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NNEEVVAADDAA  CCOOUUNNTTYY    PPLLAANNNNIINNGG  CCOOMMMMIISSSSIIOONN  

SSTTAAFFFF  RREEPPOORRTT  
 
HEARING DATE:  February 28, 2019 

 

FILE NOs:  PLN18-0023; CUP18-0009; MGT18-0018; MGT18-0019; AAM18-0002; EIS18-0012 

 

APPLICANT / PROPERTY OWNER:  Mardalynne Caldwell 

 

REPRESENTATIVE:  Rob Wood, Millennium Planning & Engineering         

   
 

PROJECT: A combined application for a Conditional Use Permit, a Seasonal and 

Ephemeral Stream Management Plan, an Oak Resources Management Plan, and 

an Amendment to an Approved Tentative Parcel Map.  The Use Permit is to 

allow up to twenty (20) special events per year with up to 125 guests at a 15-

acre parcel that is developed with a single-family residence and an accessory 

dwelling unit.  All event activities would be outdoors only.  The project 

proposes a 350-square-foot restroom facility for event use, and the installation 

of a new septic system.  An Oak Resources Management Plan is proposed to 

allow the leach field for the new restroom facility to be installed near and within 

a landmark oak grove.  A Seasonal and Ephemeral Stream Management Plan is 

proposed to allow disturbance within the setbacks of a seasonal stream, in order 

to widen the existing driveway.  Other proposed improvements include the 

installation of a 10,000-gallon water tank for fire suppression, an ADA 

compliant pathway, a curtain drain, an additional driveway off Cattle Drive, and 

the construction of a gravel parking area with fifty-nine (59) spaces and 

landscaping. Two ADA compliant parking spaces are proposed near the 

accessory dwelling unit and would connect to the pathway.  The Amendment to 

the Approved Tentative Parcel Map (PM16-002) is proposed to expand the area 

of the building envelope to include the proposed 59-space gravel parking area.   

 

 LOCATION: 17860 Cattle Drive in unincorporated Nevada County, California.  Located in 

Penn Valley, just north of State Highway 20. 

 

ASSESSOR'S PARCEL NO: 051-110-004    

 

PROJECT PLANNER: Sadie Caldas, Associate Planner 

  
 
General Plan:  RUR-5 Water: Well 
Region: Rural Sewage: Septic 
Zoning: AG-5 Fire: Penn Valley  
Flood Map:  0608    Zone: X Schools: Penn Valley Union / NJUHS D-3 
ZDM #:  16a Recreation: Western Gateway 
Parcel Size: 15.05 acres Sup. Dist.: Hank Weston, District IV 
Date Filed:  03/08/18 Date Submitted: 3/8/18  Resubmitted: 10/11/18  
Prev. File #(s):   HO89-031; PA12-001; PM16-002; MGT16-015; MGT17-0001 
Farmland:    Farmland of Local Importance / Grazing Land 
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ATTACHMENTS:  

 

1. Recommended Conditions of Approval & Mitigation Monitoring & Reporting Program 

2.    Initial Study/Mitigated Negative Declaration 

3. Vicinity, Zoning & Public Notice Map 

4. Project Site Plan 

5. Amendment to the Approved Map – Building Envelope Exhibit 

6. Landscape Plan 

7. Oak Resources Management Plan 

8. Seasonal and Ephemeral Stream Management Plan  

9. Environmental Noise Assessment  

 

RECOMMENDATION: 

 

I. Environmental Action: Adoption of Mitigated Negative Declaration EIS18-0012 

II. Project Action: Approval of the Oak Resources Management Plan (MGT18-0018)   

III. Project Action: Approval of the Seasonal and Ephemeral Stream Management Plan                                                  

(MGT18-0019) 

IV. Project Action:  Approval of the Amendment to the Tentative Parcel Map (AAM18-0002) 

V. Project Action: Approval of the Conditional Use Permit (CUP18-0009)   

 

BACKGROUND, EXISTING AND SURROUNDING LAND USES: 

 

The project site is located just north of State Highway 20 in Penn Valley.  The parcel is accessed 

off Cattle Drive, which runs parallel with the right-of-way for State Highway 20.  The project is 

approximately 0.4 driving miles from the State Highway 20 and the Cattle Drive intersection.  

The proposed Use Permit for outdoor events would be located on a 15.05-acre parcel that is 

developed with a single-family residence, an accessory dwelling unit, and accessory structures.  

The project site has AG-5 zoning and a RUR-5 General Plan designation.  The parcel is fairly 

level with mostly gentle slopes, annual grasslands and landmark oak groves.  An active vineyard 

is located at the front of the parcel, which is on the southwestern corner of the property.  

Although the parcel is currently 15.05 acres, there is an approved Tentative Parcel Map (PM16-

002) to divide the property into two parcels of approximately 5.0 and 10.1 acres.  The Parcel 

Map has not been recorded to finalize the land division.  If/when the Parcel Map is recorded, the 

project site would be located on a 10.1-acre parcel (Parcel 1) of the approved Tentative Parcel 

Map.  Please see Figure 2 (page 4) for the configuration of the parcels.   

 

The project site has been used as a wedding venue for approximately the last three years or more, 

and there is an open Code Compliance case for having events without an approved Use Permit.  

The property owner applied for the Use Permit in March 2018, to work toward bringing the 

property into compliance and has been working on meeting the application requirements since 

that time.  Simultaneously with the processing of the Use Permit, the property owner obtained a 

special events permit from the Nevada County Sheriff’s Office (NCSO) to have up to four 

commercial events in a year, which will occur during the early part of 2019.  The special events 

permit from the NCSO only allows four events per year and it was obtained by the property 

owner to allow events to be held while trying to obtain approval of the Use Permit.   
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The adjacent parcels on the northern, eastern and western sides have the same AG-5 zoning and 

RUR-5 General Plan designation.  Adjacent parcels in this area have agricultural or rural 

residential uses, with parcel sizes that range from 5.01 to 34.52 acres.  The closest residence to 

the proposed event area is 375 feet or more away, to the northwest.  Approximately 300 feet to 

the south of the project parcel and across State Highway 20, is the Penn Valley Community 

Region.  The parcels just south of State Highway 20 and the project parcel are zoned Interim 

Development Reserve with a Site Performance Combining District (IDR-SP), which are reserved 

for Open Space (OS) and Medium Density (R2) zoning.  This area is also part of the Penn Valley 

Village Center Area Plan, with Community Commercial (C2) zoning approximately 1,000 feet 

southeast of the project site.  Across State Highway 20 to the southwest, is the Western Gateway 

Park in Penn Valley.  Figure 1 below shows the zoning, vicinity map, and parcels that were sent 

a public notice for the hearing.   

 

Figure 1: Zoning, Vicinity, Noticed Parcels 

 

 
 

PROJECT DESCRIPTION: 

The project is a combined application to the Planning Commission for a Conditional Use Permit, 

an Oak Resources Management Plan, a Seasonal Stream Management Plan, and an Amendment 

to an Approved Tentative Parcel Map to allow outdoor special events.  The site would be 
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primarily used as an outdoor wedding event venue, but would also be used for similar special 

events and gatherings.  Please see the descriptions below for each application proposed.   

 

Conditional Use Permit: The Conditional Use Permit is for up to twenty (20) outdoor special 

events per year with a maximum of 125 guests, including event attendees, vendors and 

employees.  All event activities would be outdoors only, with no indoor use or kitchen facilities.  

All food for special events would be catered to the event area and would not prepared at the site.  

Event activities would occur between 11:00 a.m. and 10:00 p.m.  The project proposes to 

construct a new ADA (Americans with Disabilities Act) compliant restroom facility for event 

use, and the installation of a new septic system.  The restroom facility would be approximately 

350 square feet and include a storage area and an employee shower.  Other proposed 

improvements include widening the existing driveway, the installation of a 10,000-gallon water 

tank for fire suppression, constructing two ADA compliant parking spaces and an ADA 

compliant pathway, installing a curtain drain just north of the new leach field, constructing an 

additional driveway off Cattle Drive, and the construction of a gravel parking area with fifty-nine 

(59) spaces and landscaping.     

 

Oak Resources Management Plan: The first Management Plan is to allow the leach field and 

septic transport lines for the new restroom facility to be installed near and within a landmark oak 

grove.  No trees would be removed for the 

installation of the leach field and septic 

transport line.   

 

Seasonal and Ephemeral Stream 

Management Plan: The second 

Management Plan is for disturbance within 

the 50-foot setback of a seasonal stream 

and ephemeral stream to widen an existing 

driveway from 14 feet to 20 feet wide.  The 

existing driveway crosses over the streams 

to access the primary residence and 

accessory dwelling unit.  Approximately, 

the first 210 feet of driveway off Cattle 

Drive would be widened, up until where 

the driveway crosses the streams.  The 

stream crossings and the rest of the 

driveway would not be expanded.    

 

Amendment to an Approved Map: The 

Amendment to the Approved Tentative 

Parcel Map (PM16-002) is to expand the 

building envelope on Parcel 1 (10.1 acres) 

to include approximately 0.5 acres at the 

front of the parcel.  The additional building 

envelope would include the area for 

improvements of the proposed 59-space 

parking area with landscaping.   

Figure 2: Project Site Plan 
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STAFF COMMENT:  
 

Several agencies and existing policy documents were consulted to determine the adequacy of this 

project on this site.  The agency comments and the results of Staff’s policy review are discussed 

below.   

 

Access & Traffic:  The project site is accessed off a County maintained road, Cattle Drive, 

which is located from State Highway 20.  The project parcel is approximately 0.4 miles from the 

intersection of Cattle Drive and State Highway 20.  There is already an existing driveway off 

Cattle Drive that would be widened from fourteen (14) feet to twenty (20) feet wide for the first 

section of driveway that would lead to the parking area.  A second driveway off Cattle Drive into 

the parking area is proposed. The Nevada County Department of Public Works requires that an 

encroachment permit is obtained for the additional driveway (Condition D.2).  As part of the 

permit process the applicant is required to prepare a before and after pavement analysis of the 

roadway to document any damage from the project’s construction.  If there is any damage, the 

applicant would be required to pay for repairs.   

 

The Nevada County Land Use and Development Code does not have a specific driveway 

standard to apply to commercial events; however, the Penn Valley Fire Protection District 

reviewed the project and completed a site inspection to determine if the site has adequate access.  

