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APPLICANT: Nevada County HEARING DATE: March 23, 2017 

OWNER: United States Forest Service FILE NO: PLN16-0084; GPA16-0001; 
RZN16-0001; EIS16-0003      

PROJECT DESCRIPTION: GENERAL PLAN LAND USE MAP AMENDMENTS 
(GPA16-0001), ZONING DISTRICT MAP AMENDMENTS (RZN16-0001) and 
ADOPTION of the NEGATIVE DECLARATION (EIS16-0003) for the USFS 
GPA/REZONE PROJECT (PLN16-0084). Recommendation to the Board of Supervisors for 
General Plan Land Use Map amendments (GPA) and Zoning District Map amendments 
(Rezone), changing the County’s primary land use designation of 19 specific Tahoe National 
Forest parcels, 18 of which are currently zoned for General Agriculture (AG), and one parcel is 
currently zoned Residential Agriculture (RA) uses. The proposed GPA/Rezone project would re-
designate and rezone all 19 parcels, totaling approximately 1,791 acres, to the County’s Forest 
land use designation. The project is a GPA/Rezone legislative action only and does not include 
any additional development or disturbance.   

LOCATION: 19 parcels, totaling approximately 1,791 acres, organized into six different sites 
due to their various locations in the Tahoe National Forest and unincorporated Nevada County 
(see Figure 1, below). 
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ASSESSOR’S PARCEL NUMBERS: 60-010-01, 60-020-01, 60-030-02, 60-030-04,   
60-330-01 , 60-330 02, 60-330-13, 34-110-04, 34-110-05, 34-120-04, 34-120-05, 34-120-06,
34-360-27, 38-050-02, 64-050-06, 17-020-18, 17-020-19, 48-080-84 and 49-330-08.

PROJECT PLANNER:   Patrick Dobbs, Senior Planner 

ATTACHMENTS: 
1. Draft Board Resolution: Initial Study/Proposed Negative Declaration (EIS16-0003)
2. Draft Board Resolution: General Plan Land Use Map Amendments (GPA16-0001)
3. Draft Ordinance: Zoning District Map Amendments (RZN16-0001)
4. Letters from Trout Unlimited and Truckee River Watershed Council
5. Letter from Tom Quinn, former Tahoe National Forest Supervisor
6. Zoning, Vicinity and Public Notice Maps

RECOMMENDATION: 
I. Environmental Action: Recommend the Board of Supervisors adopt the attached Resolution

(EIS16-0003) approving a Negative Declaration for the USFS GPA/Rezone project, pursuant
to Section 15074 of the California Environmental Quality Act Guidelines based on the
findings contained in the Resolution (Attachment 1).

II. Project Actions:
1. General Plan Land Use Amendments: Recommend the Board of Supervisors adopt the

attached Resolution (GPA16-0001) for the General Plan amendments to change the land
use designation of 19 Tahoe National Forest parcels based on the findings contained in
the Resolution (Attachment 2).

2. Zoning District Amendments: Recommend the Board of Supervisors adopt the attached
Ordinance (RZN16-0001) amending Zoning District Maps (ZDM) #23, #36, #64, #75,
#76, #94, #129, #138 and #139 to rezone 19 Tahoe National Forest parcels to correspond
with the amended General Plan land use designations of those parcels, based on the
findings contained with the Ordinance (Attachment 3).

BACKGROUND: 
In 2014, the Nevada County Planning Department received letters from the conservation groups 
Trout Unlimited and the Truckee River Watershed Council (Attachment 4), recommending the 
land use designation for a specific parcel in eastern County (APN 48-080-84, labeled as Site #5 
for this project) be changed from its current zoning of General Agriculture-10 acre min. parcel 
size (AG-10), to Open Space (OS) zoning. The property is a USFS owned 277 acre parcel below 
the Prosser Reservoir Dam, through which Prosser Creek flows to the Truckee River. This 
stretch of Prosser Creek is important because it is one of the few tributaries to the Truckee River 
that provides significant spawning and rearing habitat for trout. This is a waterway that draws 
anglers from across California and Nevada. It is valued highly by those who fish it and by those 
concerned with the ecological health of the Truckee River.  

