SIERRA COUNTY PLANNING COMMISSION
MEETING AGENDA
January 24, 2019
10:00 AM

Chair: Mike Filippini
Vice Chair: Janet Baldridge
Richard DeVore
Irv Christensen
Liz Fisher

LOCATION:

Sierra County Courthouse
Board of Supervisors Chambers
101 Courthouse Square
Downieville, CA 95936

The Sierra County Planning Commission welcomes you to its meetings which are regularly scheduled for
the second Thursday following the first Tuesday of each month. Special meetings may be called from time
to time and the meeting location, time, and date will be announced at the appropriate time as required by
law.
Supporting documentation for meeting agenda matters are available for public review on-line at:
www.sierracounty.ca.gov/agendacenter or at the Office of the County Planning Department located in the
annex building directly across from the Sierra County Courthouse, Downieville, California, 95936, during
regular business hours (M – F, 8:00am – 5:00pm).

1.

CALL TO ORDER/ROLLCALL
1.1

Oath of Office-Appointed Commissioners
Irving Christensen
Richard Devore

1.2

Appointment of New Officers
i)
Chair
ii)
Vice-Chair

2.

APPROVAL OF AGENDA
January 24, 2019

3.

APPROVAL OF MINUTES
August 30, 2018

4.

CORRESPONDENCE

5.

PUBLIC COMMENT OPPORTUNITY

At this time, the public has the opportunity to address the Commission concerning any item
of interest not listed on the agenda. The Commission may not discuss or take any action on
any item presented during the public comment period that is not on the agenda. The
Commission may briefly respond to statement made or questions posed by members of the
public. Upon recognition by the Chair, please state your name, county of residence, and
subject matter. Discussion of any non-agenda items will be limited to three (3) minutes or
such reasonable time as is granted by the Chair of the Commission.
6.

WORKSHOPS
The Planning Commission allows time for guest presentations on matters of general or
specific interest to the Commission or for conducting educational or technical workshops.

7.

PUBLIC HEARINGS
The Planning Commission conducts all public hearings in accordance with its governing bylaws as approved by the Commission and in accordance with Sierra County Resolution 7680 entitled “Rules of Conduct”

8.

7.1

Plumas Sierra Rural Electric Co-op, Applicant and Landowner: Consideration of Zone
Variance and Conditional Use Permit to install an 80’ tall tower for wireless communication
to improve broadband internet coverage in the Sierraville area. The tower will be located at
an existing electrical substation located at 100 Wilson Lane, Sierraville, and identified as
APN 013-090-035. The property is zoned A1-Agricultural (requiring a Conditional Use
Permit), and the proposed tower would be located approx. 31’ from the front property line
(abutting Wilson Ln.)—requiring a 29’ setback variance. Planning staff’s preliminary
environmental assessment: exempt under CEQA Guidelines Sections CCR 15303 (Class 3)
and 15305 Class 5) Categorical Exemption.

7.2

Lucy Blake, Applicant and Landowner: Consideration of a zone variance to allow the change
of occupancy and conversion of an existing 3000 sq. ft. Masonic Hall into two residential
units. One 1800 sq. ft. single family residence and a 1200 sq. ft. attached accessory dwelling
unit. The project site, identified as APN 015-022-004, is located at 205 Battelle Street,
Sierraville. Planning staff’s preliminary environmental assessment: exempt under CEQA
Guidelines Sections CCR 15301 (Class 1) and 15303 (Class 3) Categorical Exemption.

7.3

County Initiated Zone Amendment: The project involves a County-Initiated Zone
Amendment to re-zone nine (9) parcels identified by the Board of Supervisors as current
priorities to bring each parcel’s zoning into consistency with the General Plan. The properties
identified as APN’s 015-110-005; 015-033-003; 015-080-006; 015-080-014; 015-090-001;
008-200-008; 003-122-012; 002-160-072; and 004-270-006 are located in various areas of
unincorporated Sierra County. Planning staff’s preliminary environmental assessment:
statutorily exempt under CEQA, PRC Section 21083.3(e) [rezoning consistent with GP for
which an EIR was already certified]

BUSINESS REQUIRING ACTION
8.1

Request for Extension on Berry Virtue Vesting Tentative Map originally approved on
January 15, 2009.

9.

PLANNING DIRECTOR’S STAFF REPORTS
Brief announcements or brief reports by the Sierra County Planning Director on upcoming
projects, county staff activities, upcoming workshop or training opportunities, or other items
of interest to the Planning Commission.

10.

PLANNING COMMISSIONERS’ REPORTS
Brief announcements or brief reports by Planning Commission members on their activities or
items of interest to Sierra County.

11.

ADJOURNMENT

PC Agenda Item 7.1
Planning Commission Staff Report
January 24, 2019
Project:
PD File No.
Staff Rec. No.:
Request:
Location:
APN:
Planner:

PC EXHIBIT 1

Plumas Sierra Rural Electric - Wireless Tower
1662
1197
Conditional Use Permit and Zone Variance
100 Wilson Lane, Sierraville
013-090-035
Brandon Pangman

Property Owner

Applicant
Attn: Jeff Blagg
Plumas-Sierra Rural Electric Cooperative, Inc.
73233 State Route 70
Portola, CA 96122

Plumas-Sierra Rural Electric Cooperative, Inc.
73233 State Route 70
Portola, CA 96122

1. Staff Recommendation
Staff recommends that the Planning Commission find that a categorical exemption is appropriate under
CEQA for this project, and approve the Conditional Use Permit (CUP) and Zone Variance (ZV) subject to the
findings and conditions of approval contained in this staff report.
2. Project Description
The Applicant is requesting a:
•
•

Conditional Use Permit (SCC §20.14 et seq.)
Zone Variance (SCC §15.24 et seq.)