The California Fire Code requires a driveway that is twenty (20) feet wide for commercial 

facilities.  The existing driveway crosses two streams and has culverts that are eighteen (18) feet 

wide.  After an evaluation of the conditions on site, the Fire Protection District determined that a 

20-foot wide driveway at the front of the parcel would be acceptable.  To prevent access from 

being blocked in the area where the driveway tapers down to approximately fourteen (14) feet 

wide, “Fire Lane-No Parking” signs are required to be installed (Condition F.1).    

 

In order to analyze traffic impacts, the project application included a Traffic Impact Analysis 

prepared by KD Anderson & Associates, Inc.  The traffic impact analysis reported that rural 

wedding venues typically have an estimated 2.44 persons per vehicle. For an event with 125 

guests, this would create fifty-two (52) vehicle trips to the project site for one event.  A worst-

case assessment was reported to be 2.25 persons per vehicle, which would create fifty-five (55) 

vehicle trips in the hour before an event with 125 attendees.  Condition of Approval D.1 requires 

the applicant to pay traffic mitigation fees for the additional traffic trips generated by the project.      

 

The traffic analysis acknowledges that during times that it is likely for events to be held, 

particularly weekends, traffic volumes are expected to be substantially lower than traffic 

volumes during the weekday peak hour.  The main impacts to traffic in the area caused by the 

events would be the intersection at Cattle Drive and State Highway 20.  If events with 125 guests 

generated traffic during the weekday PM peak hour, the level of service for traffic at the 

intersection getting onto State Highway 20 from Cattle Drive would decrease to an unfavorable 

condition, where traffic flow would be unstable.   Because events are not proposed to start during 

the weekday AM peak hour (7:00 a.m. to 9:00 a.m.), the traffic analysis did not include traffic 

data during this time period.  As recommended by the traffic analysis, mitigation (MM16A) has 

been required to prevent special events from generating traffic during the weekday AM or PM 

peak hour, by not allowing events to start or end during peak traffic times on the weekdays.  
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With this mitigation, the existing roads could adequately handle traffic created by the special 

events. 

 

Parking:   A new gravel parking area on the project site is proposed to support event parking.  

The parking area is for fifty-nine (59) parking spaces.  An additional two ADA compliant 

parking spaces are proposed near the existing accessory dwelling unit and restroom facility.  

There is a total of sixty-one (61) parking spaces that would be available for the special events.  A 

calculation from the Traffic Impact Analysis estimated that with a worst-case scenario (2.25 

persons per vehicle), fifty-six (56) parking spaces would be required for 125 guests.  The 

proposed project includes a parking area that is adequate for event parking.  

 

Visual Impacts:  The project parcel can be seen from State Highway 20.  Event activities would 

be approximately 460 to 700 feet away from the Highway.  The outdoor event areas, commonly 

for wedding ceremonies and receptions, would be beyond a vineyard, fencing and oak trees from 

State Highway 20 and Cattle Drive.  Due to the existing trees, the event area would not be in 

direct public view, but guests from the events may be seen at a distance and through vegetation.  

The project includes a fifty-nine (59) space parking area at the front of the property.  Because of 

the many environmental resources at the site (discussed on page 9), the parking area was 

designed in this location to avoid negative impacts to protected resources.  The parking area 

would be surfaced with gravel and includes landscaping along the front of the property.  A 

landscape plan is proposed that meets the Nevada County Landscaping requirements in the Land 

Use and Development Code (LUDC), Section L-II 4.2.7.  The landscape plan includes twenty-

four (24) trees and ninety-seven (97) shrubs that would be planted.  There is also an existing split 

rail wood fence along the front of the property that would be between the parking area and the 

public roads.  In Figure 3 below, the event area would be located on the left side of the image, 

beyond the vineyard and some of the oak trees.  The parking area would be located on the right 

side of the image, adjacent to the existing driveway.  The visual impacts from the proposed 

project would be reduced by the existing vegetation and landscaping, and are not anticipated to 

be substantial.    

 

Figure 3: View of the Project Site from State Highway 20 
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Noise:  The project is for outdoor special events with up to 125 guests, including event attendees, 

vendors and employees.  All event activities would be held outdoors, with no indoor use or 

kitchen facilities.  It is expected that the Use Permit would primarily be for wedding and 

receptions, but it would also allow other social events, such as meetings, family gatherings, 

celebrations, etc.  An Environmental Noise & Vibration Assessment, prepared by Paul Bollard 

with Bollard Acoustical Consultants, Inc., was submitted with the Use Permit application.  As 

part of the noise study, a continuous 24-hour noise level measurement was conducted at the 

project site on May 15, 2018, in order to determine the ambient noise level at the site without a 

special event being held.  The measurements were taken from the area where the existing gazebo 

is on the property.  This is the primary location on the property for wedding ceremonies to be 

held, which is also the closest event area to the property line.  The average noise levels ranged 

from 40 to 54 dB Leq, while the maximum noise levels ranged from 55 to 80 dB Lmax.  Due to 

the project parcel being adjacent to Cattle Drive and State Highway 20, the measured ambient 

noise level already exceeds the Nevada County Noise Standards in LUDC Section L-II 4.1.7 for 

nighttime noise limits between 10:00 p.m. and 7:00 a.m.  For the Rural zoning district standards, 

maximum noise levels are listed below: 

   
  Daytime (7 a.m. to 7 p.m.) – 55 dB Leq and 75 dB Lmax  

  Evening (7 p.m. to 10 p.m.) – 50 dB Leq and 65 dB Lmax 

  Nighttime (10 p.m. to 7 a.m.) – 40 dB Leq and 55 dB Lmax  

 

The noise study predicted noise levels for amplified music, amplified speech, event crowd noise 

for 125 people, and parking area noise.  The event crowd noise prediction, which was based on 

fifty percent (50%) of the crowd (125 people) conversing simultaneously, and the parking area 

noise predictions were under the daytime and evening noise standards, and they are within the 

range of existing noise levels at the site.   

 

The loudest noise producers caused by special events would be from amplified speech—from the 

use of a microphone, and amplified music.  Noise levels for amplified speech was predicted near 

the gazebo, along the western property line, and the amplified music was predicted in the event 

area closer to the residence, which are the proposed locations for wedding ceremonies and 

receptions.  Based on the orientation of the speakers and typical sound levels of music being 

played at events, the noise study predicted noise levels at the property lines.  Figure 4 on the 

following page shows the event locations and the direction that the speakers would face for 

amplified speech and music. 

 

Amplified speech would consist of the use of microphones during wedding ceremonies, and 

would be located in the event area closest to the western property line.  At the property line, the 

amplified speech would produce 47 dB Leq and 57 dB Lmax.  The amplified speech in this 

location would meet daytime and evening noise standards, which is when wedding ceremonies 

would be held. 

 

The highest noise producer for the special events would be from amplified music.  The properties 

that would be the most impacted would be the parcel on the west of the project parcel and Parcel 

2 of the Tentative Parcel Map if/when the map records.   At the western property line, the music 

noise level would be 54 Leq and 59 Lmax.  At the property line for Parcel 2 to the northeast of 
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the event area, the music noise level 

would be 50 Leq and 55 Lmax.  

According to Nevada County Noise 

Standards, this noise level is within 

the limits for daytime hours (55 Leq 

and 75 Lmax) from 7:00 a.m. to 7:00 

p.m., but it exceeds the evening and 

nighttime standards.   To prevent a 

conflict with the noise standards, the 

noise study recommended mitigation 

to decrease the volume of the 

amplified music in the evening from 

7:00 p.m. to 10:00 p.m.  The decibel 

level would decrease by 5 dB in the 

evening, which would produce a 

noise level that is in compliance with 

County standards.  As part of the 

mitigation, the property owner would 

be responsible for obtaining a sound 

level meter and ensuring the music is 

at this decibel level or lower.  The 

property owner has advised staff that 

a sound level meter has already been 

obtained and tested to ensure 

appropriate noise levels.  The 

recommended mitigation also 

prohibits any event activities from 

occurring during the nighttime hours, 

from 10:00 p.m. to 7:00 a.m.  If other 

types of events are held, they would 

also be restricted to the proposed locations for amplified speech and music, the restricted noise 

levels, and the prohibited event hours.   

 

Land Use & Agriculture:  The project site and the area immediately surrounding the site have 

AG-5 zoning.  There are some existing agricultural uses on the project parcel and on adjacent 

parcels, which would/could continue to occur with the Use Permit for special events.  The 

project parcel has a vineyard in the front of the parcel that would still operate as a vineyard.  The 

adjoining 11.11-acre parcel to the west has agricultural crops located approximately 200 feet 

from the event area, and the adjoining 34.52-acre parcel to the east has livestock approximately 

480 feet from the event area.  The Use Permit for special events would not physically prevent 

any of the existing land uses from continuing to occur and it would not prevent future 

agricultural activities on or offsite, but there could be a disruption to agricultural activities if 

agricultural operations decided to discontinue activities to avoid a hindrance to special events 

while they are being held.  In addition, the Agricultural Advisory Commission provided 

comments on the project and recommended that the project should be denied because of 

incompatible land uses with existing agricultural operations.  The Penn Valley Area Municipal 

Advisory Council (MAC) recommended that if the Use Permit is considered for approval, that it 

Figure 4: Event Noise 
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should include language from the Right to Farm Act, for the understanding of the Use Permit 

holder and the protection for the farming community.  In order to prevent agricultural operations 

from altering or temporarily ceasing activities due to special events, the project’s recommended 

Conditions of Approval (A.12) includes a Mitigation Measure for the Right to Farm Notice 

(LUDC Section L-XIV 1.4) to be included in all contracts for special events at the site.  The 

Right to Farm Notice would provide disclosure to special event applicants that Nevada County 

supports the right to farm agricultural lands and that agricultural operations have inconveniences 

or discomforts that shall not be considered a nuisance.  Although the project would not 

physically prevent agricultural activities, this mitigation would inform event applicants of 

agricultural activities in the area.  This disclosure has been recommended to avoid a disruption of  

agricultural activities while events are being held.  

 

The project is in compliance with the allowed uses in AG zoning (LUDC Table L-II 2.3.D), 

which allows community meetings and social event facilities in AG zoning with a Use Permit.  

The project also meets the standards for Churches, Community Meetings and Social Event 

Facilities in LUDC Section L-II 3.7, which allows social events in Rural Districts, as long as 

certain standards regarding access and impervious surface coverage are met.  This code section 

includes a requirement for a 50-foot buffer, when the social event facility would be located 

where the zoning of adjacent properties provides for residential development as the primary use.  

