIN: None. 
EXCUSED: None. 

E. Action Items

1. Planning

Adopt a Resolution Approving Year 2025 Planning Commission Meeting Dates

Baggett noted that the August 16, 2025 meeting date should be August 22, 2025. 

Planning Director, Steve Engfer advised that the January 24, 2025 meeting may need to be cancelled due to 
the availability of the Chambers room while the first floor undergoes flooring renovation that may impact the 
upper level floor. Staff will provide an update once dates have been determined and the chambers room can 
safely be occupied.  

By motion of Commissioner Smith, seconded by Commissioner McCamman, the Planning Commission 
adopted a resolution approving year 2025 Planning Commission Meeting Dates with the correction of the 
August 16, 2025 to August 22, 2025 meeting date as amended. Motion passed. 

RESULTS: ADOPTED AS AMENDED 
AYES: Commissioner Baggett, Commissioner Gray, Commissioner Herman, Commissioner Smith, 
Commissioner McCamman. 
NOES: None. 
ABSTAIN: None. 
EXCUSED: None. 

F. Development Code Update - Planning Commission

1. Planning

Planning Commission Development Code Update Draft (Zoning and Subdivision Ordinance) - 
Workshop No. 3 

Engfer informed that the following public comments were received after the agenda packet was published: 
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Beth Pratt and Lucky Let, on International Dark Sky Compliance and light pollution, Debra Kroon and Yosemite 
Conservancy regarding articles in the Development Code Update Draft. 

The hard copies of the above public comments were provided to the commission and the public. 

Baggett called for recess at 9:31 AM and reconvened at 9:43 AM. 

Engfer stated that this is a working draft to receive the public and Commissioner’s input for recommendation 
to the Board of Supervisors, and highlighted the three focus areas for discussion - the Accessory Dwelling 
Units (17.54), Density Bonus (17.56), Bed & Breakfast and Vacation Rental (17.52). 

Before Senior Planner, Ben Goger started the presentation, Commissioner McCamman directed for staff to 
amend the language in the staff report from “The Planning Commission recommended that staff prepare” to 
“The Planning Commission directed staff to prepare”. McCamman’s intent for the change was that he wanted 
it to be clear that the recommendation to the Board of Supervisors is coming from the Planning Commission 
and not staff.  

Goger noted that the Accessory Dwelling Units (ADU’s), Chapter 17.54 has been prepared for the 
commission’s final approval and requested to forward the ordinance to the California Department of Housing 
and Community Development (HCD).  

Baggett directed for staff to remove Section 2A, on page 89, under ADU’s that state “The ADU shall not be 
sold or otherwise conveyed separately from the dwelling(s).” Engfer acknowledge the direction and noted 
that staff will redline Section 2A.  

Public comments were received by the following: 

Colleen Rhodes (resident), found errors in the draft development code update and suggested that staff use 
the search replace function, and noted that the government code section 65852.26 was a code that was 
repealed and should not be used as a reference.  

Kris Casto (resident), asked for clarification regarding the height and setbacks requirements. 

Ken Melton (resident), asked for clarification regarding the selling of an ADU’s.  

Rick Lobaugh (resident), asked for clarification on how many ADU’s are permitted on a parcel, selling the 
ADU’s, and the deed restriction.  

Beth Pratt (wildlife advocate), spoke about the Dark Sky ordinance for the wildlife safety and offered 
consultant services.  

Goger stated that the Density Bonus Chapter 17.56 has been prepared with the redline per the commission’s 
direction, and added that staff required additional time to work on the workforce housing definition in 
relation to the density bonus. He elaborated on the reasons why a more flexible definition is better for the 
county. Also, to include another provision with the objective design standard for Planners. Then asked for the 
commission’s recommendation. 
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The commission provided the following recommendations for staff: 
• Leave the income levels out
• Density Bonus should be as flexible as possible.
• Directly reference the provision that states the Planning Director has discretion to increase the

flexibility in the Density Bonus.
• Further reduce the density table.
• Keep it simple (allowing the public to bring in their proposal to meet that criteria).
• Provide an appendix instead of including the tables in the document.

Public comment was received by Colleen Rhodes, who was in agreement with McCamman regarding the 
simplicity of the Density Bonus.  

Goger expressed appreciation to county staff for their feedbacks regarding the Bed and Breakfast and 
Vacation Rentals, Article 4, Chapter 17.52.060, and stated that an internal review was conducted that resulted 
in changes pertaining to definitions and intent, occupancy, noticing, transfer of certificate, streamlining 
inspections, nuisance, and compliance.  