The applicant is requesting a Conditional Use Permit to allow the placement of an 80 ft. tall tri-footed
metal tower for wireless communication to improve broadband internet coverage in the Sierraville area.
The tower would be located on a 0.91 ac. parcel owned by the applicant utility company, adjacent to an
existing electrical substation at 100 Wilson Lane, which is located approximately ½ mile west of the
community of Sierraville and approximately 250 ft. north of State Highway 49/89. The property is zoned
A1—Agricultural District, which requires a 60 ft. front yard setback. The zone variance would allow the
tower to be placed approximately 31’ from the front property line requiring a 29’ setback variance. (See
Appendices for maps and “mock up” photos of proposed tower.)
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3. Findings:
3.1 General Plan & Zoning
(a) The project site is designated in the Sierra County General Plan for “Public Service” uses (ref.
GP fig. 1-2 and fig. 1-16, as amended). General Plan policy 1-15 allows “public and quasipublic uses such as…utilities…” and does not prohibit wireless communication towers. The
site is also designated in the General Plan as “Special Treatment Area—Scenic Corridor” which
is described in the GP Visual Element policy 16-1d as being “500 ft. on either side of roadway
centerline” of Highways 49 and 89 (excluding communities) across Sierra Valley. This land use
designation has not been implemented in this area on the official Sierra County zoning map,
so the regulations pertaining to the Scenic Highway Corridor (-SH) overlay zone do not apply
to this project. Furthermore, the project site is not technically within the “valley floor” as
mapped in the General Plan (fig. 1-16a). Placement of the proposed tower on land owned by
the utility company, adjacent to a public right-of-way and with minimal interference with the
allowable (agricultural) land uses and enjoyment of the neighboring property owners, is
consistent with the purpose and intent of the General Plan policies for this area.
(b) The project site is zoned A1—Agricultural District, which lists “public utility buildings and
uses” among allowable “conditional uses” (ref. Sierra County Code Section 15.12.160[c]). The
proposed use is consistent with the zoning on the property only with the issuance of a
Conditional Use Permit.
(c) The project site lies outside of the Scenic Highway Corridor (-SH) overlay zoning district, or
other specially-mapped zoning overlay, combining district, Open Space, or special treatment
area that would further restrict or prohibit such uses in this location. The project is located
outside the FEMA-mapped Special Flood Hazard Area (Zone X; FIRM panel 06091C0425C), and
is not located along known seismically active faults or other areas that may pose a heightened
safety risk to people or property in the vicinity.
(d) The project will not create a significant visual, noise, or other nuisance for neighboring
residents and uses beyond those customarily appurtenant to modern rural communities or
agricultural uses. Furthermore, the project as proposed will not be incompatible with any
other adopted or implemented General Plan goals or policies.
3.2 California Environmental Quality Act (CEQA)
(a) The project is eligible for a categorical exemption, class 3 under CEQA Guidelines (ref., Cal.
Code of Regs. §15303; Pub. Resources Code §21080[b]9) in that the project consists of the
construction or location of a limited number of small facilities or structures. The project is
also eligible for a class 5 categorical exemption under CEQA Guidelines Section 15305, which
applies to “minor alterations in land use limitations in areas with an average slope of less than
20%, which do not result in any changes in land use or density, including…setback variances
not resulting in the creation of any new parcel.”
(b) The project is not subject to an exception from using a categorical exemption, pursuant to
CEQA Guidelines §15300.2.
Sierra County Planning Commission
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(c) The project was routed to 36 commenting agencies between November 26 and December 10,
2018; and notification of the project and public hearing on the matter was provided to all
potentially-affected neighbors (within at least 300’ radius of the project site), as well as
published in The Mountain Messenger, a local newspaper of general circulation, and posted in
several public locations for two weeks, from January 10-24, 2019. Only one (1) comment of
environmental concern was received: the Northeast Center of the California Historical
Resources Information System, a repository of archaeological reports, which found no records
of prehistoric or historic cultural resources on the project site, but did find record of five (5)
recorded sites in the project vicinity (within a 1-mile radius). Because there was no record of
the site having been previously surveyed, they recommended that “a professional
archaeologist be contacted to conduct a cultural resources survey of the entire project area”
and that “the project archaeologist will be able to offer recommendations for the
preservation of or mitigation of effects on any cultural resources encountered as a result of
field survey.” However, based on the small footprint of the proposed tower, its proximity to
an existing utility sub-station, the minimal ground disturbance potential for this project, the
fact that it is eligible under State guidelines for a CEQA exemption from further environmental
review, and in keeping with past practice by Sierra County for projects of this type and
vicinity, the County finds that further consulting archaeological studies are not reasonablyproportionate to the scope of this proposed project or warranted in this case. Nonetheless, a
standard condition of approval will be imposed that requires the permittee to stop work and
contact the Sierra County Planning Department and a qualified archaeologist in the event that
any potential prehistoric or historic artifacts are discovered during ground-disturbing activities
in conjunction with this project.
(d) There is in the record of proceedings no fair argument based on substantial evidence that the
project may have a potentially significant impact on the environment, or be injurious to fish or
wildlife or their habitat.
(e) A Notice of Exemption will be filed with the County Clerk and State Clearinghouse.
3.3 Specific Findings for Entitlements
3.3.1 – Conditional Use Permit. Chapter 20.15(a) of the Sierra County Code provides that: “No
conditional use permit shall be approved, unless the Planning commission first finds that:
1. The proposed use is consistent with all applicable provisions of this Part and any applicable
provisions of other Parts of this code.
[per Applicant]: “The placement of this tower will help to provide high speed
Evidence:
internet to the area, thus increasing social and economic advantages and enhance property
values.” The project is permitted in the A1—Agricultural Zoning District only with the approval of
a Conditional Use Permit and, because of its proposed located, an approved Zone Variance.
2. The proposed use is consistent with applicable policies and requirements of the Sierra County
General Plan, and any applicable community plan or specific plan, and any specific findings
required by any of these plans are made.
Sierra County Planning Commission
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Evidence:

[per Applicant]: “See above.”

3. The establishment, maintenance or operation of the proposed use or building will not, under the
circumstances of the particular case, be detrimental to the health, safety, peace, comfort and
general welfare of people residing or working in the neighborhood of the proposed use, or be
detrimental or injurious to property or improvements in the neighborhood or to the general
welfare of the county; except that a proposed use may be approved contrary to this finding where
the granting authority determines that extenuating circumstances justify approval and enable the
making of specific overriding findings.
[per Applicant]: “Upon completion, maintenance and operation will require
Evidence:
minimal visits. Citizens’ quality of life will improve being able to access the internet for
homework, shopping, working, and streaming t.v. and movies.”
4. The proposed project or use will be consistent with the character of the immediate neighborhood
and will not be contrary to its orderly development.
[per Applicant]: “[The] proposed small 80 ft. tower will “blend in” with all the
Evidence:
other existing equipment PSREC has in its substation providing electricity to the people of
Sierraville.”
5. In a TPZ zone district, the establishment, maintenance and operation of the proposed use or
building will not significantly detract from the use of the property for, or inhibit the growing and
harvesting of timber.
Evidence:

Not applicable. The property is not zoned TPZ.

6. Any specific findings as required by the Zoning Ordinance.
Evidence:
[per Applicant]: “[The 80 ft. tower will require a variance due to height of the
tower.” (See below)
7. Such findings as required by California Environmental Quality Act (CEQA).
Evidence:

See findings under section 3.2 – California Environmental Quality Act, above.

8. The proposed use is consistent with, replaces or appropriately modifies any prior established
relevant conditions of a previous entitlement, if applicable.
Evidence:

Not applicable. There are no prior entitlements on this property.

Sierra County Planning Commission
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3.3.2 – Zone Variance. Chapter 15.24 of the Sierra County Code provides: “Variances may be granted to
vary, or modify the strict application of any of the provisions of this part in cases in which there are
practical difficulties and unnecessary hardships, so long as the variance does not have the effect of
changing the land use district of the subject parcel…. The applicant shall provide adequate evidence
showing” each of the following:
1. There are special circumstances or conditions applying to the subject property which make
compliance with this ordinance difficult and a cause of hardship to and abridgement of a property
right of the owners of said property.
Evidence: The project site is a relatively small (0.91 ac.) parcel created in 1956 specifically for
utility facilities, and is already occupied by a small electrical substation with transmission poles in
the vicinity. The yard setbacks established for the A1-Agricultural zone create a hardship on this
small, legal non-conforming parcel for structures and facilities unrelated to normally-permitted
agricultural and residential uses. Furthermore, the current zoning (established in 1973) is not
consistent with the Sierra County General Plan, which was updated 23 years later and recognized
this site and its historical use for utility purposes by designating the parcel for “Public Service”
uses. The fact that the zoning has not been amended to reflect this updated designation creates a
unique hardship for the property owner in this area.
2. Such circumstances or conditions do not apply generally to other properties in the same land use
district.
Evidence: The subject parcel was created and has been used since 1956 exclusively for public
utility purposes, which the current application proposes to expand. This renders it a ‘legal nonconforming use’ since the parcel was last zoned in 1973 as “Agricultural.” The 1996 General Plan
recognized the “Public Service” use of the property, but the property currently remains zoned
(inconsistent with the General Plan) A1-Agricultural. No other properties in the vicinity
experience this combination of inconsistent and non-conforming designations and uses.
Furthermore, most properties in the Agricultural zone are much larger in size, including in the
immediate vicinity; so meeting the yard setbacks are typically less of a hardship than on this lessthan-1-acre parcel.
3. The granting of the application is necessary for the preservation and enjoyment of substantial
property rights of the applicant.
Evidence: [per applicant]: “The granting of this [zone variance] will allow PSREC to construct a
communication tower on its property. The location was picked because of its proximity to PSREC
monitoring equipment building [on the same site, adjacent to the proposed tower], and to give
clearance to power lines and existing poles in and around the sub-station. An emphasis on
employee and public safety was first and foremost when choosing this location.”
4. The granting of the variance will not result in material damage or prejudice to other properties in
the vicinity nor be detrimental to the public health, safety, and general welfare.