The zoning on this parcel and the adjacent parcels is AG-5 with agriculture being designated as 

the primary use, but the adjacent parcel to the west of the project parcel is developed with a 

residence.   Due to the rural residential uses in the area, the 50-foot buffer requirement has been 

applied to this project.       

 

Services:   The project does not include any indoor facilities.  The project has been used as a 

wedding venue for the past three years or more, and there has been an open Code Compliance 

case for operating without a Use Permit.  Staff believes that the primary residence has been 

previously used for events.  In order to use the residence for commercial events, the residence 

(built in 1989) would have to be brought to current building standards.  The property owner has 

advised that building alterations would not be feasible for the project and that outdoor events are 

commonly desired by clients.  The property owner advises that there would be no indoor 

facilities used for events.  All food would be catered to the site, by a caterer with an active permit 

from the Department of Environmental Health, and the existing facilities would not be used for 

food plating or preparation (COA C.3).  In addition, all drinking water provided to the public 

shall be commercially packaged (COA C.2).        

 

Currently, the project parcel has one septic system and restrooms inside the primary residence 

and the accessory dwelling unit.  To service the events, a new restroom facility of approximately 

350 square feet would be constructed, which would include two ADA compliant restrooms and 

an employee shower.  A new sewage disposal system would be installed to serve the restroom 

facility.  Soil testing and a preliminary review of the septic system design has been reviewed by 

the Environmental Health Department.  Condition C.4 requires that the final approval of the 

septic system is obtained before events are held. 

 

Environmental Resources:  The project parcel has multiple environmental resources on the site, 

including wetlands, an ephemeral stream, a seasonal stream, landmark oak trees, landmark oak 

groves, and farmland of local importance.  In addition, the site is already developed with a 

9



PC Staff Report- Caldwell UP 

PLN18-0023; CUP18-0009; MGT18-0018; MGT18-0019; AAM18-0002; EIS18-0012   

Page 10 of 21 

single-family residence, an accessory dwelling unit, a well, septic system, an agricultural storage 

barn, sheds and a gazebo.  There is also a vineyard near the front of the parcel and landscaping 

along the driveway and in the area around the residences.  Although this parcel is 10.1 acres (15 

acres if the Tentative Parcel Map is not recorded), there is very limited space on the property that 

could be used without being within the setbacks of an environmental resource or the property 

lines.  The site plan below (Figure 5) shows environmental resources, the main improvements on 

the property, and the proposed event areas.  The proposed parking area is completely outside of 

the setbacks for all environmental resources, which was why it was designed in the front of the 

property.  Other improvements, including widening the existing driveway and the installation of 

the leach field for the septic system, would encroach into the setback of the seasonal and 

ephemeral stream, and into the landmark oak grove and farmland of local importance.   

 

Figure 5: Site Plan with Resources 
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Seasonal & Ephemeral Streams:  A Seasonal & Ephemeral Stream Management Plan, prepared 

by biologist Tina Costella in 2016, was submitted with the project.  The Management Plan was 

originally prepared and approved with the Tentative Parcel Map (PM16-002) to avoid and 

minimize impacts caused by future construction of a driveway across the seasonal and ephemeral 

streams to access Parcel 2.  In order to meet access requirements by the Penn Valley Fire 

District, this project proposes to widen the first 210 feet of the existing driveway from fourteen 

(14) feet wide to twenty (20) feet wide, up to the point where the driveway crosses the seasonal 

and ephemeral streams.  Because the Management Plan addresses impacts and recommends 

mitigation measures for the same waterways on the property, it was resubmitted with the Use 

Permit application.  Apart from the Management Plan being for the same waterways, the Use 

Permit for this project only includes improvements to an existing driveway up until the point 

where the driveway crosses the streams, where the Management Plan was developed to address 

substantially more possible impacts to waterways from constructing a new driveway that crosses 

the streams.  Figure 6 below shows the existing 14-foot driveway that would be widened to 20 

feet for this project.  

 

Figure 6: Existing Driveway 

 

 
 

Staff reviewed the Management Plan and found that it adequately addresses protection of the 

waterways during construction to widen the existing driveway.  Mitigation has been 

recommended to protect the streams and water quality during construction.  This includes the 

installation of construction fencing with silt fencing along the waterways, the installation of 

sediment and erosion control measures, revegetation, staging areas would be outside of the 

setbacks, and other best management practices.  These mitigation measures are included in 

Conditions of Approval A.18 and A.19.   
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Oak Resources:  A second Management Plan for Oak Resources was prepared by biologist Greg 

Matuzak in October 2018, to address impacts to oak trees in the landmark oak grove from the 

proposed leach field.  The total area for the leach field and a designated repair area is 

approximately 18,000 square feet.  Half of this area (0.22 acres) would initially be disturbed to 

install the leach field, and the repair area would be reserved in the event that the system fails and 

needs additional leach field.  There would also be a 2-inch septic transport line that would enter 

landmark oak grove as it reaches the leach field area.  Given that the transport line is small in 

diameter and minimal trenching would be required, the biologist identified this line as having no 

impact to any oak tree within the landmark oak grove.  Although the mapping of the canopy 

from the landmark oak grove shows the area north of the gazebo as being part of the landmark 

oak grove, a survey of this specific area was conducted by the biologist, and a majority of the 

proposed leach field and repair area would be within open areas and/or previously disturbed 

areas at the site.  The figures below are from the Oak Resources Management Plan.  They show 

the proposed locations for the new leach field and the designated repair area.  

 

            Figure 7: New Leach Field Area               Figure 8: Designated Repair Area 

 

   
 

The biologists advises that modern septic systems and leach fields are designed to avoid the 

water holding capacity of soil types, and should not have an adverse or negative impact to oak 

resources.  Poorly designed systems—usually older systems—have the potential to waterlog the 

root system, which can damage the oak trees.  Because some of the leach lines and the transport 

line would be constructed within the landmark oak grove, to ensure that these resources are 

protected, the biologist made recommendations to avoid and minimize any direct impacts to the 

oak trees. The mitigation requires that a biologist from the County’s Pre-Qualified Biological 

Consultants List shall review the septic system plans to ensure that location and design is 

consistent with the system evaluated by the biologist in the Oak Resources Management Plan, 

and a letter shall be submitted by the biologist after the work is complete, verifying that it was 

completed within the proper guidelines.  The mitigation measures also include the use of best 

management practices during construction and an annual monitoring plan of the oak grove, for a 

minimum of five (5) years.  If any damage is caused to oak trees in the landmark oak grove 

because of the leach field, the trees shall be replaced at a 2:1 ratio.   

 

Farmland of Local Importance:  The new leach field would also encroach into the area identified 

as Farmland of Local Importance.  This area is not currently being used for agricultural purposes, 
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and septic systems and leach fields were previously approved on the Tentative Parcel Map as an 

allowed improvement in areas identified as Farmland of Local Importance, although it is not 

recommended to have hooved livestock graze over a leach field, because it may cause the soil to 

be compacted.  The area of the leach field in Farmland of Local Importance is less than half of an 

acre, and it would not prevent any other areas from being used for agriculture.  The Agricultural 

Commissioner reviewed the project at the initial distribution and completed a visual survey of 

the parcel.  The project was also reviewed by the Agricultural Advisory Commission and one of 

the members of the Commission completed a site visit with the previous Agricultural 

Commissioner in 2016/2017.  It was also noted from the previous site visit, that much of the area 

had already been developed.  Based upon the testimony from the Agricultural Advisory 

Commission and due to the minimal impacts to important farmland, the Agricultural 

Commissioner advised that an Agricultural Management Plan should not be required.   

 

Cultural Resources:  There are no known cultural resources on or adjacent to the project parcel.  

According to a records search by the North Central Information Center (NCIC), no historic or 

prehistoric sites have been documented within or adjacent to the project area, and there is only a 

low to moderate potential for identifying historic resources in the area.  Further, an 

Archaeological Inventory Survey was completed by Sean Michael Jensen in March 2016, and no 

historic resources or unique archaeological resources were discovered.  During the project’s 

construction, there would be some ground disturbance for constructing the gravel parking area, 

although it would be in a fairly level area and the amount of digging into the existing soil would 

be minimal.  There would also be some disturbance to install the septic system, restroom facility 

and to widen the existing driveway.  The United Auburn Indian Community (UAIC) reviewed 

the project and based on their recommendation, mitigation has been included to halt work and 

seek consultation in the event that a cultural resource is discovered during project construction, 

although the discovery of cultural resources is not anticipated.  After the Initial Study and 

Mitigated Negative Declaration were published, the UAIC provided additional recommendations 

that have been included in the revised mitigation measure.  The additional recommendations 

include the opportunity for the UAIC to provide training and a brochure to construction 

crewmembers.  Please see revisions underlined below in Mitigation Measure 5A, and the 

addition of Mitigation Measure 5B: 

 

Mitigation Measure 5A: Halt work and conduct consultation upon unanticipated 

discovery of cultural resources. Prior to issuance of a grading/improvement permit, the 

project applicant shall include a note on all construction plans advising contractors and 

construction personnel involved in any form of ground disturbance of the possibility of 

encountering subsurface cultural resources. If such resources are encountered or 

suspected, work within 100 feet shall be halted immediately and the construction 

contractor shall contact the Planning Department. A professional archaeologist and the 

United Auburn Indian Community (UAIC) shall be consulted to assess any discoveries 

and develop appropriate management recommendations for archaeological resource 

treatment. If bones are encountered and appear to be human, the Nevada County Coroner 

and the Native American Heritage Commission shall be contacted. If the resources 

encountered are Native American in origin, Native American tribes and individuals 

recognized by the County shall be notified and consulted about any plans for treatment. 

Any recommendations form the United Auburn Indian Community shall be documented 

in the project record.  If any of the recommendations are not followed, written 
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justification shall be included in the project record.  If adverse impacts to tribal cultural 

resources occur, consultation shall be required by the UAIC and other traditionally and 

culturally affiliated Native American Tribes for rectifying the impact. 

Timing: Prior to issuance of building/grading/septic permits 

Reporting: Agency approval of permits or plans 

Responsible Agency:  Planning Department 

 

Mitigation Measure 5B: Tribal Cultural Resource Awareness Training and 

Brochure. A minimum of seven days prior to the start of construction, the applicant shall 

notify the United Auburn Indian Community (UAIC).  A tribal representative and 

cultural resources specialists shall be invited to provide training and a brochure to all 

construction crewmembers, consultants, and other personnel involved in the construction 

activities to inform crewmembers of cultural resources, applicable regulations, protocols 

for avoidance, and consequences for violating State laws and regulations.  The training 

will include avoidance and minimization measures for resources that have potential to be 

located on the project site, and it will outline appropriate actions to take if artifacts are 

encountered. The program will emphasize the requirement for confidentiality and 

culturally appropriate, respectful treatment of any cultural resources.  The attached 

brochure shall be included on all improvement permits and shall be provided to all 

construction crewmembers. 