After discussion, the commission concurred with staff’s recommendation to add language that allowed for 
some discretion upon reviewing tax code and county counsel to transfer the Transient Occupancy Tax 
Certificate (TOT Certificate) for vacation rentals; to include language for enclosed trash disposal considered as 
a nuisance; and that inspections are required for short term rentals built prior to 2016 for transfer of TOT 
Certificate and new applications. Lastly, to include language for lighting standards that spans across the 
board. 

Staff noted that they will reach out to County Fire for further information regarding the presence of CAL Fire’s 
jurisdiction for short term rentals.  

Public comments received by the following: 

Berry Perkins (Wawona residence), shared that the Wawona Town Planning Area has a light appendix and 
suggested using a down casting lighting fixture for a less expensive way to remedy the problem. Then briefly 
spoke about the lack of enforcement in the area, and provided input regarding the 10 person maximum in 
Wawona.  

Ken Melton (resident), expressed disapproval of CAL Fire involvement with short term rentals regarding 
approvals and questioned the reasons for why their involved and spoke about lighting being a county wide 
nuisance definition under enforcement.  

Beth Pratt (wildlife advocate), in agreement with the commissioners on nuisance of trash disposal and lighting 
standards to span across the board.  

Kris Casto (resident), asked the commission for exceptions for operators who resides on-site for inspections, 
and to allow the public four years to meet the lighting standards requirement.  

Berry Perkins (Wawona resident), provided a response to Ken Melton’s comment regarding CAL Fire 
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involvements with short term rentals and expressed appreciation and welcomed CAL Fire’s inspections for 
short term rentals.  

Commissioner Herman left the meeting at 11:51 AM. 

Baggett called for recess at 11:51 AM and reconvened at 12:07 PM. 

Engfer provided an update on the tiny home and park model residential uses, RV’s as an alternative housing 
option, secondary residences, specific uses and development standards, hip camp and noted that staff is 
working on these to bring back to the commission. 

McCamman requested a re-write to code section 17.52.030, Agriculture as it includes agritourism and agri- 
homestay and requested a joint meeting with the Agricultural Advisory Committee (AAC) that led into a 
discussion. Staff advised that the AAC will be reviewing any codes related to agriculture. Also, Community 
Design and Housing Specialist, Polina Pivak will be providing the findings related to the Williamson Act 
Contract in relations to ADU’s, workforce housing, and agritourism at the next Planning Commission meeting. 

Engfer provided background information regarding the Code Compliance Program for the Development Code 
Update Enforcement Provisions, Chapter 17.144 that was directed by the Board of Supervisors that included 
the participation of the Code Compliance Advisory Committee (CCAC). Engfer noted that the Board directed 
staff to create the Abandon Vehicle Abetment Policy that staff has been working on for 2025.  

Public comments were received by the following CCAC members: 

Ken Melton, spoke about the findings regarding tiny homes in other jurisdiction as not being defined in the 
State of California or Mariposa County. He then expressed that the applicant should not be required to pay 
the appeals fee, that complaints should not be anonymous, and suggested that the CCAC has a joint meeting 
with the Planning Commission.  

Gabe Edwards, spoke about the lack of knowledge the public has regarding county codes and that current 
county codes are out of date. He expressed that the county should not enforce new codes but apply the 
current codes.  

Colleen Rhodes, stated that there are codes In Chapter 17.144 sections that are in violation of state law that 
need to be removed. Also, Title 1, 8 & 15 with code compliance issues. She agreed with McCamman regarding 
the abatement process and asked the commission to delegate the task to the CCAC.  

Baggett noted that the CCAC can provide their recommendations to the commission. 

Lydia Clary (previous CCAC member), spoke about the notice and order to abate, that a business practice to 
enforce code is needed that doesn’t include fines, and that people need to feel safe in order for them to 
comply.  

Kris Casto, stated that she is honored to serve on this committee and in agreement with Lydia Clary about 
making the public feel safe. 
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Ken Melton, stated that the CCAC has the ability to address the problems, and requested to provide the 
commission with the CCAC recommendation.  

Engfer highlighted that there is a possibility for the Planning Commission and the CCAC to have a joint 
meeting on January 10, 2025.  

G. Commissioner Reports
None.

H. Information Items
None.

I. Future Agenda Items
• Hapy Goat
• Unhabitable Structure (Warren Gray)

J. Adjournment
There being no further business, the meeting was adjourned at 1:33 PM 

Respectfully submitted, 

ART BAGGETT, Chair 
Mariposa County Planning Commission 

SOPHEA CRAIGHEAD, Secretary 
Mariposa County Planning Commission 

Note: Full audio recordings of the minutes are available from the Planning Department by request or online:  Agendas & 
Minutes | Mariposa County, CA - Official Website 

http://www.mariposacounty.org/2792/Agendas-Minutes
http://www.mariposacounty.org/2792/Agendas-Minutes
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