Sierra County Planning Commission
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Evidence: [per applicant]: “No other properties in [the] area are affected.” Notice was provided
to neighboring property owners within 300 ft. Only the owner of the vacant 210 ac. agricultural
parcel to the west (W. Copren, Trustee; 013-090-033) contacted the Planning Department
following notification of the proposed project—but he stated that he was not opposed to the
project as proposed. The closest residence (N. Bass; APN 013-090-034) is approximately 300 ft.
away; but the Planning Department has not received any comments or concerns expressed by this
neighbor.
4. Summary
Planning staff has reviewed the applicant’s request for a Conditional Use Permit and Zone Variance to
construct an 80 ft. communications tower adjacent to their electrical substation within the front yard
setback of the 0.91 ac. parcel. The project has been analyzed for compliance with the policies and goals of
the Sierra County General Plan and Zoning Code, and with the California Environmental Quality Act. The
project as proposed, together with the attached conditions of approval, ensure that the project will be
compatible with the surrounding land uses, and is consistent with the intent and purpose of Chapter
20.14 et seq. of the Sierra County Code governing Conditional Use Permits; and that unique hardships
exist and the granting of the variance will not significantly detract from the quiet enjoyment of
neighboring property owners or interfere with permitted uses on adjacent properties.
Staff recommends approval of both entitlements as proposed, subject to the conditions of approval set
forth in section 5, below.
5. Staff Recommendation
Staff recommends that the Planning Commission take the following action:
Pass a Resolution which adopts the Findings contained in this staff report, including a finding that a
Categorical Exemption (Class 3 & 5) is appropriate under CEQA for this project; and approve the
applications for a Conditional Use Permit and Zone Variance subject to the following conditions:
Conditions of Approval
1. The project approved by this action is for a Conditional Use Permit and a Zone Variance to install
an 80-foot wireless communications tower and associated antenna equipment and facilities on
APN 013-090-035, at 100 Wilson Lane, Sierraville, CA; as illustrated and described more
particularly in the Planning Department Staff Report for file no. 1662 (and staff rec. no. 1197,
dated January 24, 2019; cf, Appendix C). Deviations from the approved plans and project
description shall be reviewed by the Sierra County Planning Director for substantial compliance
and may require amendment by the appropriate hearing body. If there are any discrepancies
between the approved plans and the conditions of approval, the conditions of approval shall
supersede the approved plans.
[continued…]
Sierra County Planning Commission
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2. This action does not relieve the applicant of the obligation to comply with all local, state or
federal ordinances, statutes, regulations, and procedures.
3. Prior to commencing any work or installation of facilities, the applicant shall obtain a building
permit from the Sierra County Building Department demonstrating consistency with the
conditionally-approved entitlements, and compliance with the California Building Standards Codes
and County regulations to ensure public health and safety.
4. Any balance of fees charged for the processing of this entitlement must be paid to any County
agency involved in the processing of this application prior to the issuance of a building permit and
installation of the proposed tower.
5. During any construction activity, in the event any paleontological or cultural artifacts, or unusual
amounts of bone, stone, or shell are uncovered, all construction activity shall immediately stop
and the permittee shall immediately notify the Sierra County Planning Department. Grounddisturbing activity shall cease until a qualified archeologist is consulted for proper evaluation and
protocols for proper treatment of the resource are implemented.
6. Actual construction shall proceed under an approved building permit within nine (9) months and
be completed within eighteen (18) months. Extensions may be granted by the Planning Director
upon written request, timely submitted before expiration, demonstrating good cause and/or
diligent progress toward completion of the project under an approved building permit. The
project may be subject to review by the Planning Commission in two years (ref. SCC §15.24.080).

6. Recommended Motion
Should the Planning Commission agree with staff’s recommendation, the following motion is suggested:

“I move that the Planning Commission find that a categorical
exemption is appropriate under CEQA for this project, and
approve the Conditional Use Permit and Zone Variance,
subject to the findings and conditions of approval contained
in staff rec. no. 1197.”

Sierra County Planning Commission
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7. Attachments:
Appendix A –

General Plan Land Use Maps (countywide; and community of Sierraville; 3 pp.)

Appendix B –

USGS Topo / Location Map

Appendix C –

Applicant’s Site Plan and Preliminary Design

Appendix D – Applicant’s Sample “Mock up” photo rendering
Appendix E –

Record of Survey Map (Maps & Surveys, Book 9, Pages 14-15)

Appendix F –

Parcel Deed with legal description

Appendix G –

Commenting Agencies / Early Consultation Project Review Routing Sheet

Appendix H –

Agency Comment: Northeast Center of the California Historical Resources
Information System, letter dated November 30, 2018 (5 pp.)
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Appendix F

SIERRA COUNTY
Department of Planning and Building Inspection
Post Office Box 530
Downieville, California 95936

Tel (530) 289-3251
Fax (530) 289-2828

Early Consultation / Project Review Routing Sheet

Date: November 26, 2018
To:
Commenting Agencies
County Departments

State Departments

County Assessor
County Treasurer-Tax Collector
County Counsel
County Sheriff
County Environmental Health Department
County Surveyor-Engineer
County Supervisor
County Public Works Department
County Fire Safe & Watershed Council
County Fish and Game Commission
County Historical Society

Federal Departments
USFS—Forest Supervisor Office:
_________Tahoe_____ National Forest
USFS Sierraville District Ranger Office
BLM—Regional Office:_________District
US Army Corps of Engineers
FEMA—NFIP - Region IX

AB 52 Tribes

Washoe Tribe of Nevada & California
T’Si-akim Maidu
Greenville Rancheria of Maidu Indians
United Auburn Indian Comm. /Auburn Rancheria

Dept. of Fish & Wildlife—Regional Office
Dept. of Fish & Wildlife—Local Warden
Dept. of Fish & Wildlife—Area Biologist
State Reg. Water Quality Control Board—
Lahontan Region
State Reg. Water Quality Control Board—
Central Valley Region
California Public Utility Commission
State Department of Forestry & Fire
Protection (CalFire)
Air Resources Board
Department of Health Services
Housing & Community Development
Department of Conservation
Energy Commission
Department of Water Resources
CalTrans-District Office-Planning & Project
Review
CalTrans-District 3 – Sierraville Yard
Native American Heritage Commission
State Office of Planning and Research
State Water Board-Division of Drinking Water
DWR - Sierra Valley Watermaster
Other:____________________________________

Other Agencies

Sierra-Plumas Joint Unified School District
City of Loyalton
Sierra Brooks Homeowners Association
Northern Sierra Air Quality Management
Sierra Valley Resource Conservation
Nevada County Resource Conservation
Sierra Economic Development District
Public Utility/Water/Waterworks District: SVPUD
Sierra Brooks Water________
Fire Protection District:_SCFPD#1
Hospital or Health Care District:_Eastern Plumas
Sierra Valley Groundwater Management
Long Valley Groundwater Management
Contiguous County Planning Department:
__Plumas County_________
Liberty Utilities
Pacific Gas & Electric Company
Plumas Sierra Rural Electric Cooperative
SBC/ATT-Serving Phone Communications
Private or Public Water Company:
_______________________________________
NE Center of CA Historical Resources Information
System
Other:_________________________________

Project Description
The following application has been submitted to the Sierra County Planning Department. The project is being sent to your agency for early review
and comment. The purpose of this “early consultation/routing” is to identify any unforeseen issues or reasons why the project should not be
“exempt” from CEQA, and/or to solicit review comments and recommended conditions of approval.