Timing: Prior to issuance of building/grading/septic permits 

Reporting: Agency approval of permits or plans 

Responsible Agency: Planning Department and United Auburn Indian Community  

 

The additional recommendations by the UAIC would provide additional awareness and 

protection to cultural resources if they are discovered at the site, and are recommended by 

Planning Department staff as appropriate mitigations for this project.  Pursuant to Section 

15073.5 of the CEQA Guidelines, recirculation of the project specific Initial Study/Mitigated 

Negative Declaration (EIS18-0012) is not required as a result of replacing mitigation measures 

with equal or more effective measures.  The revisions to Mitigation Measure 5A and the addition 

of Mitigation Measure 5B would result in the measures having equal or more effective 

requirements, and therefore, recirculation of the Mitigated Negative Declaration is not required.   

 

The remaining improvements, such as the 59-space parking area, the two ADA compliant 

parking spaces, the restroom facility, and the 10,000-gallon water tank for fire suppression would 

be located outside of environmental resources and their setbacks.   

 

Amendment to the Approved Map:  On March 27, 2017, the Nevada County Zoning 

Administrator approved a Tentative Parcel Map (PM16-002) to divide the 15.05-acre parcel into 

two parcels of approximately 10.1 and 5.0 acres.  Condition of Approval A.12 (MM2.D) requires 

that all structures outside of the designated building envelopes shall be for agricultural uses or 

agricultural accessory structures.  The project parcel for this Use Permit to allow special events is 

Parcel 1 (10.1 acres) of the approved Tentative Parcel Map.  The building envelope was designed 

around the developed area of the parcel, which is located toward the center of the property.  

Although the Use Permit does not propose any structures outside of the building envelope, the 

proposed 59-space parking area and landscaping would be outside of the building envelope, and 

it is not related to agricultural activities.  To prevent a conflict with the approved Tentative 
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Parcel Map if/when it is recorded, this 

project includes an amendment to add the 

gravel parking area in the building 

envelope for Parcel 1.  The additional 

building envelope area is approximately 

0.5 acres, and it located outside of all 

environmental resources and their 

setbacks.  The expansion of the building 

envelope would still meet County code 

requirements, such as the clustering 

requirement for rural parcels.  No other 

changes to the approved Tentative Parcel 

Map are proposed.  Figure 9 (right) shows 

the additional building envelope toward 

the front of the parcel.   

 

Agency/Public Comments:  As 

previously discussed, the Agricultural 

Advisory Commission (AAC) 

recommended that the project should not 

be approved, due to conflicting uses 

between neighbors and incompatible land 

uses.  The AAC also expressed concern 

for the strength of the Right to Farm 

Ordinance.  The ordinance requires that 

when a property is sold, the Right to Farm 

Notice is disclosed.  To provide additional 

strength and awareness of the Right to 

Farm Notice for this project, mitigation has been recommended to require disclosure of the Right 

to Farm Notice in all event contracts.  With this mitigation, bridal parties or other event 

applicants will be aware that agricultural activities may occur in the area and that they are not 

considered a nuisance.  The property owner has advised Planning Department staff that 

customers that would want to use this site for a venue are typically drawn to the site because of 

the rural and agricultural setting.  The property owner also advised that events would not prevent 

agricultural activities from occurring in the vineyard on the property. 

 

Opposing comments were also received from the Penn Valley Municipal Advisory Council (PV 

MAC).  The PV MAC recommends that the Use Permit is denied and that the Planning 

Commission shall take into consideration the applicant’s compliance history.  The site has 

already been in operation as a wedding venue, prior to the Use Permit being obtained.  Code 

Compliance staff have encouraged the property owner to apply for a Use Permit to bring the 

property into compliance.  Obtaining the Use Permit would resolve this violation on the property.  

The County does not have an ordinance for denying a permit based on previous violations.   

 

Should the Use Permit be considered for approval, the PV MAC recommended the 

considerations listed below.  Please see staff’s italicized comments regarding the status of these 

considerations and if they have been included in this project: 

Figure 9:  Additional Building Envelope 
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 PV MAC: Allow up to, but not more than twenty (20) separate events held within a year 

on nonconsecutive weekends. 

o The applicant is applying for up to twenty (20) events per year, but the County 

standards required for a social event facility do not limit the property owner from 

having events on consecutive weekends.   

 

 PV MAC: A single separate event should be defined to be consistent with the applicable 

definition of a single outdoor event as referenced in the Nevada County General Code 

and Nevada County Ordinance 2383 (8/26/14) within the Use Permit, should it be 

considered for approval. 

o This Use Permit would restrict events more than what would be required in 

Nevada County’s ordinance for outdoor events.  This ordinance refers to 

commercial events being held on private property, up to four times per year.  

Under this ordinance, each event has a maximum length of two days and allows 

festivals, concerts, fairs, carnivals, etc.  This Use Permit would allow a maximum 

limit of 125 guests and would require the event activities to cease by 10:00 p.m. 

 

 PV MAC: Require the applicant to provide written notice to all adjoining 

parcels/neighbors within at least thirty (30) days before an event is held. 

o The standards for a social event facility do not require a written notice to 

adjoining parcels.  However, because the Use Permit would be for outdoor events 

only, events would be expected to be held during months with mild weather. 

 

 PV MAC: The Use Permit should include reference language to the Right to Farm Act 

for adjoining parcel land use, for the understanding of the Use Permit holder and the 

protection of the surrounding farming community in the future and in perpetuity. 

o The Right to Farm Notice would be in the project’s Conditions of Approval as 

mitigation to be included in all event contracts.  This requirement would stay with 

the property as long as the Use Permit is active, even if the ownership of the 

property changes.   

 

 PV MAC: Nevada County should establish and put in place a process by which the 

number of events and applicable restrictions can be monitored to ensure an applicant's 

compliance with the provisions and restrictions as outlined within the Use Permit as 

approved. 

o This project has been reviewed for compliance with Nevada County’s current 

ordinance, and it meets the standards for a social event facility.  The project 

Conditions of Approval include a Mitigation Monitoring and Reporting Plan 

(MMRP) for monitoring and timing of when mitigation measures will be 

implemented.  The MMRP does not include regular site visits during event 

activities or an annual count of events.  This is not included in County ordinances 

and it has not been applied to any other Use Permit projects.  The property owner 

would be required to follow the conditions and limits of the Use Permit.  If there 

is a violation of the Use Permit and it is reported to the County, the Code 

Compliance Division would investigate the reported violation and take actions 

toward reaching compliance.   
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The Planning Department also received additional comments from the United Auburn Indian 

Community (UAIC) after the Draft Initial Study and Mitigated Negative Declaration published, 

which are addressed in the Environmental Resources section on Page 13 of this Staff Report.  As 

of the preparation date of this staff report—February 14, 2019—no other adverse comments have 

been received.   

 

ZONING AND GENERAL PLAN CONSISTENCY: 

 

The project site is located in a rural, unincorporated area of Nevada County, just north of State 

Highway 20 and the Penn Valley Community Region.  The property has AG-5 zoning and is 

currently a 15.05-acre parcel.  Community meetings and social event facilities are an allowable 

use with an approved Use Permit in AG zoning, as listed in Nevada County Land Use and 

Development Code (LUDC) Table L-II 2.3.D for allowable uses in rural districts.  If/when the 

Tentative Parcel Map is recorded, the project site would be approximately 10.1 acres.  The Use 

Permit for the social events meets the requirements identified in LUDC L-II 3.7 for Churches, 

Community Meeting and Social Event Facilities, which requires a minimum of 3.0 acres for a 

parcel served by well and septic systems, and a 40% maximum amount of impervious surface 

coverage.  The project adds a very minimal amount of impervious surface coverage for the ADA 

pathway, the restroom facility (approximately 350 square feet), the water storage tank for fire 

suppression, and two ADA parking spaces.  Roughly, the existing amount of impervious surface 

coverage is approximately 3% of a 10-acre parcel.  With the project improvements, impervious 

surface coverage is expected to be less than 4%, which is well under the 40% maximum.   

 

The added building envelope area proposed in the Amendment to the Approved Tentative Parcel 

Map is consistent with clustering requirements in General Plan Policy 1.5.5, which requires 

clustering in Rural land use designations to protect environmental resources and preserving open 

space.  The added building envelope area would be approximately 0.5 acres.  Other than the 

already developed area, the vast majority of the 10-acre parcel would be outside the building 

envelope.  In addition, the Oak Resources Management Plan and the Seasonal/Ephemeral Stream 

Management Plans are consistent with the standards in LUDC Section L-II 4.3.3. for 

Management Plans if avoidance of the resource is not feasible.  The project has been designed to 

avoid resources as much as possible, and sufficiently addresses conditions to protect the 

resources on the site.  With the adherence to proposed conditions of approval, the project has 

been found to be compliant with both the Zoning Regulations and the County General Plan.    

 

ENVIRONMENTAL REVIEW:  

 

The County Planning Department prepared a draft Initial Study/Mitigated Negative Declaration 

(MND) for this project, which was circulated for public comment from January 4, 2019, to 

January 23, 2019 (Attachment 2).  Fourteen mitigation measures were originally prescribed for 

the project, and based on the recommendation from the UAIC, one additional mitigation measure 

has been added to ensure adequate protection of resources, and to ensure project impacts are less 

than significant.   
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SUMMARY:  
 

This project is for a Conditional Use Permit to allow up to twenty (20) special events per year 

with 125 guests, including all event attendees, vendors and employees.  Events would likely be 

for wedding ceremonies and receptions, but other social events would be permitted with this Use 

Permit, as long as they meet the requirements of the Conditions of Approval.  The events would 

be held outdoors only and all event activities would occur between 11:00 a.m. and 10:00 p.m.  