Because the Prosser Creek parcel (APN 48-080-84) is managed by the USFS, District V 
Supervisor, Richard Anderson, asked Mr. Tom Quinn (former Tahoe National Forest Supervisor) 
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for his support in changing the inconsistent General Plan land use designation and zoning of the 
Prosser Creek parcel. In July, 2015, Mr. Quinn wrote Supervisor Anderson (Attachment 5) in 
support on amending the County’s land use designation for the Prosser Creek parcel, but he also 
expanded his request for removal of General Plan/zoning inconsistencies to other Forest Service 
parcels in the County, stating the “Open Space” land use designation best matches the USFS 
management of National Forest System lands within the Tahoe National Forest.  

About that same time in 2015 the Planning Department was working on an unrelated project to 
analyze the distribution and appropriateness of the County’s Business Park (BP) land use, and 
the Planning Department was considering folding the rezoning of the Prosser Creek parcel into 
the BP project because it also included proposed zoning amendments, and County General Plans 
can only be amended up to four times each calendar year. At the Planning Commission’s public 
meeting on July, 23, 2015, staff asked for direction from the Commission as to whether the 
rezoning of the Prosser Creek parcel should be included with the Business Park analysis project. 
The Planning Commission supported analyzing and possibly recommending changes to the  land 
use designation and zoning of the Prosser Creek parcel, however, the Commission saw no real 
nexus between the Prosser Creek parcel rezone and the BP analysis and recommended that staff 
consider the Prosser Creek parcel rezone as a stand-alone project in the future.  

Prior to the annual Board of Supervisors priority project setting workshop for 2016, District V 
Supervisor, Richard Anderson, asked Planning staff to look at the current zoning of all USFS 
owned property in the unincorporated areas of Nevada County and to coordinate with the USFS 
to ensure the County land use designations conform to the Forest Service’s stated preference for 
“Open Space” zoning on their parcels. Planning staff met with USFS staff, overlaid County 
zoning districts with Tahoe National Forest Management Areas, and developed two maps (one 
for western County and one for eastern County) that displayed the location and current zoning of 
approximately 20 parcels that seem to meet the general criteria for inconsistency in land use 
designation that Mr. Quinn noted in his letter. At their January, 2016, work program priority 
workshop the Board of Supervisors voted the USFS GPA/Rezone a “Priority B” project and 
directed the Planning Department to work with USFS staff to recommend amendments to the 
County’s zoning, as appropriate, to better align the County’s land use designation of USFS 
parcels with the intended land use and resource management of National Forest lands.  

At a meeting with the USFS in July, 2016, USFS staff suggested that the County consider zoning 
all federally owned National Forest lands to the Forest (FR) zone district because the purpose of 
the FR District is to provide for the protection, production and management of timber and other 
natural resources, as well as recreational uses and open space, which encapsulates the various 
land uses and activities used by the USFS to manage the Tahoe National Forest. However, the 
consequences of changing the County’s zoning of all National Forest lands to the Forest (FR) 
zone district would have broader consequences, including removing Timberland Production 
Zone (TPZ) protections on tens of thousands of acres, all of which was beyond the scope of the 
Board of Supervisors direction that had originally contemplated rezoning a single parcel. Having 
collaborated with the USFS and analyzed the current General Plan land use designation and 
surrounding zoning of their parcels, staff is recommending amending the General Plan land use 
and zoning for 19 parcels that are currently has zoned for General Agriculture (18 parcels) or 
Residential Agriculture (1 parcel) uses, changing the designation and base zoning district for all 
19 parcels to the County’s Forest land use designation.   
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STAFF COMMENT: 
There is no construction activity or new disturbance proposed, and no specific additional 
development or entitlements for a future development project are evaluated with this project. All 
of the project parcels are currently vacant except APN 34-120-04 (Site #2), which is developed 
with the State’s Department of Correction and Rehabilitation, Washington Ridge Conservation 
Camp. 

