South County Area Municipal Advisory Council (SCMAC)
PUBLIC NOTICE — SPECIAL MEETING AGENDA

To receive an email notice when the Agenda is posted: www.mynevadacounty.com/list.aspx
(under Agenda Center select South County Area Municipal Advisory Council)

Date: September 15, 2025

Time: 6:00 p.m.

Place: Higgins Lions Community Center (Roy Peterson Building)
22490 East Hacienda Drive, Grass Valley, CA 95949

Join by Zoom or by phone (+1 669 900 9128):
https://us02web.zoom.us/j/84344866421?pwd=eKimMkzvzBJMUDKgiACgHZHNk5hkRI. 1
Meeting ID: 843 4486 6421

Passcode: 137043

Members:
James Mathias, Chair
Jeff Pettitt, Vice Chair
Gary Baker, Member
Vicki Hawkins, Member
Sandy Jake Jacobson, Member
Laura Barhydt, Member
Vacant, Member
Vacant, Member
Vacant, Alternate Member

1. Call to Order, Roll Call, and Pledge of Allegiance

2. Consent Agenda (Single Motion Needed) Action
All matters listed under the Consent Agenda are considered routine and will be enacted by one
motion. There will be no separate discussion of these items unless a member of the SCMAC,
audience, or staff requests a specific item to be removed from the Consent Agenda for separate
action. Any item removed will be considered after the motion to approve the Consent Agenda.

a. Approval of Meeting Agenda for September 15, 2025

3. Presentation on Nevada County Safety Element Update Information/Discussion
Steve Geiger, Senior Planner, Nevada County
Zach Ruybal, Associate Planner, Nevada County

4. Presentation on Nevada County Alternative Housing Ordinance Information/Action
Brian Foss, Planning Director, Nevada County

5. District 2 Supervisor Announcements Information

6. Adjournment estimated @ 7:30 p.m.


http://www.mynevadacounty.com/list.aspx
https://us02web.zoom.us/j/84344866421?pwd=eKimMkzvzBJMUDKqiACgHZHNk5hkRI.1

Times stated are approximate and subject to change. Agenda order is tentative and may be changed
by SCMAC action without prior notice. Agenda discussions and report items are subject to action being
taken on them during the meeting by the SCMAC at its discretion. The meeting is accessible to people
with disabilities. A person who needs disability-related accommodations or modifications in order to
participate in the meeting shall make a request no later than five (5) working days before the meeting
to the SCMAC to be considered. Requests for further information should be directed to the Chair of the
SCMAC at (530) 265-1480.

AFFIDAVIT OF POSTING

Meeting notice/agenda of the SCMAC Special Meeting, scheduled for September 15, 2025, was posted
per Open Meeting Law requirements at the following locations:

Eric W. Rood Administrative Center, 950 Maidu Avenue, Nevada City, CA 95959
Higgins Lions Community Center, 22490 East Hacienda Drive, Grass Valley, CA 95949
Bear River Library, 11010 Combie Road, Auburn, CA 95602
www.mynevadacounty.com

AGENDA POSTED: Friday, September 12, 2025


http://www.mynevadacounty.com/

South County Area Municipal Advisory Council (SCMAC)

To receive an email notice when the Agenda is posted: www.mynevadacounty.com/list.aspx
(under Agenda Center select South County Area Municipal Advisory Council)

Meeting Memo

MEETING DATE:  September 15, 2025
TO: South County Area Municipal Advisory Council
FROM: Carissa Cyr, Senior Management Analyst

AGENDA ITEM: Safety Element Update

RECOMMENDATION: Receive presentation and participate in discussion.

BACKGROUND: This is a presentation on the Planning Department’s current update of the Safety
Element of the County General Plan. The Safety Element is one of the State-required elements of the
General Plan and its purpose is to reduce potential short-term and long-term risks for loss of life,
injuries, and damage to properties resulting from public safety hazards. The Safety Element was last
updated in 2020.

The Safety Element contains background information and the County’s goals, polices, and programs
addressing the following: Emergency Preparedness, Geologic Hazards/Seismic Activity, Flood Hazards,
Airport Hazards, Hazardous Materials, Mining Hazards, Public Safety Services and Facilities, Fire
Hazards and Protection, Severe Weather Hazards, Climate Change Resiliency, and Environmental
Justice.