Most events would be held on the weekends, but some events may be allowed during the week, 

as long as the start and end times do not occur during peak hours of traffic (see Mitigation 

Measure 16A).  Events would be allowed to have amplified speech in the designated ceremony 

area, and amplified music in the reception area, with specific mitigation on the location and 

direction that the speakers shall face (Mitigation Measure 12A).  All food would be catered to 

the site, and water would be supplied by commercially packaged water.  The restroom facility 

would be used for event purposes, and a 10,000-gallon water storage tank for fire suppression 

would be installed alongside the vineyard, with adequate access for fire vehicles.  The first 210 

feet of the existing driveway would be widened from fourteen feet to twenty feet, to improve 

access to the site, and a 59-space gravel parking area with landscaping would be constructed 

toward the front of the parcel, off the existing driveway.  The project includes an Amendment to 

the Approved Tentative Parcel Map (PM16-002) to include the area of the gravel parking area in 

the building envelope.   The project includes two Management Plans for oak resources and 

seasonal streams, which identify protection measures that have been included in the Conditions 

of Approval.  With implementation of Conditions of Approval and the mitigation recommended 

by Mitigated Negative Declaration (EIS18-0012), as provided in Attachment 2, impacts to 

biological resources, cultural or tribal cultural resources, agriculture, air quality, geology, water 

quality, noise, transportation and land use are not anticipated to significantly impact the 

resources or the surrounding community. 

  

 

RECOMMENDATION:  

 

Staff recommends the Planning Commission take the following actions: 

 

I. After reviewing and considering the proposed Mitigated Negative Declaration, adopt the 

proposed Mitigated Negative Declaration (EIS-0012) (Attachment 2), and the Mitigation 

Monitoring and Reporting Program (Attachment 1) pursuant to Section 15073.5, 15074 and 

15097 of the California Environmental Quality Act Guidelines, making Findings A through 

E: 

 

A. That there is no substantial evidence in the record supporting a fair argument that 

the proposed project, as mitigated and conditioned, might have any significant 

adverse impact on the environment; 

 

B. That the proposed Mitigated Negative Declaration reflects the independent 

judgment of the Planning Commission;  

 

C.  Recirculation of the Mitigated Negative Declaration because of the revision to 

Mitigation Measure 5A and the addition of Mitigation Measure 5B is not required 
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due to the mitigation measures being revised and added with equal or more 

effective measures; 

 

D. That the mitigation measures, as agreed to by the applicant, will reduce 

potentially significant impacts to less than significant levels; and  

  

E. That the location and custodian of the documents which constitute the record of 

these proceedings is the Nevada County Planning Department, 950 Maidu 

Avenue, Nevada City, California. 

 

II.  Approve the proposed Management Plan (MGT18-0018) for oak resources, allowing 

encroachment of the leach field and curtain drain to be installed within and adjacent to 

the landmark oak grove, subject to the attached Mitigation Measures and Conditions of 

Approval, and make findings A and B pursuant to Section L-II 4.3.15.C of the Nevada 

County Land Use and Development Code, in that encroachment into the landmark oak 

grove is necessary in order to provide project infrastructure:  

 

A. That the project has been designed to reduce the impacts to the landmark oak 

grove to the maximum extent possible by requiring a design that is mostly in open 

areas within the landmark oak grove and by implementing best management 

practices monitoring of the oak trees; and 

 

B. All of the anticipated impacts to the resources will be minimized by the protection 

measures specified in the Management Plan, Conditions of Approval, and in the 

Mitigation Measures. 

 

III.       Approve the proposed Management Plan (MGT18-0019) allowing encroachment into the 

50-foot setback of the ephemeral and seasonal streams to allow driveway improvements, 

subject to the attached Mitigation Measures and Conditions of Approval, and make 

findings A and B pursuant to Section L-II 4.3.17.C of the Nevada County Land Use and 

Development Code, in that encroachment into the setback of the waterways is necessary 

in order to provide project infrastructure:  

 

A. That the project has been designed to reduce the impacts to the waterways to the 

maximum extent possible by installing barriers to protect aquatic features and to 

ensure soil and other pollutants do not enter the waterways; and 

 

B. All of the anticipated impacts to the resources will be minimized by the protection 

measures specified in the Management Plan, Conditions of Approval, and in the 

Mitigation Measures. 

 

IV. Approve the proposed Amendment to the Tentative Parcel Map (AAM18-002) to expand 

the building envelope on Parcel 1, as shown in Attachment 5, making findings A-F 

pursuant to Section L-IV 2.18.D of the Nevada County Land Use and Development 

Code: 
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A. The amendment will have a cumulatively minor impact on the subdivision and its 

impacts, due to the expanded building envelope being approximately 0.5 acres in 

size and outside of environmental resources and required setbacks; 

 

B. The amendment conforms to the provisions of Government Code Section 66474 

by meeting the findings for approval of a tentative map;  

 

C. The amendment would not affect any of the other findings for approval required 

by this Chapter, as no other changes to the approved Tentative Parcel Map are 

proposed; 

 

D. There are changes in the circumstances that make the aspects sought to be 

changed no longer appropriate or necessary, due a required parking area for the 

Use Permit to allow special events; 

 

E. The modifications do not impose any additional burden on the present fee owner 

of the property, as the Use Permit requiring the additional parking area was 

applied for the current property owner; and  

 

F. The approved Tentative Parcel Map has not been recorded and the proposed 

modification would not alter any right, title, or interest in the real property. 

 

V. Approve the proposed Conditional Use Permit (CUP18-0009) subject to the attached 

Conditions of Approval shown in Attachment 1, making findings A-L pursuant to 

Sections L-II 5.6.G and L-II 5.5.2.C of the Nevada County Land Use and Development 

Code:  

 

A. That this project as conditioned and mitigated is consistent with the General Plan 

goals, objectives and policies, and with the Rural General Plan land use map 

designation;  

 

B. The proposed use is allowed within and is consistent with the purposes of the 

“AG-5” zoning district within which the project is located, which allows social 

event facilities;  

 

C. The proposed use and any facilities, as conditioned, will meet all applicable 

provisions of the Land Use and Development Code or a same practical effect of 

those provisions, because the project meets the setbacks and other standards of the 

Site Development Standards, mitigating the impact of the project on 

environmentally sensitive resources;  

 

D. The design of proposed facilities is consistent with the intent of the design goals, 

standards, and elements of the Land Use and Development Code and will be 

compatible with the design of existing and anticipated future onsite uses and the 

uses of the nearby surrounding area;  
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Attachment 1 

Conditions of Approval and 

Mitigation Monitoring and Reporting Plan (MMRP) 

Caldwell Special Events 

Conditional Use Permit, Management Plans, Amendment to Approved Map 

(PLN18-0023; CUP18-0009; MGT18-0018; MGT18-0019; AAM18-0002; EIS18-0012) 

 

A. PLANNING DEPARTMENT 

 

1. Project Description:  

 

Conditional Use Permit: The Conditional Use Permit is for up to twenty (20) outdoor 

special events per year with a maximum of 125 guests, including event attendees, vendors 

and employees.  All event activities would be outdoors only, with no indoor use or kitchen 

facilities.  All food for special events would be catered to the event area and would not 

prepared at the site.  Event activities would occur between 11:00 a.m. and 10:00 p.m.  The 

project proposes to construct a new ADA (Americans with Disabilities Act) compliant 

restroom facility for event use, and the installation of a new septic system.  The restroom 

facility would be approximately 350 square feet and include a storage area and an employee 

shower.  Other proposed improvements include widening the existing driveway, the 

installation of a 10,000-gallon water tank for fire suppression, constructing two ADA 

compliant parking spaces and an ADA compliant pathway, installing a curtain drain, 

constructing an additional driveway off Cattle Drive, and the construction of a gravel 

parking area with fifty-nine (59) spaces and landscaping.     

 

Oak Resources Management Plan: The first Management Plan is to allow the leach field 

and septic transport lines for the new restroom facility to be installed near and within a 

landmark oak grove.  No trees would be removed for the installation of the leach field and 

septic transport line.   

 

Seasonal and Ephemeral Stream Management Plan: The second Management Plan is for 

disturbance within the 50-foot setback of a seasonal stream and ephemeral stream to widen 

an existing driveway from 14 feet to 20 feet wide.  The existing driveway crosses over the 

streams to access the primary residence and accessory dwelling unit.  Approximately, the 

first 210 feet of driveway off Cattle Drive would be widened, up until where the driveway 

crosses the streams.  The stream crossings and the rest of the driveway would not be 

expanded.    

 

Amendment to an Approved Map: The Amendment to the Approved Tentative Parcel Map 

(PM16-002) is to expand the building envelope on Parcel 1 (10.1 acres) to include 

approximately 0.5 acres at the front of the parcel.  The additional building envelope would 

include the area for improvements of the proposed 59-space parking area with landscaping 

 

2. Appeal Period:  Pursuant to the requirements of the Land Use and Development Code, you 

are hereby notified that this project is not valid until the expiration of the ten (10) day 

appeal period from the date of the Planning Commission’s final action on the project.   
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3. Timeline:  Construction pursuant to this permit approval must be completed and the use 

commenced thereon within three (3) years from the effective date of the approval of the 

Use Permit (March 11, 2019), unless an extension of time for reasonable cause is requested 

prior to the expiration date, and granted by the Planning Commission pursuant to Section 

5.10 of the Nevada County Land Use and Development Code.  If no extension is granted, 

the permit shall become null and void, as to the portion of the approved use not completed. 

 

4. Defense and Indemnification Agreement:  Within 15 days after project approval the 

applicant shall sign and file with the Nevada County Planning Department the attached 

Defense and Indemnity Agreement.  No further permits or approvals shall be issued for the 

project, unless and until the applicant has fully complied with this condition. 

 

5. Field Inspection:  Prior to permit finalization, the applicant shall contact the Planning 

Department for a field inspection to verify all Conditions of Approval and ordinance 

requirements have been satisfied.  Fees for such inspection shall be applicable on the 

project building permit.  

 

6. Lighting:  Lighting for the special events shall be in compliance with Nevada County Land 

Use & Development Code Section L-II 4.2.8.  Fixtures shall be fully shielded and directed 

downward to prevent light trespass and to prevent the light source or lens from being visible 

from adjacent residential uses and roadways.  Improvement plans shall depict the location, 

height and positioning of all light fixtures and shall provide a description of the type and 

style of lighting proposed.  Fixtures shall have high efficiency lamps.  High pressure 

sodium, and mercury vapor light fixtures are prohibited.   

 

7. Landscaping:   Landscaping for the gravel parking area shall be in compliance with Nevada 

County Land Use and Development Code Section L-II 4.2.7.  Landscaping shall be 

maintained, and if any planting of trees or shrubs have not survived, said planting shall be 

replaced within 30 days, unless a licensed landscape architect verifies that due to weather 

or seasonal conditions, planting should be delayed for a specified time.  A final landscape 

plan, consistent with the preliminary landscape plan, shall be submitted for review prior to 

the issuance of building permits.   