Jurisdiction: National Forest System lands are not subject to county general plans. Legal 
jurisdiction over federal lands rests solely with the federal government. However, it is clear that 
National Forests have major impacts on the lands around them, on their value and the 
environment. At the same time, National Forests are strongly affected by the uses on adjacent 
and intermingled lands. If, in the future, the USFS were to sell or exchange any of the 19 project 
parcels to non-governmental entities (i.e., private), the County’s zoning would then apply and 
regulate future land use and development of those parcels.   

Land Use: Future use and management of the project parcels is most likely to be forest uses. 
Based on the blanket request for Open Space (OS) zoning from former Forest Supervisor Tom 
Quinn (Attachment 5) Planning staff contacted the USFS in the beginning of 2016 to see if they 
were interested in the County analyzing the zoning pattern of National Forest System lands at 
this time. USFS staff responded with appreciation for the opportunity to coordinate with the 
County, however, because of the varied public uses and management, including administrative 
sites like Ranger Stations and Work Centers, USFS staff suggested that instead of Open Space 
(OS) zoning as previously suggested in Tom Quinn’s letter, the County’s Forest (FR) zoning best 
encompasses the range of protection, production, and management of resources (e.g., open 
space) and activities (e.g., recreation) within the Tahoe National Forest. 

The primary difference between the AG, RA, and FR zone districts is described in the intent and 
purpose of each district. The FR District is intended to protect and manage timber with 
increasing emphasis on recreation, compared to the AG District where agricultural uses are of 
primary importance and all other uses are secondary, or the RA District where both residential 
and agricultural uses are priorities in the district. Aside from the described differences in the in 
the intended purpose of each district, there is little variation between the permissible uses in the 
AG, RA, and FR zones. Some examples where allowed uses deviate amongst districts are Retail 
Plant Nurseries which requires a Use Permit in the AG zone and is not permitted in the other 
zones, or Ski Tow Facilities which are permissible, subject to a Use Permit, in the FR District 
and not allowed in the AG and RA zones. Otherwise most other low-density and low-intensity 
uses are permissible in the AG, RA, and FR zone districts, requiring the same levels of approval 
for the different types of uses. 

Minimum Parcel Size/Development Potential: Large tracts of land are more suitable for forest-
related uses such as timber production and recreation. Accordingly, the Forest land use has larger 
minimum parcel size designations than any other County land use. Minimum parcel sizes affect 
the residential density and subdivision development potential of a property, thus, amending the 
land use and zoning of the project parcels with larger minimum parcel size designations results 
in a reduction of some development potential from what currently exists today.  All of the project 
parcels are adjacent to, or nearby, other existing Forest zoning and, depending on the site, the 
proposed FR zoning minimum parcel size is generally consistent with the surrounding existing 
Forest (FR) zoning minimum parcel sizes, or is proposed to have the minimum parcel size 
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closest to their current General Agricultural (AG) minimum parcel size to preserve some of the 
existing residential density potential.  The maximum potential primary single family dwelling 
allowed under the current General Agricultural (AG) and Residential Agricultural (RA) is 83 
dwelling units.  The total single family dwelling potential in the various proposed Forest (FR) 
minimum parcel size designation is 38 units, a reduction in the potential of 45 residential units.   

General Agricultural (AG), Residential Agricultural (RA) and Forest (FR) zone districts all have 
the same building setbacks. Other site development standards such as maximum impervious 
surface and road frontage are more restrictive in FR zone; one exception is that maximum 
building height in FR is greater than RA. The existing zoning of two of the parcels in Site #2 
includes the Scenic Corridor (SC) Combining District to protect and preserve for public benefit, 
the high scenic quality adjacent to Highway 20, and the SC Combining District protections are 
carried over with the proposed FR-40-SC zoning of those specific parcels. Site #4 includes the 
Planned Development (PD) Combining District which is intended to ensure comprehensive, 
innovative and creative design and flexible site development standards and is not aligned with 
the USFS uses and goals for these properties; therefore, the PD Combining District on Site #4 is 
no longer necessary and is not proposed to be retained with the Forest rezone.   