Application Number:
Application Title:
Assessor’s Parcel Number(s):

1662
PSREC Wireless Tower—Conditional Use Permit & Zone Variance
013-090-035

Property Address/Location:

100 Wilson Lane, Sierraville, unincorporated Sierra County, CA

Project Description:

Plumas Sierra Rural Electric Co-op proposes to install an 80’ tall tower for wireless communication to
improve broadband internet coverage in the Sierraville area. It would be located at an existing
electrical substation on the east side of Wilson Lane (also formerly known as Barrington Ln), approx.
250’ north of State Highway 49/89, and approx. ¾ mi. west of the community of Sierraville, CA. The
property is zoned A1-Agricultural (requiring a Conditional Use Permit), and the proposed tower would
be located approx. 31’ from the front property line (abutting Wilson Ln.)—requiring a 29’ setback
variance. Location maps and site plan are attached. Planning staff’s preliminary environmental
assessment: exempt under CEQA Guidelines Sections CCR 15303 (Class 3) and 15305 (Class 5
Categorical Exemption).

Comments and Conditions

● If you have any questions regarding this project, or require additional information to evaluate and prepare comments or
recommended conditions for the project, please send us a list of these requests within two weeks.
● Please send your comments and conditions to us no later than December 10, 2018. If we do not receive a response by
this date, we will presume that your agency has “no comment.” If you require additional time for review, please contact
me at: (530) 289-3251 or bpangman@sierracounty.ca.gov.
Sincerely,
_________________________________________
Brandon Pangman
Signature, date
Assistant Planning Director

Comments are:

Attached

No comment

________________________________________
Print Name and Title
_________________________________________
Print Agency
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Planning Commission Staff Report
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Project:
File:
Staff Rec:
Request:
Locations:
APNs:
Planner:

Applicant
Sierra County (BOS-initiated)

PC Exhibit 1

County-Initiated Zone Amendment:
1661
1199
Zoning Amendment (Zone Change)
Nine (9) parcels in: Sierraville, Downieville,
Alleghany, and Bassetts
015-110-005; 015-033-003; 015-080-006; 015080-014; 015-090-001; 008-200-008; 003-122-012;
004-270-006; 002-160-072
Brandon Pangman

Property Owners
Sierra County (2 Road shops & Courthouse complex)
USA (USFS Sierraville Ranger Station)
State of California (CalTrans Sierraville Substation)
SPJUSD (fmr. Sierraville Elem. School)
Michael Williams (Bassetts Station)
Benoit de Korsak; formerly Wentling (Sierraville)
Mike Anderson & Ayshe Tuncer (Downieville)

1. Summary Staff Recommendation
Staff recommends that the Planning Commission recommend approval of the zoning amendments to
the Board of Supervisors.
2. Project Description
The proposed project is:
•

Zoning Amendment(s) (aka, “zone change” or “rezone”)

The project involves a County-Initiated Zone Amendment to re-zone nine (9) parcels identified by the
Board of Supervisors as current priorities to bring each parcel’s zoning into consistency with the General
Plan. The properties identified as APN’s 015-110-005; 015-033-003; 015-080-006; 015-080-014; 015090-001; 008-200-008; 003-122-012; 002-160-072; and 004-270-006 are located in various areas of
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unincorporated Sierra County within the communities of Downieville, Sierraville, Alleghany, and
Bassetts.
3. Setting & Background
The last countywide zoning map was adopted by the Sierra County Board of Supervisors on June 5, 1973.
Since that time there have been a number of parcel-by-parcel zone changes, but no significant regional
or countywide rezonings.
In 1996 the County adopted an updated General Plan, including countywide and community-level land
use designations. While most of the existing zoning districts and designations remained consistent and
compatible with the new General Plan maps, there were some notable changes—including the need to
create some completely new zones; delete or amend others; and in some cases, significantly change the
designations to reflect new planning priorities (such as the creation or recognition of whole
unincorporated communities that were not previously recognized or addressed in the 1973 zoning plan).
In addition, the General Plan update called for a substantial update or re-write of the 1973 zoning
ordinances in conjunction with any countywide zoning map amendments. This “new Zoning Code”
effort was begun in the late 1990’s, but for various reasons it was not completed and funding ran out.
As you know, a new effort to complete the new Zoning Code (and concurrently update the General Plan)
has been underway for the last several years. Once that project is complete, the Planning Department
hopes to be able to revisit the countywide zoning map and recommend zone changes wherever
necessary to finally bring every parcel’s zoning district into conformance and consistency with the
underlying General Plan land use designation.
In the meantime, from time to time, it is discovered that a particular parcel’s original 1973 zoning is so
inconsistent with the current General Plan designation (and sometimes the overlying historical land use
itself) that it renders the property ‘non-conforming’ and may complicate attempts to secure permits or
expand the existing uses. In some cases, the long-standing and well established historical use of the
property is plainly at odds with the 1973 zoning, and it remains clear that there was (and is) no intention
of rendering the current use as ‘non-conforming’ and reverting the use of the property to its current
zoning designation—for example: federal, State, and local government facilities that have existed for
many decades in the same location, that are zoned “R1-Residential One Family District.” Rezoning these
properties, however, is usually a matter of priorities for the County. If no one complains and it doesn’t
seem to have much effect on the property owners and their ability to use and improve their land—it
simply becomes a low priority to “fix” them.
What precipitated the current action was the recent sale of a piece of property in Downieville. The new
owners, who desired to build a house on the 1.78 acre parcel, were informed that although it is indeed
within the Downieville “community core” and designated in the General Plan as “Rural Residential ½-1,”
unfortunately it was still zoned General Forest (GF) District (reflecting its 1973 designation prior to the
General Plan update), and that zone requires 60’ yard setbacks and precludes second dwelling units—
both of which posed hardships on the new owners. They petitioned the Board of Supervisors to rezone
their parcel for them, to a “Residential” zone consistent with the General Plan, and the Board agreed (cf,
Resolution No. 2018-104, attached in Appendix D). Shortly thereafter, the owner of a duplex in
Sierraville contacted the Planning Department and explained that the prospective buyers of his property
were hoping to convert the duplex to a mixed-occupancy building with a commercial business
downstairs and maintain the residence upstairs; but although the General Plan designation for the
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parcel (CC—Community Commercial) would allow this mixed occupancy, the (1973) inconsistent zoning
(R1-Residential) would not. He, too, petitioned the Board of Supervisors for a county-initiated rezone to
bring the parcel’s zoning into conformance with the General Plan designation. Coincident with this, the
Planning Department began getting a number of inquiries from prospective buyers of the Bassetts
Station property that was for sale, and although the various inquiries about expanding the current
commercial uses would normally have been permitted based on the General Plan designation (“Visitor
Commercial”), it was discovered that the zoning was still (inconsistently) General Forest (GF) which
could thwart such plans—or at least render it more costly and complicated to accomplish. Clearly, this
property, too, should be rezoned consistent with the General Plan to preserve this long-standing
historical (and popular) use. Sensing an opportunity here, the Planning Department brought the
Sierraville owner’s petition to the Board along with the Bassetts situation—and several other examples
of “grossly” inconsistent zoning on publicly-owned parcels, where the General Plan had designated each
appropriately as “Public Service” but the zoning was either “Residential” or “Commercial.”
In total, nine (9) parcels in four communities were identified as current priorities for a county-initiated
zoning amendment, to bring each into conformance with the General Plan (cf, Resolutions 2018-104,
2018-115 in Appendices D & F, respectively). Many other such zoning “inconsistencies” still exist
countywide, but generally these inconsistencies do not result in a substantial effect on the rights and
abilities of the property owners to use and develop their properties.
A summary of the nine (9) parcels proposed for rezoning follows in Table 1. Maps identifying each
parcel may be found in the appendices.