 

8. Parking:  Parking areas shall be in compliance with the design standards in the Nevada 

County Land Use and Development Code Section L-II 4.2.9, including surfacing, curbing, 

slope, drainage, back-out area, driveway/aisle widths, and parking stall sizes.  This 

approval includes a 59-space gravel parking area, and two ADA compliant parking spaces 

that are located near the accessory dwelling unit.  All parking must be maintained for the 

life of the project. 

 

9. Tentative Parcel Map (PM16-002):  The conditions for the Tentative Parcel Map PM16-

002, approved on March 22, 2017, by the Zoning Administrator are still applicable, 

including the requirement to record the parcel map by April 3, 2020, unless an extension 

is filed pursuant to Section 66452.6 of the Government Code (Subdivision Map Act) and 

granted.    
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10. Noise Standards:  The event activities shall be in compliance with the Nevada County 

LUDC Section L-II 4.1.7, Rural zoning district noise standards.  This includes all noise 

produced by event activities, such as crowd noise, amplified speech, amplified music, etc.  

For the Rural zoning district standards, maximum noise levels include: 

 

  7 a.m. to 7 p.m. – 55 dB Leq and 75 dB Lmax  

  7 p.m. to 10 p.m. – 50 dB Leq and 65 dB Lmax 

 10 p.m. to 7 a.m. – 40 dB Leq and 55 dB Lmax 

 

11. Improvement Permits:  Prior to construction, obtain all required permits for site 

improvements, including grading, the installation of the septic system, the restroom 

facility, the 10,000-gallon water tank, ADA parking spaces and pathways.  

 

12. Right to Farm Notice (Mitigation Measure 2A):   The applicant shall include the Nevada 

County Right to Farm Notice in all contracts for special events at the project site.  The 

Nevada County Right to Farm Notice includes the following disclosure:  

The County of Nevada recognizes and supports the right to farm agricultural lands 

in a manner consistent with accepted customs and standards. Residents on or near 

agricultural lands should be prepared to accept some inconveniences or discomforts 

with agricultural operations, including timber harvesting, falling and removal, 

including, but not limited to, noise, odors, fumes, dust, operation of machinery, the 

storage and disposal of manure, and the application by spraying or otherwise of 

chemical fertilizers, soil amendments and pesticides. Nevada County has 

determined that inconveniences or discomforts with such agricultural operations 

shall not be considered to be a nuisance if such operations are consistent with 

accepted customs and standards. Article 1 of Chapter XIV of the Nevada County 

Land Use and Development Code recognizes agricultural lands and operations and 

establishes a grievance committee to assist in the resolution of any disputes which 

might arise between residents regarding agricultural operations (for more details 

see said Article). 

Timing: Implemented on all events 

Reporting: Agency review of event contract prior to finalization of improvement plans 

Responsible Agency: Planning Department  

 

13. Minimize dust emissions (Mitigation Measure 3A):  The applicant shall use reasonable 

precautions to minimize dust generation, including but not limited to watering the vehicle 

traffic area, watering any stockpiled material, and limiting traffic speeds. Such methods 

shall be noted on the improvement plans prior to approval.   

Timing: Prior to issuance of building/grading permits 

Reporting: Agency approval of permits or plans 

Responsible Agency: Planning Department  

 

14. Minimize Construction Equipment Idling (Mitigation Measure 3B): In order to reduce 

emissions from construction equipment, the applicant shall include the following standard 

note on the grading and improvement plans: “During construction, the contractor shall 

minimize idling time to a maximum of 5 minutes for all diesel powered equipment. Signs 
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shall be posted in the designated queuing areas of the construction site to remind off-road 

equipment operators that idling is limited to a maximum of 5 minutes. Idling of 

construction-related equipment and construction related vehicles is not recommended 

within 1,000 feet of any sensitive receptor.” 

Timing: Prior to issuance of the building/grading permits and during construction 

Reporting: Planning Department approval of grading permits/Compliant drive 

Monitoring: Building Department inspections/Public complaints 

Responsible Agencies: Planning and Building Department, Code Compliance Division 

 

15. Mitigate any asbestos discovered during construction (Mitigation Measure 3C): Prior 

to issuance of grading permits or improvement plans, all plans shall incorporate, at a 

minimum, the following asbestos control measures, which shall be implemented in the 

field: If serpentine, ultramafic rock or naturally occurring asbestos are discovered during 

construction or grading, the Northern Sierra Air Quality Management District shall be 

notified within 24 hours, and specific requirements contained in Section 93105 of Title 17 

of the California Code of Regulations must be strictly complied with.   

Timing: Prior to issuance of grading or improvement permits and during construction 

Reporting: Approval of grading or improvement permits and as applicable  

Responsible Agency: Planning Department and Northern Sierra Air Quality Management 

District 

 

16. Nesting raptors and migratory birds (Mitigation Measure 4A): The following note 

shall be added to all improvement/grading/septic system/construction plans: If construction 

is to take place between March 1 and August 1, preconstruction nesting surveys shall be 

conducted within 30 days prior to the beginning of construction activities by a California 

Department of Fish and Wildlife (CDFW) approved biologist in order to identify active 

nests in the project site vicinity. The results of the surveys shall be submitted to the CDFW. 

If active nests are found, a one-quarter mile (1,320 feet) initial temporary nest disturbance 

buffer shall be established. If project-related activities within the temporary nest 

disturbance buffer are determined to be necessary during the nesting season, then an on-

site biologist/monitor experienced with raptor behavior shall be retained by the project 

proponent to monitor the nest, and shall, along with the project proponent, consult with the 

CDFW to determine the best course of action necessary to avoid nest abandonment or take 

of individuals. Work may be allowed to proceed within the temporary nest disturbance 

buffer if raptors are not exhibiting agitated behavior such as defensive flights at intruders, 

getting up from brooding position, or flying off the nest. The designated on-site 

biologist/monitor shall be on-site daily while construction related activities are taking place 

and shall have the authority to stop work if raptors are exhibiting agitated behavior. In 

consultation with the CDFW and depending on the behavior of the raptors, over time it 

may be determined that the on-site biologist/monitor may no longer be necessary due to 

the raptors’ acclimation to construction related activities. Migratory birds shall be required 

to have a minimum 200-foot disturbance buffer during construction activities. 

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 
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17. Identify Environmentally Sensitive Areas - Aquatic Features (Mitigation Measure 

4B): Setback areas to the streams and wetlands must be delineated as Environmentally 

Sensitive Areas (ESA’s) on all future improvement/grading/construction plans associated 

with this project.  

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 

 

18. Aquatic Feature Non-Disturbance Buffer Protection (Mitigation Measure 4C): Best 

Management Practices are required in order to ensure the non-disturbance buffer to the 

aquatic features is adequately protected during construction. The following note shall be 

added to the improvement/grading plans:  

1. Copies of all mitigation measures must be provided to contractors to ensure the proper 

and timely implementation of each.   

2. Construction must be limited to the dry periods without any precipitation events. 

3. No activity within the aquatic features is permitted. All construction must be completed 

from the top of the banks and outside of the wetland swales. 

4. In order to minimize the risk of erosion, disturbance areas must be confined to the 

minimum practical working area.  

5. Prior to first inspection, the aquatic features (seasonal stream, ephemeral stream and all 

three wetlands) and their non-disturbance areas must be delineated with the installation 

of orange construction fencing interfaced with silt fencing or other effective sediment 

catching materials, along the uphill side of each ESA where equipment will be 

operated.  

6. Erosion and sediment controls must be maintained and inspected daily for 

effectiveness, including removal of spoils if there is a build-up and reinforcing or re-

establishing failed structures. Sediment controls must be removed and properly 

disposed of at the completion of construction. 

7. The construction area must be rehabilitated at the completion of construction, including 

reinstatement of soil, surface leveling, revegetation and mulching if necessary.  

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 

 

19. Water Quality Best Management Practices (Mitigation Measure 4D): The following 

note shall be added to the driveway improvement/grading plans: The following Best 

Management Practices are required during construction in order to ensure adequate 

protection both onsite and offsite water quality of aquatic features.  

1. Minimize the number and size of work areas in the vicinity of the aquatic features. 

Staging and spoils storage sites must be placed at least 50-feet from the seasonal stream 

and 100-feet from the wetlands. Work areas must be clearly marked on 

improvement/grading plans.  

2. Prior to the start of work, install erosion control measures or effective sediment barriers 

to ensure soils and other pollutants will not enter the aquatic features. Before the first 

heavy  
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 rains and prior to removing the barriers, soil or other sediments or debris that may have 

accumulated behind the barriers shall be removed for proper disposal.  

3. The contractor shall exercise every reasonable precaution to protect the streams, 

wetlands and their non-disturbance buffers from pollution with fuels, oils and other 

harmful materials. Construction byproducts and pollutants such as oil, cement and wash 

water shall be prevented from discharging into or near these resources and shall be 

collected for removal off the site. No slash or other natural debris shall be placed in or 

adjacent to these areas. All construction debris and associated materials and litter shall 

be removed from the work site immediately upon completion.   

4. No equipment or vehicle maintenance, cleaning or refueling shall occur within the non-

disturbance buffers. The contractor shall immediately contain and clean up any 

petroleum or other chemical spills with absorbent materials such as sawdust or kitty 

litter. For other hazardous materials, follow the cleanup instructions on the label. 

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 

 

20. Best Management Practices – Oaks (Mitigation Measure 4E): Improvement plans that 

include work within 50-feet of oak trees shall include a Tree Protection Plan detail 

including the tree protection zone, protection type, any work such as pruning or bracing 

that is required prior to construction start. Additionally, the following notes shall be added 

to improvement/grading plans: The following Best Management Practices are required 

during construction in order to ensure adequate protection of Landmark Oaks and 

Landmark Oak Groves.  

1. Prior to the start of construction, protective fencing, at a minimum of four feet in height, 

shall be placed at the limits of the protected root zone (PRZ) of any individual oak tree 

or grove.  The PRZ is defined by a tree’s critical root radius.  To obtain the PRZ limits, 

measure the tree’s diameter at breast height (4.5’ above the ground) then allow 1.5 feet 

of root zone per measured inch, measuring from the trunk out to find the limits of the 

PRZ. The fencing is to remain in place until construction and cleanup are completed. 