Planning staff will provide an overview of the Safety Element and the update process and timeline.

Page 1 of 1


http://www.mynevadacounty.com/list.aspx

South County Area Municipal Advisory Council (SCMAC)
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Meeting Memo

MEETING DATE:  September 15, 2025
TO: South County Area Municipal Advisory Council
FROM: Carissa Cyr, Senior Management Analyst

AGENDA ITEM: Alternative Housing Ordinance
RECOMMENDATION: Receive presentation and participate in discussion.

BACKGROUND: This is a presentation on the Planning Department’s Alternative/RV Housing draft
ordinance. The Alternative/RV Housing draft ordinance is now available for public review; more details,
such as how to provide comments on the draft ordinance, can be found by visiting the County’s website
at: https://nevadacountyca.gov/4102/AlternativeRV-Housing

Background

At the 2024 Board Workshop, the Nevada County Board of Supervisors directed the Community
Development Agency to identify updates to the Nevada County Code to allow for the development of
alternative housing types in support of the Housing Board Objective. Specifically, the Board of
Supervisors directed the Planning Department to develop an Ordinance to allow Tiny Homes on Wheels
(THOWS) and to reestablish and redefine the County’s Title 25 Limited Density Rural Owner-Built
Housing Regulations. Both Tiny Homes on Wheels and Title 25 regulations were adopted by the Board
on January 14, 2025.

Throughout the Tiny Homes on Wheels project, the most consistent comment received was that the Tiny
Homes on Wheels ordinance did not go far enough and that the County should consider additional
alternative housing. Similar to the 2024 Board Workshop, during the January 14, 2025, Board Meeting
and the 2025 Board Workshop, the Board directed staff to follow up with a review and a potential
ordinance that might allow alternative housing types that are not traditionally considered permanent
housing.
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= NEVADA GOUNTY

O CALIFORNIA
For Immediate Release: Media Contact:
Aug. 20, 2025 Lisa Renner, Interim Public Information Officer

Lisa.Renner@NevadaCountyCa.gov
530-277-0564

Have Your Say: Comment on Nevada County’s Draft RV Housing
Ordinance

Nevada City, Calif. — The public is invited to comment on a draft ordinance that would allow
recreational vehicles (RVs) to be used as permanent housing on private property.

Planning staff have drafted an ordinance that proposes to allow RVs as accessory dwelling
units (ADUs) on property that is three acres or greater with a permitted single-family dwelling.
RV housing would be allowed in all single-family residential, residential agricultural and rural
zoning districts. Permits for RV dwelling would be valid for two years and could be renewed.

The Board of Supervisors directed staff to prepare the ordinance based on community requests.

All project source material including the project background, work plan details, project
milestones, results of the community survey, the email sign up for updates and notifications on
opportunities to participate in the project, and the draft ordinance can be viewed at:
www.NevadaCountyCa.gov/AlternativeHousing.

How to Provide Comment

e Attend a public workshop Sept. 9 from 6 to 8 p.m. at Grass Valley Veterans Memorial
Building, 255 S. Auburn St., Grass Valley

e Provide written by 5 p.m. Sept. 22 to AltRVOrdinance@nevadacountyca.gov or by mail at
Planning Department, 950 Maidu Ave. Suite 170, Nevada City, CA 95959

The draft ordinance is expected to go before the Planning Commission this fall with the Board
of Supervisors planning to take action before the end of the year.


http://www.nevadacountyca.gov/AlternativeHousing
mailto:AltRVOrdinance@nevadacountyca.gov

Public Review Draft

Section 12.03.151 Recreational Vehicle Dwelling

A.

Purpose. The purpose and intent of this Section is to provide for and establish reasonable regulations
regarding occupation of Recreational Vehicles to provide needed housing for County residents.

Definitions. For the purposes of this Section the following definitions shall apply:

1.

Recreational Vehicle (RV) — A motor home, travel trailer, truck camper, or camping trailer, with or
without motive power, designed for human habitation for recreational, emergency, or other
occupancy that is structurally sound, safe to occupy and protect occupants from the
elements, which meets all of the following criteria:

a. It contains less than 320 square feet of internal living room area, excluding built-in
equipment, including, but not limited to, wardrobe, closets, cabinets, kitchen units or
fixtures, and bath or toilet rooms.

b. It contains 400 square feet or less of gross area measured at maximum horizontal
projections.

c. It is built on a single chassis.

d. It is either self-propelled, truck-mounted, or permanently towable on the highways without
a permit.