Table 1 – Parcels to be rezoned
Parcel

Community (Ownership & Use)

General
Plan

Current  Proposed

1)

002-160-072

Downieville (Anderson & Tuncer; private residence)

RR

GF  R1

2)

003-122-012

Downieville (Sierra County courthouse complex)

PS

CC  PS

3)

004-270-006

Alleghany (Sierra County road maintenance shop)

PS

R1  PS

4)

008-200-008

Bassetts (Williams; commercial motel/store/gas)

VC

GF  CR

5)

015-033-003

Sierraville (Sierra County road maintenance shop)

PS

R1  PS

6)

015-080-006

Sierraville (SPJUSD former elem. school; comm. ctr.)

PS

R1  PS

7)

015-080-014

Sierraville (State of Calif. CalTrans maint. yard)

PS

R1  PS

8)

015-090-001

Sierraville (USFS district ranger station)

PS

R1  PS

(Assessor’s Parcel No.)

9)

Zoning*

015-110-005
Sierraville (de Korsak [fmr: Wentling]; comm./resid.)
CC
R1  CC
*Key: General Plan Land Use Designations: RR = “Rural Residential”; PS = “Public Service”; VC = “Visitor
Commercial”; CC = “Community Commercial” Zoning: GF = “General Forest District”; R1 = “Residential One
Family District”; CC = “Community Commercial District”; PS = “Public Service District”; CR = “Commercial
Residential District”
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4. Findings
4.1 General Plan Consistency
Finding: The proposed rezones are consistent with the land use designations, goals and policies of
the Sierra County General Plan.
Evidence:
1. Each of the proposed zoning amendments is consistent with the respective underlying
General Plan land use designation. Only one (1) parcel (APN 008-200-008; Bassetts) has a
land use designation (Visitor Commercial [VC]) which lacks an implementing zoning district
in the Zoning Code. The closest match to the goals and policies of the VC designation (ref.,
General Plan policy 1-8; pg. 1-64) is Commercial Residential District, codified in Sierra
County Code Section 15.12.110.
2. Historical use of each property is consistent with the proposed zoning and current General
Plan land use designations.
3. Continued and proposed uses of the properties is anticipated to remain consistent with the
respective proposed zoning and current General Plan land use designations, and associated
policies and ordinances.
4.2 California Environmental Quality Act (CEQA)
Finding: The proposal will not have a significant adverse effect on the environment and is statutorily
exempt from CEQA.
Evidence:
1. This project is eligible for a Statutory Exemption from the California Environmental Quality
Act (CEQA), under Public Resources Code Section 21083.3: re-zoning consistent with a
General Plan for which an EIR has already been certified and adopted.
2. The county-initiated project is for a re-zone to bring the zoning of nine (9) parcels into
consistency with the County General Plan land use designation. The General Plan EIR
anticipated the kinds of uses already occurring and/or proposed on each property at the
time it was written and adopted in 1996.
3. The proposed project consists merely of zone changes consistent with existing and historical
uses and General Plan designations that have been in place for over twenty (20) years, and
represents a “clean up” of inconsistent zoning designations, as required by State law.
4. The EIR adopted in conjunction with the General Plan policies regulating uses, development
and allowable accessory uses in the Rural Residential, Visitor Commercial, Community
Commercial, and Public Service land use designations will be relied upon and those
provisions, policies, and mitigation measures implemented in the Zoning Code, as amended,
shall be enforced at the time of development permit application or other proposed uses.
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5. The project was routed to commenting agencies between January 4, 2019 and January 18,
2019. There were no responses received containing comments of environmental concern
warranting further investigation, or excepting the project from the statutory exemption, or
requiring the preparation of an Initial Study.
6. On the basis of the exemption, comments received, and the whole record, there is no
substantial evidence that the project may have a significant detrimental effect on the
environment.
5. Staff Recommendations
Staff recommends that the Planning Commission take the following actions:
A.

Find that this project is statutorily exempt under CEQA, and transmit such finding to the
Board of Supervisors.

B.

Adopt a resolution recommending to the Board of Supervisors that it approve the
proposed zoning amendments and adopt an ordinance effecting this action, pursuant to
GC §65853 – 65857 and Sierra County Code §15.32et.seq. (Note: draft Resolution
reflecting the above findings and recommendation will be provided separately.)

6. Summary
Planning staff has processed the requested zoning amendments, at the direction of the Board of
Supervisors (Resolution nos. 2018-104 and 2018-115). The project has been analyzed for compliance
with the policies and goals of the Sierra County General Plan, the Zoning Code, the California
Environmental Quality Act, and relevant state statutes and local ordinances. The project as proposed
will be compatible with the surrounding land uses and will not have a significant effect on the
environment. Staff recommends that the Planning Commission recommend approval as proposed, and
transmit such recommendation in writing to the Board of Supervisors no later than April 10, 2019 (90
days from the publication of the notice of this hearing; ref. GC §65857, SCC §15.32.040).
7. Recommended Motion
Should the Planning Commission agree with staff’s recommendation, the following motion is suggested:

“I move that the Planning Commission find that the project is statutorily
exempt under CEQA; and adopt a resolution recommending to the Board
of Supervisors that they approve the proposed zoning amendments and
adopt the findings as contained in Staff Recommendation no. 1199.”
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8. Attachments
Appendix A –

General Plan Maps (annotated to show each parcel; 4 pp.)

Appendix B –

Early Consultation / Commenting Agencies Routing Sheet (1 pg.)