2. Prior to septic system permit being issued, a biologist from the County approved 

Biological Consultant List, shall review the plans to ensure that the location and design 

is consistent with the system evaluated by the biologist in the Oak Resources 

Management Plan.  A majority of the leach field location shall be in areas of openings 

among the landmark oak trees, as identified in the Oak Resources Management Plan.   

3. Prior to permit issuance, a letter from a biologist from the County approved Biological 

Consultant List must be submitted to Nevada County Planning, stating that the biologist 

will supervise all excavation or grading proposed within the protective root zone of 

Landmark Oak trees and Landmark Oak Groves.  

4. Damage to limbs, trunks and roots shall be avoided during construction. Any damage 

shall be immediately reported to the Nevada County Planning Department. The 

Planning Department may require the responsible party to hire a biologist or arborist to 

assess the damage and the most appropriate corrective measure. 

5. Penalties for damaged trees may be assessed by the Planning Department at a 2:1 

planting ratio.  

6. Grade shall not be lowered or raised in the PRZ of any oak tree. 
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7. Work within the dripline of Landmark Oak Groves or Landmark Oak Trees shall be 

performed by using hand tools or small hand held power tools.  Any major roots 

encountered shall be conserved to the greatest extent possible.  

8. Prior to finalization of the improvement/septic system permit, a letter from the 

supervising biologist must be submitted to Nevada County Planning stating that the 

work was completed within these guidelines.  

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 

 

21. Annual Monitoring Plan- Oaks (Mitigation Measure 4F): The following note shall be 

added to the septic system improvement plans: A biologist from the County approved 

Biological Consultant List shall annually monitor and survey the Landmark Oak Grove in 

and adjacent to the leach field for the restroom facility. Annual monitoring shall begin 

twelve months after the septic system is installed, and shall include photo documentation 

of the trees. A technical memorandum including the date(s) of monitoring, name of the 

monitor, the condition of the trees, and a list of any trees that appear to be affected by the 

construction or operation of the project, including the leach field, shall be documented and 

submitted to the Nevada County Planning Department.   Deterioration in the health or death 

of any oak trees that would reduce the canopy closure of the designated Landmark Oak 

Grove within or adjacent to the leach field would require compensatory mitigation. If there 

is no deterioration in health to oak resources after 5 years, no additional monitoring would 

be required.  To compensate for oak trees that could be negatively impacted with the 

installation and use of septic systems oak trees must be replaced at a 2:1 ratio in one or a 

combination of the following ways:   

1. Conservation Easement: Dedicate a conservation easement within the subject parcel to 

protect landmark oak groves from future development or use impacts.  A minimum of 

a 1:1 ratio of impact area to the conservation easement area would be required.  The 

mitigation would be reviewed/recommended by the biologist and require final approval 

by the Nevada County Planning Department.  An offsite conservation easement or a 

fee title dedication to a land conservation group approved by the Nevada County 

Planning Department may also be substituted for mitigation. 

2. Bear Yuba Land Trust (BYLT) In-Lieu Fee: Make a payment to a mitigation fund that 

shall specify that the fee paid will be used to purchase mitigation landmark oak groves 

within Nevada County.  A five (5) percent administration fee of the mitigation fee may 

be required to cover Nevada County or BYLT costs.  Approval by the Nevada County 

Planning Department is required.  

3. Planting Replacement: At a 2:1 ratio by the number of inches of oak trees removed, 

plant replacement oak trees.  A Tree Planting and Maintenance Plan prepared by a 

County approved biologist showing species, size, spacing and location of plantings and 

the location and species of established vegetation shall be submitted to the Planning 

Department for review and approval. Replacement trees must be grown in deep five-

gallon containers and the trees shall not have been in the containers for more than two 

years. Planted trees must be spaced such that they do not compete with each other or 

established vegetation. Tree monitoring by an approved biologist must be completed 

on a yearly basis (for five years) with dead trees being replaced if needed. A 
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memorandum must be submitted to the Planning Department noting the results of each 

annual maintenance visit, outlining the condition of the trees and noting any 

replacements that were made.  An offsite location in Penn Valley for planting 

replacement may be substituted for mitigation.  This would require approval by the 

Nevada County Planning Department.   

Timing: Prior to issuance of building/grading permits 

Reporting: Approval of the improvement plans 

Responsible Agency:  Planning Department 

 

22. Halt work and conduct consultation upon unanticipated discovery of cultural 

resources (Mitigation Measure 5A): Prior to issuance of a grading/improvement permit, 

the project applicant shall include a note on all construction plans advising contractors and 

construction personnel involved in any form of ground disturbance of the possibility of 

encountering subsurface cultural resources. If such resources are encountered or suspected, 

work within 100 feet shall be halted immediately and the construction contractor shall 

contact the Planning Department. A professional archaeologist and the United Auburn 

Indian Community (UAIC) shall be consulted to assess any discoveries and develop 

appropriate management recommendations for archaeological resource treatment. If bones 

are encountered and appear to be human, the Nevada County Coroner and the Native 

American Heritage Commission shall be contacted. If the resources encountered are Native 

American in origin, Native American tribes and individuals recognized by the County shall 

be notified and consulted about any plans for treatment. Any recommendations form the 

United Auburn Indian Community shall be documented in the project record.  If any of the 

recommendations are not followed, written justification shall be included in the project 

record.  If adverse impacts to tribal cultural resources occur, consultation shall be required 

by the UAIC and other traditionally and culturally affiliated Native American Tribes for 

rectifying the impact. 

Timing: Prior to issuance of building/grading/septic permits 

Reporting: Agency approval of permits or plans 

Responsible Agency:  Planning Department 

 

23. Tribal Cultural Resource Awareness Training and Brochure (Mitigation Measure 

5B): A minimum of seven days prior to the start of construction, the applicant shall notify 

the Planning Department of the construction date.  The Planning Department will notify 

the United Auburn Indian Community (UAIC).  A tribal representative and cultural 

resources specialists shall be invited to provide training and a brochure to all construction 

crewmembers, consultants, and other personnel involved in the construction activities to 

inform crewmembers of cultural resources, applicable regulations, protocols for avoidance, 

and consequences for violating State laws and regulations.  The training will include 

avoidance and minimization measures for resources that have potential to be located on the 

project site, and it will outline appropriate actions to take if artifacts are encountered. The 

program will emphasize the requirement for confidentiality and culturally appropriate, 

respectful treatment of any cultural resources.  The attached brochure shall be included on 

all improvement permits and shall be provided to all construction crewmembers. 

Timing: Prior to issuance of building/grading/septic permits 

Reporting: Agency approval of permits or plans 
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Responsible Agency: Planning Department and United Auburn Indian Community  

 

24. Obtain Appropriate Stormwater Permit and Implement an Erosion and Sediment 

Control Plan (Mitigation Measure 6A): Project improvements and ground disturbance 

must obtain an appropriate stormwater permit and implement an erosion and sediment 

control plan for projects including land disturbance of one acre or more. Prior to issuance 

of grading permits or improvement plans for all projects that could result in disturbance of 

an acre or more of land, the construction and grading permits shall comply with the 

applicable General Permit for Storm Water Discharges Associated with Construction 

Activities (Construction General Permit)   regulations. Grading plans shall include 

verification that a Construction General Permit, issued by the State Water Resources 

Board, has been issued for this project. Said permits or plans shall incorporate, at a 

minimum, the following erosion and sediment control measures: 

1. Best Management Practices (BMPs) for temporary erosion control shall be 

implemented during construction to control any pollutants that could potentially affect 

the quality of storm water discharges from the site. A Storm Water Pollution Prevention 

Plan (SWPPP) shall be prepared in accordance with California State Water Resources 

Control Board (SWRCB) requirements. This SWPPP includes the implementation of 

BMPs for Erosion Control, Sediment Control, Tracking Control, Wind Erosion 

Control, Waste Management and Materials Pollution Control. 

2. All portions of the project, including off-site grading and excavation for the 

emergency access road, shall be included in the State-mandated Storm Water 

Pollution Prevention Plan (SWPPP) and are subject to the required monitored and 

reporting.  

Timing: Prior to building/grading permit issuance 

Reporting: Agency approval of permits or plans  

Responsible Agency:  Planning Department and Building Department 

 

25. Amplified Music and Event Hours (Mitigation Measure 12A):  To be in compliance 

with the Nevada County Noise Standards, all improvement plans shall have the following 

notes and all events shall follow these limitations: 

1. Speakers shall be located within thirty-five (35) feet of the primary residence and shall 

face south. 

2. From 7:00 p.m. to 10:00 p.m., the sound output shall be reduced to 70 dB, measured 

fifty (50) feet in front of the speakers.  The property owner shall be responsible for 

obtaining a sound level meter and ensuring that music is at this decibel level or lower. 

3. No amplified music, amplified speech, or event crowd noise shall occur between 10:00 

p.m. and 7:00 a.m.  All event activities shall be prohibited between these hours. 

Timing: Implemented on all event activities 

Reporting: Agency approval of improvement plans/Site inspection prior to finalization of 

improvement permits/Agency will respond on a complaint basis 

Responsible Agency:  Planning Department and Code Compliance Division 

 

26. Prohibit Events During Weekday Peak Hour (Mitigation Measure 16A): The 

following mitigation is required to prevent traffic from being generated by special events 

during the weekday AM (7:00 a.m. to 9:00 a.m.) and PM (4:00 p.m. and 6:00 p.m.) peak 
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hours of traffic.  The mitigation includes a one-hour buffer around the peak hours to prevent 

traffic from being generated during the peak hour times.   

1. For the AM peak hour, events shall not begin before 10:00 a.m. on weekdays. 

2. For the PM peak hour, events shall not begin between 4:00 p.m. and 7:00 p.m., or end 

between 3:00 p.m. and 6:00 p.m. on weekdays. 

Timing: Implemented on all event activities 

Reporting: Agency approval of improvement plans/Agency will respond on a complaint 

basis 

Responsible Agency:  Planning Department and Code Compliance Division 

 

B. BUILDING DEPARTMENT   

 

1.       Existing Structures:  The buildings on this site are approved for use as a one-and-two family 

dwelling and accessory residential uses.  These buildings are not approved for use and/or 

occupancy by the public or for commercial purposes. The residential buildings shall not be 

used as part of the events onsite due to their approved occupancy types being residential 

use and not commercial use.  If the buildings are used for any onsite events, complete 

change of use plans shall be submitted to the Building Department for review prior to the 

use of any of these buildings for commercial use.  