Coordination with Other Agencies: USFS and Planning staff worked closely to develop the 
proposed land use amendments and discussed other opportunities where overlapping issues 
relating to forest management, such as biomass facilities, that could benefit from coordinated 

planning. Pursuant to General Plan Policy 
1.8.2, the County worked closely with the 
Town of Truckee regarding Sites #4, #5, and 
#6 which are all located within the Town’s 
sphere of influence. Despite LAFCO “pre-
zoning” two of the parcel for the Town’s 
Residential Cluster (10 acres) land use, 
Truckee staff concurred the proposed “less-
intense” land use designations were 
appropriate given the steep topography and/or 
water bodies and Truckee’s interest in these 
parcels is for protection purposes, and not 
future development. 
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ENVIRONMENTAL REVIEW: 
The proposed USFS GPA/Rezone project is group of legislative land use amendments and does 
not propose any specific development projects. Pursuant to CEQA Guidelines, Planning staff 
prepared a draft Initial Study and proposed Negative Declaration which is attached to the draft 
Resolution (Attachment 1), for the Planning Commissions’ consideration and recommendation to 
the Board of Supervisors. The draft Initial Study and proposed Negative Declaration was 
circulated for public comment from February 17 through March 20, 2017. The draft Initial Study 
was posted on the Planning Department website and the Notice of Availability/Notice of Intent 
to adopt a Negative Declaration was sent to several local stakeholder and special interest groups, 
in addition to state agencies including the State Clearinghouse. No comments were received 
regarding the adequacy of the Initial Study.  Since the proposed USFS GPA/Rezone project will 
not result in any physical disturbance, and based on the supporting rationale in the draft initial 
study, staff determined that a Negative Declaration is the appropriate environmental document 
for this project.   

SUMMARY: 
The USFS willingly acknowledges its obligation to coordinate national forest management with 
local governments is as much an agency duty as a political necessity. The USFS GPA/Rezone 
project is a legislative action to change the County’s General Plan land use designation and 
zoning of 19 federally owned parcels to reduce potential land use inconsistencies and better align 
the County’s land use designation of National Forest lands to be consistent with USFS objectives 
and resource management of those public lands, and the surrounding areas. National Forest 
System lands are not subject to county general plans, however should any of the project parcels 
be sold or exchanged to a private entity in the future, the County’s zoning would then regulate 
land use and development of those sites. Because the project is consistent with the General Plan 
and the proposed land use and zoning amendments are appropriate to the character of the USFS 
project parcels and their environs, and there will be no environmental impacts, staff recommends 
that the Planning Commission recommend the Board of Supervisors approve the USFS 
GPA/Rezone project by adopting the Resolutions and Zoning Ordinance described below.  

RECOMMENDATION: 
I. Environmental Action: Recommend the Board of Supervisors adopt the attached Resolution

(EIS16-0003) approving a Negative Declaration for the USFS GPA/Rezone project, pursuant
to Section 15074 of the California Environmental Quality Act Guidelines based on the
findings contained in the Resolution (Attachment 1).

II. Project Actions:
1. General Plan Land Use Amendments: Recommend the Board of Supervisors adopt the

attached Resolution (GPA16-0001) for the General Plan amendments to change the land
use designation of 19 Tahoe National Forest parcels based on the findings contained in
the Resolution (Attachment 2).

2. Zoning District Amendments: Recommend the Board of Supervisors adopt the attached
Ordinance (RZN16-0001) amending Zoning District Maps (ZDM) #23, #36, #64, #75,
#76, #94, #129, #138 and #139 to rezone 19 Tahoe National Forest parcels to correspond
with the amended General Plan land use designations of those parcels, based on the
findings contained with the Ordinance (Attachment 3).
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