Appendix C –

Anderson petition letter to the Board of Supervisors, dated 8/22/2018

Appendix D –

BOS Resolution of Intent (Res. No. 2018-104)

Appendix E –

Wentling petition letter to the Board of Supervisors, dated 9/12/2018

Appendix F –

BOS Resolution of Intent (Res. No. 2018-115)
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APN 004-270-006
County Road Shop
R1 --> PS rezone

Appendix A

APN 008-200-008
Bassetts Station
GF --> CR rezone

Appendix A

APN 002-160-072
Anderson residence
GF --> R1 rezone

APN 003-122-012
County Courthouse Complex
CC --> PS rezone

Appendix A

APN 015-033-003
County Road Shop
R1 --> PS rezone
APN 015-080-014
Cal Trans Yard
R1 --> PS rezone

APN 015-080-006
fmr. Elem. School
R1 --> PS rezone

APN 015-090-001
USFS Ranger Station
R1 --> PS rezone

APN 015-110-005
Wentling/de Korsack
commercial building
R1 --> CC rezone

Appendix A

SIERRA COUNTY
Department of Planning and Building Inspection
Post Office Box 530
Downieville, California 95936

Tel (530) 289-3251
Fax (530) 289-2828

Early Consultation / Project Review Routing Sheet

Date: January 4, 2019
To:
Commenting Agencies
County Departments

State Departments

County Assessor
County Treasurer-Tax Collector
County Counsel
County Sheriff
County Environmental Health Department
County Surveyor-Engineer
County Supervisor
County Public Works Department
County Fire Safe & Watershed Council
County Fish and Game Commission
County Historical Society

Dept. of Fish & Wildlife—Regional Office
Dept. of Fish & Wildlife—Local Warden
Dept. of Fish & Wildlife—Area Biologist
State Reg. Water Quality Control Board—
Lahontan Region
State Reg. Water Quality Control Board—
Central Valley Region
California Public Utility Commission
State Department of Forestry & Fire
Protection (CalFire)
Air Resources Board
Department of Health Services
Housing & Community Development
Department of Conservation
Energy Commission
Department of Water Resources
CalTrans-District Office-Planning & Project
Review
CalTrans-District 3; DV and SV Yards
Native American Heritage Commission
State Office of Planning and Research
State Water Board-Division of Drinking Water
Other:__________________________________

Federal Departments
USFS—Forest Supervisor Office:
______________________ National Forest
USFS Yuba River, SV District Ranger Offices
BLM—Regional Office:_________District
US Army Corps of Engineers
FEMA—NFIP - Region IX

AB 52 Tribes

Washoe Tribe of Nevada & California
T’Si-akim Maidu
Greenville Rancheria of Maidu Indians
United Auburn Indian Comm. /Auburn Rancheria

Other Agencies

Sierra-Plumas Joint Unified School District
City of Loyalton
Sierra Brooks Homeowners Association
Northern Sierra Air Quality Management
Sierra Valley Resource Conservation
Nevada County Resource Conservation
Sierra Economic Development District
Public Utility/Water/Waterworks
District:DPUD,SPUD
Fire Protection Districts: SCFPD1, DVFPD, SCFPD,
Pliocene CSD
Hospital or Health Care District:__________
Sierra Valley Groundwater Management**
Long Valley Groundwater Management
Contiguous County Planning Department:
__Washoe County_________
Liberty Utilities
Pacific Gas & Electric Company
Plumas Sierra Rural Electric Cooperative
SBC/ATT-Serving Phone Communications
Private or Public Water Company:
_______________________________________
NE Center of CA Historical Resources Information
System
Other:_________________________________

Project Description
This project is being sent to your agency for early review and comment. The purpose of this “early consultation/routing” is to identify any
unforeseen issues or reasons why the project should not be “exempt” from CEQA, and/or to solicit review comments and recommended
conditions of approval.

Application Number:
Application Title:
Assessor’s Parcel Number(s):
Property Address/Location:
Project Description:

1661
County-Initiated Zone Amendment(s)
015-110-005; 015-033-003; 015-080-006; 015-080-014; 015-090-001; 008-200-008; 003-122-012;
002-160-072; 004-270-006
(various): unincorporated Sierra County, CA--See Attached Maps
The project involves a County-Initiated Zone Amendment to re-zone nine (9) parcels
identified by the Board of Supervisors as current priorities for “clean-ups,” to bring each
parcel’s zoning into consistency with the 2012 General Plan. See attached maps for
details.
Planning staff’s preliminary environmental assessment: statutorily exempt under CEQA, PRC
Section 21083.3(e) [rezoning consistent with GP for which an EIR was already certified]

Comments and Conditions

● Please send your comments and recommended conditions to us by January 18, 2019. If we do not receive a response by
this date, we will presume that your agency has “no comment.” If you require additional time for review, please contact
me at: (530) 289-3251 or bpangman@sierracounty.ca.gov.
Sincerely,
Brandon Pangman
Assistant Planning Director

Comments are:

Attached

No comment

Appendix B

_________________________________________
Signature, date

________________________________________
Print Name and Title
_________________________________________
Print Agency

Mike Anderson
Ayshe Tuncer
PO Box 124
Aptos, CA 95001

83L-464-\428

Board ofSupervisors
Chairman Scott Schlefstein
c/o Director Tim Beals
PO Box 530
Downieville, CA 95936

August 22,?,0L8
Chairman Scott Schlefstein,

We recentlypurchased a property in Downieville located at 108 Lavezzola Rd.,
parcel #002160072.We are requesting a County-Initiated Zone Change to match the
General Plan SCC L5.32.020. The property is currently zoned as General Forest and
we would like to have the zoning changed to R-1. As you can see on the map, the
property is within the Community Core, and the current zoning does not match.

Sincerely,

fr/'/fu

cl_

Mike Anderson &Ayshe Tuncer

Appendix C

GeleIeLPlan Ame n drn_e!ts

inll --> R-10
i27.7 ac Canet\

Res. 08-071: R-2o/Comm

r-

1

Comm Core

I

I

e

L-+z.;co;m l;T J

R-1c,

cm;

cme (2ooa)

-

tc3

t\
rL

l-.avezzo\

ie<

HUa AtULru-aJUtt'rtilpf*ri^t
ta4toutLct

*
ta
a
..
I
'
!

cc
vc
?S
AK
os
f
llll;
.m

Effil rrr+c rretuc

I
I
--t
t600

\1...,,r,,,-?n"'....-,_.,,

!
I

I

.\:i

l

-:i/'

.y'''"'"

I
I

I
I

I

I
t

i

..r

.'"tr'

I

l

!i

ii

Appendix C

,r')'
;

,/.,

' (,rr

r&Mr(!.rT5EExOtC9)
EUXALf,E6,DENfT^L(a+iEo&4

coMt{LsllrYcnxlrEtcr/[
vrlilr(xc()laa{tirclal.
.fLaUCtESYlCl
f,ECTEAT'OCI

olEtstaaf
roB&51

cotrtls,rlcos[

C@tnautlrrl,lfi.Irf!(I

?14r.{€9pEvfl.4fLr€{

co..Btoot

I

,^

Appendix D

September 12, 2018
Brandon Pangman
Assistant Director of Planning
Downieville, CA
Daniel Wentling
PO Box 251
Sierraville, CA
530-414-8100
Dear Brandon,
This is a follow up letter per our conversation on September 7,
2018, concerning 540 Lincoln St. in Sierraville (APN 015-110005-0). As we discussed, this property is zoned R1 at this time,
but the general plan has it zoned community commercial. We are
asking that the planning dept./county facilitate this change with the
Board of Supervisors, as it is in escrow now, and not knowing the
amount of time it will take to make these changes on the counties
end, the new owners may be following up with you in the near
future. I had a quick conversation with Time Beals on 9/11/18,
concerning this matter, and he agreed with our conversation and
that there could be other properties to be taken care of, at the same
time.
Let me know if you have any questions.
Thank you for your time.
Daniel Wentling
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January 24, 2019
Project:
Staff Rec. No.:
PD File No.
Planner:

EXHIBIT 1

Berry/Virtue VTM 4-year Extension
1200
1511
Brandon Pangman

1. Project Summary
Request for 4-year extension on the life of a Vesting Tentative Map for the “Berry/Virtue Subdivision,”
set to expire if the Final Map is not recorded by: February 17, 2019.
2. Background
The Berry/Virtue Subdivision project (Vesting Tentative Map and zone change) was conditionallyapproved by the Board of Supervisors (on recommendation to approve by the Planning Commission)
on February 17, 2009.
Various statutory changes to the Subdivision Map Act by the state legislature automatically extended
the initial life of the vesting tentative map out to 2017, and allowed (in this case) another six (6) years
of potential extensions beyond that. The applicant was granted a two (2) year extension by the
Planning Commission on December 29, 2016—which is currently set to expire on February 17, 2019.
The applicant’s attorney has timely requested another extension on the life of the Vesting Tentative
Map (VTM), for the maximum allowable period of four (4) more years (to February 17, 2023). If
approved, no further extensions would be allowed if the Final Map is not recorded by this date.
The applicant has submitted draft documents for County review as a prerequisite to getting the Final
Map approved and recorded—including: a draft Final Map with surveyor’s closure calcs.; updated
Title Report; draft CC&Rs and road maintenance agreement; draft easement deeds; and at least
seven (7) revisions of proposed Improvement Plans detailing road, drainage, and fire suppression
water system improvements. The latter issue especially has created some complications and resulted
in a number of different approaches, and remains unfinished to date. More time is needed to
complete the process of finalizing all the necessary improvement plans and related documents, prior
to recordation of the subdivision map.
3. Staff Recommendation
Staff recommends that the Planning Commission approve the request for a four-year extension on
the life of the VTM—to February 17, 2023.
4. Enclosures:
•

September 7, 2018 E-mail requesting extension

•

Conditionally-approved Vesting Tentative Map

•

Conditions of Approval checklist, reflecting current expiration date [3 pp.]

From:
To:
Cc:
Subject:
Date:

Brandon Pangman
Greg Gatto
Randy Virtue; Kathy Whitlow; Tim Beals
RE: Project Meeting
Friday, September 7, 2018 2:03:29 PM

Greg,
That e-mail is sufficient. We will put the extension request on the next Planning Commission agenda
(probably October).
Take care,
Brandon Pangman
Assistant Director
Sierra County Planning Department
(530) 289-3251
bpangman@sierracounty.ca.gov

From: Greg Gatto [mailto:greg@sierralanduselaw.com]
Sent: Friday, September 07, 2018 1:57 PM
To: Brandon Pangman
Cc: Randy Virtue
Subject: RE: Project Meeting

Brandon, we’d like to request a four (4) year extension of the Berry-Virtue Vesting Tentative
Map (File No. 1511) pursuant to Gov. Code §§ 66452.6(e) & 66498.1(c). Please let me know
whether the request by email suffices, or if you need something more formal.
We are working on responding to the last round of comments on the improvement plans, and
hope to be able to schedule a meeting to discuss soon.
Thanks,
Greg
From: Brandon Pangman <bpangman@sierracounty.ca.gov>
Sent: Tuesday, August 21, 2018 11:47 AM
To: randy@virtuemasonry.com
Cc: Greg Gatto <greg@sierralanduselaw.com>
Subject: RE: Project Meeting
Randy,
I requested availability times from Director Beals….no response yet. (He is in Loyalton today for a
Board of Supervisors meeting.)
Also, I checked on the “life” of your Vesting Tentative Map: it is currently set to expire if not
recorded by 2/17/19. So be sure to request an extension in writing before that date if you need
more time (once it expires you have to start all over again). According to our files, you have up to 4
additional years of potential extensions left.
I will be in touch when I have some dates from Tim Beals.
Brandon Pangman
Assistant Director
Sierra County Planning Department
(530) 289-3251
bpangman@sierracounty.ca.gov

From: randy@virtuemasonry.com [mailto:randy@virtuemasonry.com]
Sent: Tuesday, August 21, 2018 11:08 AM
To: Brandon Pangman <bpangman@sierracounty.ca.gov>
Cc: Greg Gatto <greg@sierralanduselaw.com>

Subject: Project Meeting

Hello Brandon
Good talking with you yesterday. As discussed please give me some dates to work with. I
will have Greg Gatto, Dave Long from Lincoln & Long, and Steve Alfred there. If anyone else
would be helpful let me know. I'm looking forward to this meeting so that we can all come
together and finally complete our project. We want to start and finish the on-site
improvements as soon as weather conditions allow in 2019.
Thanks

Randy Virtue

Virtue Masonry, Inc.
8104 Peerless Ave.
Orangevale, Ca 95662
Ph: (916)988-3100 Cell: (916)712-1053

Sierra County Planning Department

Conditions of Approval
Planning Director Certification
PD FILE No.:
APPLICANT:
PROJECT:
APPROVED:
EXPIRES:
EXTENDED:

Condition
Satisfied?

1511
Randy & Anna Berry Virtue, et al
Berry Virtue Subdivision - ZA & VTM
Feb. 17, 2009
Admin.
Feb. 17, 2017
Feb. 17, 2019

P.C.

Conditions
1. The development approved by this action is a zone
amendment and a vesting tentative map as represented in
Planning Staff Rec. no. 1088, and the final map shall be
in substantial conformance with the approved vesting
tentative map (VTM). Vesting of development rights
shall be in substantial compliance with the ordinances,
policies, and standards in effect at the time the
application for approval of the VTM was deemed
complete by the County—to wit: February 3, 2008. The
approval of the proposed project is conditioned upon
compliance with all conditions of approval, including all
mitigation measures of the mitigated negative declaration
(as amended and adopted by the Board of Supervisors),
and the landowners (applicants) shall be responsible for
providing evidence to the Planning Department that all
project conditions have been satisfied. The final map
shall not be recorded until all conditions have been met.
2.

The zone amendment shall be amending County
Ordinance 1003 (affecting Ord. 932) and the amendment
shall be confined to allowing an increase in density of
two residential building sites (from two to four) on Lot 2
of the Amodei Ranch Subdivision as shown in 11-M.S.18; all other terms of County Ordinances 932 and 1003

B.o.S.

Comments
O.K. – standard
condition

O.K.

Sierra County Planning Department
1511-Berry Virtue Subdivision COAs

shall remain in full force and effect.
3. The applicant shall be responsible for payment of all fees
and costs associated with the approval of the project as
follows:
a. The required Department of Fish and Game filing fee
shall be provided to the County Planning Department
within five (5) days of approval of the project by the
Board of Supervisors; and,
b. The balance, if any, of actual County costs as
represented in a final accounting statement shall be
paid in full prior to the recording of the final map
c. All requirements of the County Treasurer-Tax
Collector including the payment of required taxes and
any liens affecting the property as is required by the
Subdivision Map Act and County Ordinance prior to
recordation of the final map.
4. All mitigation measures adopted by the County in
conjunction with this project are hereby incorporated and
made conditions of approval. Where discrepancies exist,
if any, the conditions of approval shall supersede.
5. Easements shall be required (and where separately
recorded, clearly referenced) and shown on the final map
for all of the following:
a. For the existing cul-de-sac on Dante Road affecting
proposed lots #1 and #4;
b. For the proposed extension of Dante Road to the
southeast and the new cul-de-sac rights-of-way, as
necessary, to ensure legal access to all proposed
parcels;
c. For drainage;
d. For underground public utilities;
e. A “snow storage easement” shall also be required for
the new and existing cul-de-sacs;
f. A “fire water easement” for installation and
maintenance of tank and distribution facilities shall
be required near the turn-around (cf, COA#6c,
below). The fire protection system easement/s shall
be granted to the Homeowners’ Association in
accordance with the Subdivision Map Act (GC
§66349[c]).
g. Existing easements of record affected by this project,
if any, shall be modified; and all existing easements
of record affecting the 23.51acre parcel shall be
shown and referenced on the final map.