This definition excludes a “Camping Cabin” as provided for in California Health and Safety Code
(HSC) Sections 18862.5 and 18871.11 and Title 25 California Code of Regulations (CCR) Section
2327; or a Park Trailer, as defined by HSC Section 18009.3.

Standards. For purposes of this section, an RV is allowed as a residential dwelling on private property,
subject to the approval of an Administrative Development Permit and site inspection with renewal every
two years and shall comply with the following standards:

1.

Permitting. A RV Dwelling Administrative Development Permit shall be valid for two years and
may be renewed, at a fee established by the Board of Supervisors, so long as the RV, upon site
inspection meets the standards outlined below. The RV shall be unoccupied within ten (10) days
of permit expiration.

Inspection. Prior to the initial issuance of a County Certificate of Use and Administrative
Development Permit renewal, the County Building Department, Environmental Health, Planning,
Fire and Code Compliance shall perform an inspection of the site to ensure compliance with the
standards contained herein. An RV shall not be occupied until all relevant permits supporting the
RV occupancy have received final from the appropriate agency or department and a County issued
Certificate of Use is obtained.

Certifications. RVs constructed on or after January 1, 1999, but before July 14, 2005, must comply
with the ANSI A119.5 standard. RVs manufactured on or after July 14, 2005, must be constructed
in accordance with the NFPA 1192 standard. Compliance with these standards can be determined
by an insignia similar to those issued by the Recreational Vehicle Industry Association (RVIA) that
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is permanently affixed to the RV. However, an insignia issued exclusively by RVIA is not required
(HSC Section 18027.3, as may be amended).

a. Any recreational vehicle manufactured on or after January 1, 1999 shall bear a label or an
insignia indicating the manufacturer’s compliance with the American National Standards
Institute or National Fire Protection Association standard as defined above.

b. Any recreational vehicle manufactured prior to January 1, 1999, shall bear a label or an
insignia of approval indicating the manufacturer’s compliance with the American National
Standards Institute standard or a department insignia issued prior to January 1, 1999,
indicating compliance with the state standard that was in effect pursuant to this chapter on
the date of manufacture, including any modifications contained in regulations.

4. Registration. A current DMV registration permit shall be required and maintained on the RV at all
times.
5. Deed Restriction. Prior to the issuance of the Certificate of Use for an RV dwelling, the owner

shall record a deed restriction which addresses restrictions on the unit as follows:

a. An RV dwelling may be rented for long-term use only (30 consecutive calendar days or
more); short-term rentals are prohibited.

6. Zoning, Density and Property Size. An RV may be allowed as an Accessory Dwelling Unit for
density purposes as allowed for in this Code Section, exclusive of County Code Title 12, Chapter
3, Section 12.03.190 et. seq., on property that is three (3) acres or greater with a permitted single-
family dwelling in the Residential Agricultural (RA), Single-Family Residential (R1) and all Rural
(AG, AE, FR and TPZ) Zoning Districts.

a. No more than one RV may be occupied as a housing unit pursuant to this Code Section on
any property.
b. An RV dwelling may be established provided that no other dwelling unit, other than a

primary single-family dwelling, and second dwelling unit consistent with density as
allowed for by County Code Title 12, Chapter 3, Section 12.03.192, is established on the
parcel.

7. Location. The RV shall be in conformance with setback requirements identified by the County Site
Development Standard for a single-family dwelling as required within the Zoning District where
the unit will be located.

8. Site Development Standards: All site development standards applicable to a single-family dwelling
shall apply to placement of the RV to be occupied.

0. Accessory Structures: Accessory structures such as decks, porches, sheds, gazebos, and ramadas

shall be designed to be detached from the RV. All accessory structure(s) shall be permitted,
inspected and receive final, if required for said structures.
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10. Foundation. The RV shall not have its wheels removed and the wheels shall remain inflated. All
wheels and leveling/support jacks shall meet manufacturers specifications and shall sit on a surface
sufficient to support its weight.

a. Parking areas for the RV shall utilize a paved or gravel surface. For the purpose of this
subsection, a paved surface shall be a minimum thickness of two inches of asphalt concrete
or four inches of reinforced Portland cement concrete over four inches of Class II aggregate
base. A chip seal surface shall be a double seal coat over four inches of Class II aggregate
base. A gravel surface shall be four inches of Class II aggregate base. All base material
shall have a 95 percent compaction over a subgrade compacted to 90 percent. The finish
grade for the RVs parking area shall not exceed two percent slope in any direction.

b. The RV shall be tied down with anchors or otherwise stabilized as designed by the
manufacturer and shall include using wheel chocks and jacks. Use of leveling blocks
beyond those provided as standard equipment are prohibited.