 

2.       ADA Compliant Facilities (Restroom): Any buildings are/or facilities used by the public 

shall meet all required requirements for disabled accessibility per the California Building 

Standards Code. A change of use permit shall be obtained for any required improvements 

and prior to their use.  

 

3.       ADA Parking Spaces:  A minimum of two (2) disabled accessible parking spaces shall be 

provided based on the overall number of parking spaces provided. A minimum of one (1) 

of the spaces shall meet van accessible parking space standards per the California Building 

Code. A building permit will be required for the construction of these parking spaces. This 

shall be completed prior to the use of the property for any events.  

 

4.       ADA Pathway:  An accessible route of travel shall be provided from the accessible parking 

spaces to any event areas as well as the portable accessible restroom areas. This path shall 

be a minimum of 4ft, have an accessible surface and shall have route of travel signage 

installed at required locations per the California Building Code. This shall be completed 

prior to the use of the property for any events.  

 

5.       Employee Shower (Restroom Facility):  The employee shower shall meet disabled 

accessibility requirements. The preliminary review of the floor plan for the proposed 

shower would not meet accessibility requirements.  This shall be completed prior to the 

building permit being issued.   

 

6.       Membrane Structures:  Approval shall be obtained from the local fire district if any 

membrane structures will be used as part of any events.  
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C. ENVIRONMENTAL HEALTH 

 

1. Septic Permit:  Apply for and obtain permit approval for a special design sewage disposal 

system. 

 

2. Water Use:  Accept and incorporate restriction that the existing residential well shall not 

be used to provide drinking water to the public. The allowable public use (connection) of 

this existing residential well would be only for handwashing in lavatories in the proposed 

public restrooms. Commercially packaged water would be expected to be provided for 

consumption by the invited public. 

a. Please be aware that if at any time the number of events increases, or the number 

of potable water connections increases to the level requiring a public water system, 

then construction of a Class II Commercial Well, under permit, and a State Public 

Water System Permit will be required. 

 

3. Catering:  The Caterer shall have an active permit with the Environmental Health 

Department. The caterer shall not complete any food preparation for plating 

purposes/presentation on site. 

 

4. Final Approval/Occupancy:  Construct, and obtain final approval for sewage disposal 

system prior to receipt of final occupancy or approval of this Use Permit 

 

D.  DEPARTMENT OF PUBLIC WORKS 

 

1.       Traffic Mitigation Fees: Prior to any operations or issuance of any grading permit, 

whichever occurs first, the applicant shall pay appropriate traffic impact fees based on the 

latest fee schedule adopted by the Nevada County Board of Supervisors for additional trips 

generated by the project as determined by the Traffic Impact Analysis prepared for the 

project. 

 

2. Driveway Encroachment: The project driveways encroaching into the County right of way 

at Cattle Drive shall conform to the County’s Commercial Approach standards. Prior to 

any work within the ROW, the applicant shall obtain an encroachment permit from the 

County, which includes a Traffic Control Plan showing all public roadways where work is 

to be performed and indicates each stage of work, closure dates for street and section of 

closure (if necessary and otherwise allowed by local jurisdiction), signage, flaggers, and 

any other pertinent information. As part of the encroachment permit review, the applicant 

shall prepare a before and after pavement analysis to document any damage to the project 

roadways that results from the project construction. Any damage to the roadways as the 

result of the project construction activities shall be repaired at the applicant’s cost. 

 

3. Sight Distance: Prior to and during operation of the project, sight distance standards shall 

be met and maintained at all access points to the project on Cattle Drive by trimming and 

limbing up vegetation as needed with the County right of way. 
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4. Stormwater Drainage: If improvements are proposed, stormwater shall be mitigated onsite. 

Prior to issuance of grading permits for any onsite infrastructure improvements, the 

applicant shall provide a final drainage report prepared by a registered civil engineer that 

demonstrates no net stormwater runoff from the proposed project. The drainage report shall 

include an analysis of net runoff from the project site and design for one-year, ten-year, 

and 100-year storms. Required retention/detention facilities, where necessary, shall be 

designed such that the water surface returns to its base elevation within 24 hours after the 

applicable storm event per General Plan Policy 3.19A. All stormwater drainage shall be 

designed by a registered civil engineer, and the designer shall utilize County standard plans 

and specifications. 

 

5. Storm Water Pollution Prevention Plan (SWPPP): This condition is required as project 

mitigation under Condition A.24 (Mitigation Measure 6A).   

 

E. NEVADA COUNTY OFFICE OF THE FIRE MARSHAL 

 

1. Defensible Space:  Prior to approval of the final map, the existing structures shall compliant 

with the following; Vegetation clearance around structures shall meet the minimum 

requirements of Public Resources Code Section 4291.  Structures shall have a maintained 

Defensible Space/Fuel Reduction Zone by removing, limbing, and/or thinning trees, brush, 

flammable vegetation or combustible growth no less than 100 feet from structures or to the 

property line, whichever is closer to prevent the transmission of fire. This is not a 

requirement to clear all vegetation from the property. Such thinning or removal of 

vegetation does not apply to individual isolated trees, ornamental shrubbery or ground 

cover plants unless such vegetation forms a means of rapidly transmitting fire from ground 

vegetation to canopy trees. Replacement vegetation should be ornamental shrubbery of the 

fire safe varieties. All flammable vegetation and fuels caused by site development shall be 

legally disposed or removed. (Nevada County LUDC, Section L-II 4.3.18.C.2) 

 

F.  PENN VALLEY FIRE DISTRICT 

 

1. Fire Apparatus Access Roads, California Fire Code §503:  Access to the building shall be 

in accordance with this entire section for all on-site roadways. Special notice should be 

paid to applicable Nevada County Land Use and Development Code (LUDC) §L-XVI 3.2 

which describes design of the area where the driveway meets the public road as well as the 

setback for the currently existing gate. While this LUDC section allows a ten (10) foot 

driveway for a single-family residence, the change in use to a commercial use with a large 

number of vehicles for public events will trigger the twenty (20) foot driveway width 

described in the CFC. After evaluation of the conditions on site, as well as the verbal 

agreement of the applicant, our agency has accepted the proposed 20’ fire access road from 

the entry on Cattle Drive to the area indicated on the plan dated 10/10/18 which shows the 

“18” culvert”. After this point, as a means supplying the same practical effect, the following 

conditions will apply: 

 

a. The project shall sign all areas that have been used for parking along the right side 

of the property (near the private home) as “FIRE LANE-NO PARKING”. This 
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signage must be at intervals of approximately 20 feet along that side of the area 

with signs that match the attached file. 

 

b. The design requirements of the “NO PARKING” signs shall be as follows: 

1. Signs shall be no less than 12 inches x 18 inches. 

2. The sign shall be mounted with the bottom a minimum of 7 feet from the 

ground. 

3. Signs are to be placed visibly throughout property. 

4. Colors shall be white field with red lettering. 

5. Signs shall contain wording as shown in the attached file. 

 

c. The area to the side and rear of the large garage at the back of the property will also 

be signed “FIRE LANE-NO PARKING”. The access to these areas will be gated 

or chained when the property is in use. Signage shall match the attached file. 

 

d. The only parking allowed shall be the two spaces immediately in front of the main 

door to the large private residence, the spaces immediately in front of the private 

garage and whatever ADA spaces are required by Nevada County. Signage in these 

areas shall indicate it is for the use of “Event Staff Only”. 

 

e. The project will place signage in the area of the culvert/large oak tree that indicates 

that there is “No Parking Beyond This Point”.  

 

f. CFC section 503.6 allows for secured gates on the access road and the acceptable 

locking system for these. The only locking system approved within the Penn Valley 

Fire District requires addition of the Knox Rapid Entry System to the security gate. 

Information is available from this office on those devices. 

 

2. Fire Protection Water Supplies, California Fire Code §507:  The buildings subject to this 

application contain commercial and residential uses. Water supply for buildings used for 

the commercial purposes of this property (the two-story rental/chapel building and all other 

accessory buildings) must comply with CFC §507 and related Appendix B which outline 

the applicable minimum stored water requirements for structures that do not have a 

municipal water supply. Specifically, the code allows use of National Fire Protection 

Association (NFPA) Standard 1142. Applicant must supply an analysis from a California 

licensed design professional that describes the building construction, square footage and 

proposed water storage required by NFPA 1142 for review by this office. Access to such 

water supply shall be in accordance with Nevada County LUDC §L-V 5.30 and Nevada 

County applicable design standards.  No use of buildings have been indicated or approved.  

A 10,000-gallon with tank, with fittings matching Nevada County standards, is adequate 

for the proposed use. 

 

3. Emergency Access Key Boxes, Penn Valley FPD Ordinance 05-1:  All structures which 

are not residential and not occupied on a twenty-four (24) hour basis shall utilize the 

Knox Rapid Entry System for emergency fire district access. The proposed plan can be 

satisfied by one such box near the gate on the fire access road with access keys to any 
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other areas not used for private residential accommodations. It is the responsibility of 

the building owner and/or occupant to provide this agency with proper and current keys 

to secure in the Knox Rapid Entry box. 

 

G.  CALIFORNIA DEPARTMENT OF FISH & WILDLIFE 

 

1. Notice of Determination (Optional):  If a Notice of Determination is not filed for the 

environmental document on this project, the 30-day Statute of Limitations on court 

challenges to this project's approved environmental document will remain open, which 

could affect the permit validity.   Pursuant to Section 21089 of the California Public 

Resource Code and Section 711.4 et. seq. of the California Fish & Wildlife Code, a fee in 

the amount of $2,354.75 must be paid as a condition of filing the Notice of Determination 

for this project. This fee must be submitted to the Planning Department within 5 days of 

the permit approval with the check made payable to the County Clerk, County of Nevada. 

This fee is required to be collected for the Notice of Determination, on behalf of the State 

Department of Fish & Wildlife.   

  

Attachments: Cultural Resources Brochure 

   Conditions of Approval for PM16-002 
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Every reasonable effort has been made to assure the accuracy of  the maps 
and data provided; nevertheless, some information may not be accurate.
The County of  Nevada assumes no responsibility arising from use of  this
information. THE MAPS AND ASSOCIATED DATA ARE PROVIDED WITHOUT 
WARRANTY OF ANY KIND, either expressed or implied, including but
not limited to, the implied warranties of  merchantability and fitness
for a particular purpose. Before making decisions using the information
provided on this map, contact the Nevada County Public Counter staff
to confirm the validity of  the data provided.
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