Sufficient funds on
deposit; paid.
TBD prior to recordation
of Final Map

See MMRP
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6. Subdivision improvements shall be required as
follows:
a. Dante Road is a private road and the road and cul-desac shall be extended as represented on the vesting
tentative map to provide sufficient access and
subdivision improvements to proposed parcels. The
improvement standard for the extension of the road
and cul-de-sac shall be consistent with the
improvement standards for Dante Road currently in
existence for the previous subdivision, at a minimum,
plus satisfaction of any CalFire requirements
pursuant to PRC 4290. (The previous subdivision
improvement plans for the existing alignment of
Dante Road are on file with the County Planning
Department.)
b. Improvement Plans shall include: drainage
calculations to account for the relocated “dry ditch”;
the new cul-de-sac access; and extending the existing
Dante Road drainage, underground utility, and road
improvements.
c. A single, 10,000 gallon capacity self-filling water
storage tank for fire suppression use shall be
installed, including all pipelines and appurtenances,
and these facilities shall be placed underground
within easements for such purpose. The location of
the tank shall either be within the Dante Road right of
way (near the cul de sac) or within additional right of
way that will be contiguous to Dante Road and in a
location approved by CalFire and Sierra County Fire
Protection District. All fixtures and plumbing shall
meet the requirements of both agencies.
Alternatively, if the owners/subdividers wish to
consider other means of providing equal or better
water supply to the proposed parcels than a single
10,000 gal. tank, the following fire hazard mitigation
may be substituted: NFPA (National Fire Protection
Association) Section 1142 entitled “Standard on
Water Supplies for Suburban and Rural Fire
Fighting-2001 Edition” provides alternative measures
to provide water supplies on-site and how delivered.
Subdivider shall submit improvement plans with a
fire suppression system design consistent with NFPA
1142 guidelines, prepared by a California-licensed
engineer, and either install such improvements in
accordance with the County-approved design, or
bond for such improvements and install same within
twelve months from the date of recording the Final
Map, subject to any extensions granted by the
Department of Public Works, consistent with the
County Code and as authorized by law. Associated
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tank/s and pipelines shall be placed underground to
avoid freezing conditions and shall, at a minimum,
contain the same requirements as required above for
the required tank and distribution facilities.
Easements necessary to accommodate fire
suppression facilities and provide for their long-run
maintenance shall be granted and shown on the Final
Map. CC&Rs shall include provisions for an
agreement between the property owners/
homeowners to maintain the fire suppression water
system in good working order in perpetuity.
d. The improvements required herein shall either be
constructed in accordance with approved plans prior
to recordation of the final map or the improvements
shall be bonded and secured with approved security
and a subdivision improvement agreement requiring
the improvements to be constructed within twelve
(12) months of recording of the final map. No
construction is to commence until full improvement
plans, prepared by an engineer licensed in the State
of California, have been reviewed and approved by
the County Engineer and Planning Department.
Improvement plan content, improvement security,
improvement security release, inspection of
improvements, and acceptance of improvements shall
be required as stated in the Sierra County Code
related to subdivisions (Part 23).
7. Private Conditions, Covenants, and Restrictions shall be
prepared and shall run with the land which contain, at
minimum, the content of the mitigation measures
designated within the adopted mitigated negative
declaration and the following:
a. A homeowners maintenance agreement shall be
required to be in place and executed for maintenance
and operation of the fire protection system and
facilities.
b. Any existing road maintenance agreement affecting
Dante Road shall be amended to include the
additional parcels being added to the use of the road
c. All information required to be placed on the AIM (to
provide duplication and additional assurance that
future owners will have full disclosure of property
restrictions).
d. A requirement that during any construction activity,
in the event any paleontological or cultural artifacts,
or unusual amounts of bone, stone, or shell are
uncovered, all construction activity shall immediately
stop and the planning department shall receive
immediate notification. Activity shall cease until a
qualified archeologist is consulted for proper
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evaluation and protocols for proper treatment of the
resource are implemented.
Notification that the 9.5 acre remainder piece has
been restricted under a conservation agreement and
that it is to remain open space and free from future
development, consistent with County ordinance no.
932, as amended.

8. The applicant shall provide an additional information map
(“AIM”) to be recorded simultaneously with the final
map defining the parameters for development of the
property and the information identified below shall be
provided on the AIM and shall be binding on the use and
development of the property:
a. All mitigation measures as identified in the approved
mitigated negative declaration (as amended) and
mitigation monitoring plan
b. Exclusion areas and all areas of avoidance as
required in the mitigated negative declaration
(cultural sites, wetlands, biological areas of
importance).
c. Statement that the development of the property shall
meet minimum requirements of CalFire per PRC
Section 4290 and all compliance shall be satisfied as
part of any building permit issued for the properties.
d. A statement identifying that the maximum residential
density allowed shall be one residence per parcel and
all other terms of County Ordinance 932 shall be in
full force and effect for the project.
e. A statement that any residence, appurtenant structure,
or other utility service shall be served by
underground facilities.
f. Delineation of the location and dimensions of the
area that is suitable for sewage disposal based upon
the location of the testing done. (The sewage
disposal area identified must be at least large enough
to accommodate a typical 3-bedroom residence and
100% repair area, per comments by the Sierra County
Health Dept., memo dated Dec. 5, 2008; ref.
Appendix C-9 to staff rec. 1088).
g. A statement that outdoor lighting fixtures shall be
designed and placed on any structure so as to prevent
the escape of light above the horizontal plane of the
light fixture; flood lighting of the site is prohibited.
h. A statement that physical situs address identification
shall be required and installed having three (3) inch
high, reflective numerals/letters on a background
with a contrasting color and mounted on a post within
easy identification of the main access to the
individual parcels.
i. A statement that the designated 9.5 acre Remainder is
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to remain open space and free from future
development, consistent with County ordinance no.
932, as amended.
9.

The applicant shall have the “dry ditch” as shown on the
tentative map reviewed by the Sierra Valley Watermaster
(DWR) prior to any disturbance and shall provide written
evidence from the watermaster that he or she considers
the ditch abandoned and acknowledges that there is no
use or right associated with the ditch for any irrigation
purpose. (The watermaster was consulted and received a
copy of the mitigated negative declaration and has
offered no comment; ref. Appendix C-2 to staff rec.
1088.) If it is determined that the ditch is functional or
can be made functional by any water right holder as
determined by the watermaster, then permission from the
right holder to relocate the ditch shall be obtained in
writing with copy provided to the Planning Department;
and the areas within 100 feet on both sides of the ditch
(whether relocated or not) shall then be maintained as
open space and be prohibited from the construction of
any buildings or structures; this condition, if applicable,
shall be shown on the additional information map (AIM).

Watermaster letter
dated 4/7/09 received
on 12/7/10: “OK”

PLANNING DIRECTOR’S CERTIFICATION
The Sierra County Planning Director or his designee hereby certifies that all conditions
placed on the approved project identified above have been satisfactorily complied with.

_________________________________
Sierra County Planning Director
Or Designee (include official Title)

_______________
Date