11. Screening. The undercarriage, including wheels and axles shall be concealed from view by
screening that is solid and fixed at all times during habitation.

12.  Habitability. RV dwellings must comply with basic habitability standards such as those found in
HSC Section 17920.3 as may be amended, and include but are not limited to the following:

a. The RV dwelling must include provisions for living and sleeping in the unit with adequate
heat and lighting.
b. All occupants must have 24-hour on-site access to hot and cold potable water, a kitchen,

toilet, bathing facilities, and a lavatory sink.

c. Street address numbers shall be visible from the street and meet Nevada County Addressing
regulations pursuant to the County Code Title 16, Chapter 1.

d. Smoke and Carbon Monoxide Detectors: Every sleeping area and the hallway providing
access to the sleeping area shall be provided with operable smoke detectors. A carbon
monoxide detector shall be required for any unit that contains a carbon-fueled appliance or
heating device. Said detectors must be maintained in good working condition at all times.

e. A portable fire extinguisher meeting Class 2A10BC requirements must be present and
accessible within the RV at all times.

f. Solid waste management shall comply with local and state laws including but not limited
to County Code Title 15, Chapter 13, Sections 15.13.060 and 15.13.070.

g. Utility Connections and Mechanical Equipment.

1. The RV shall be connected to the existing permitted water supply and onsite sewage
disposal facilities that serve the onsite single-family dwelling subject to permitting
and inspection by the Environmental Health Department and/or utility provider, if
on public water or sewer; or All new water supply and onsite wastewater sewage
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5.

disposal infrastructure that serve the RV shall meet the requirements of Local Area
Management Plan (LAMP) and Onsite Wastewater Treatment System (OWTS)
Policy as administered by the Department of Environmental Health, unless an
alternative or temporary septic disposal method or water supply is otherwise
approved, permitted and inspected by the Environmental Health Department.

a) Water supply, if provided by Residential Well, must ensure that the main
residence and the RV have a daily gallon per minute (gpm) service of no
less than 3gpm per residence. Well should have a 6gpm production
otherwise a storage tank may be required to support the main residence and
the RV.

b) The water supply and sewage disposal must be maintained in good working
order and functions as originally designed and approved. All sewage (grey
and black water) shall be properly permitted and disposed of as specified
above.

A building permit shall be obtained from the Building Department for the
installation of dedicated electrical equipment, panels, meters, or devices required
to power a recreational vehicle. These utility connection features may require
protective bollards at the discretion of the Building Official. Properly sized
extension cords (typically 30 or 50 amps) may be used to connect the RV to the
dedicated electrical equipment. Conversely, the use of extension cords to supply
power to an RV from non-dedicated electrical equipment is strictly prohibited. An
RV may be connected to a permitted, dedicated off-grid electrical system consistent
with the Building Department’s off-grid policy. Use of a generator as the primary
power source for an RV is strictly prohibited.

All fuel connections such as propane or natural gas shall be sufficient to meet the
energy demands of the unit and shall meet the manufacturer’s specifications.
Ground mounted propane tanks require a building permit.

Any water, sewage drain, electrical, fuel supply or other utility connection and
installation shall conform to State and local regulations and require inspection by
the Building Department or Environmental Health Department and issuance of a
permit.

Wood burning heat sources are prohibited.

Any modifications made to the unit which would typically require a building permit shall
be inspected and approved by ANSI trained inspector to verify the work is consistent with
ANSI standards.

Wind and Snow Loads. The RV shall be constructed to meet the snow load requirements
of Title 25 of the Code of Regulations, Chapter 3, § 208.305(c)(3)(1) and to have the snow
load capacity to resist the roof live load applicable to the site where the unit is placed.
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If located at or above 3,200 feet in elevation, the RV shall be placed under an
approved engineered protecting ramada or snow shelter, unless it can be
demonstrated that the RV itself meets the required minimum load standards.

An RV located at or above 3,200 feet in elevation, for purposes of this ordinance,
are required to provide a signed maintenance agreement with the Building
Department concerning the removal of snow from the top of the RV.

13. Driveways. The onsite driveway access shall meet the minimum fire safe driveway standard
pursuant to County Code Title 4. Fire Safety Regulations, Chapter 3. Driveways.

14.  Fire Protection Plan. The RV dwelling is subject to the following provision:

a. As a part of the Administrative Development Permit application, the applicant shall submit
a Fire Protection Plan approved by the County Fire Marshal and/or their designee prior to
approval of the Administrative Development Permit. The approved original shall be kept
on file with the Planning Department and an approved copy shall be provided to and kept
on file with the appropriate fire district. The Fire Protection Plan shall be site specific and
address the following issues:

1.

2.

The proximity to emergency responders and estimated emergency response times.
Describe the primary (and secondary if applicable) access road conditions.
Identify the project’s emergency water supply or emergency water storage facilities
consistent with Nevada County Code Title 4. Fire Safe Regulations, Chapter 4.
Emergency Water Supply.

Location of the required fire extinguisher.

Identification of a feasible evacuation plan and/or safe evacuation routes for future
occupants of the project; and

Provide a Fuels Management Plan that requires:

a) Defensible space design consistent with Public Resources Code 4291.

b) Identification of high fuel load areas.

c) How adequate defensible space will be ensured.

d) The mechanism for maintaining defensible space; and

e) Identification of a feasible evacuation plan and/or safe evacuation routes for

use by future occupants of the project.
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Title 12, Chapter 6, Section 12.06.010: Definitions (blue text new language)

skskosk

Existing.

skskosk

Proposed: (Health and Safety Code Section 18010, as may be amended)

skskosk

“Recreational vehicle” means the following as defined by HCS Section 18010, as may be amended:
(a) A motor home, travel trailer, truck camper, or camping trailer, with or without motive power, designed for
human habitation for recreational, emergency, or other occupancy, that meets all of the following criteria:
(1) It contains less than 320 square feet of internal living room area, excluding built-in equipment,
including, but not limited to, wardrobe, closets, cabinets, kitchen units or fixtures, and bath or toilet
rooms.
(2) It contains 400 square feet or less of gross area measured at maximum horizontal projections.
(3) It is built on a single chassis.
(4) It is either self-propelled, truck-mounted, or permanently towable on the highways without a permit.
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Table 12.02.210.B

Single-Family Districts Allowable Uses and Permit Requirements
Key to Land Use Permit Requirements:
A — Allowed subject to zoning compliance and building permit issuance
DP — Development Permit required per Section 12.05.050
UP — Use Permit required per Section 12.05.060
NP — Not Permitted
NA — Not Applicable
Varies — Refer to listed Title 12 Section for allowable uses and permit requirements.

ALLOWABLE LAND USES (See Section 12.01.040 for Similar Uses) | RA R1 Zoning
Sections

skeskok
Dwelling, Single-Family @ A A
Dwellings, Multiple-Family UP UP 12.03.170
Dwelling, Accessory and/or Junior Accessory Unit A A 12.03.191
Dwellings, Second Units consistent with allowed density DP DP 12.03.192
Dwelling, Recreational Vehicle DP DP 12.03.151
seksk

skskok

Table 12.02.030
Rual Districts Allowable Uses and Permit Requirements

Key to Land Use Permit Requirements:

A — Allowed subject to zoning compliance and building permit issuance

DP — Development Permit required per Section 12.05.050

UP — Use Permit required per Section 12.05.060

NP — Not Permitted

NA — Not Applicable

Varies — Refer to listed Zoning Section for allowable uses and permit requirements.
ALLOWABLE LAND USES (See Section 12.01.040 for Similar Uses) AG | AE | FR | TPZ | Zoning

Sections

seksk
Dwelling, Single-Family (including Transitional and Supportive Housing) A A A |A
Dwelling, Accessory and/or Junior Accessory Unit A A |A |A 12.03.191
Dwellings, Second Units consistent with allowed density DP | DP | DP | DP 12.03.192
Dwellings, Multiple-Family UP |UP |UP | UP 12.03.170
Dwelling, Recreational Vehicle DP | DP | DP | DP 12.03.151
okosk

skskk
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