
 

ZONING ADMINISTRATOR STAFF REPORT 

 APPLICANT: Crown Castle       HEARING DATE:  November 12, 2025 

OWNER: James B. & Deborah A. Mawhar FILE NOs:  PLN23-0023; CUP23-0002; MGT24- 
0018; EIS23-0001 

PROJECT: The project is an application for a Conditional Use Permit (CUP23-0002) and 
Steep Slopes Management Plan (MGT24-0018) proposing the removal of an 
existing 41 foot tall monopole and replacing it with a new 90 foot tall faux pine 
(monopine) at an existing unmanned wireless communication facility located 
at 22258 Juniper Street, Floriston, CA 96111, approximately 0.1 miles directly 
east of Interstate 80 and directly adjacent to the Floriston Subdivision. The 
proposed facility will consist of eighty-five (85) feet of metal monopine 
structure with a 5-foot faux foliage extension, making the total height of the 
proposed tower ninety (90) feet tall. All brackets, antennas, and RRUs will be 
painted dark green to best match the proposed monopine and blend into the 
surrounding environment. The facility will be surrounded with a new 10-foot tall 
CMU retaining wall around the north, east, and south portion of the enclosure 
and a six-foot tall chain-link sliding gate is located on the west side for access. 

LOCATION:    The project is located at 22258 Juniper Street in Floriston, CA 96111, 
approximately 0.1 miles directly east of Interstate 80 and directly adjacent to 
the Floriston Subdivision in unincorporated Eastern Nevada County. 

ASSESSOR PARCEL NUMBER: 048-130-026 

PROJECT PLANNER: Zachary Ruybal, Associate Planner 

General Plan: FOR-160 Water: N/A 
GP Region/Center: Rural Sewage: N/A 
Zoning: FR-160 Fire: Truckee Fire Protection District 
FEMA Flood Map: 0300    Zone: X, D Schools: Tahoe Trucke Unified – TA 2 
ZDM #: 147 Recreation:  Truckee Donner 
Lot Size: 35.19 acres Farmland Designation: Not Mapped 
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ATTACHMENTS: 

1. Recommended Conditions of Approval
2. Photo Simulations
3. Zoning, Vicinity and Public Notice Map
4. Project Plan Set

RECOMMENDATION: 

I. Environmental Action: Find the project Exempt from California Environmental Quality Act
(CEQA) Guidelines pursuant to Section 15303.

II. Project Action: Approval of the proposed Steep Slopes Management Plan (MGT24-
0018).

III. Project Action: Approval of Conditional Use Permit (CUP23-0002).

BACKGROUND: 

In 1997, Nevada County approved a Conditional Use Permit application (U96-019) to allow for 
the construction and operation of a 41 foot tall monopole for a wireless telecommunications 
facility. Additionally, in 1998, Nevada County approved another Conditional Use Permit (U97-
035) for a new 40 foot tall monopole with a tophat for a wireless telecommunications facility.
Since the approvals of the Conditional Use Permits for the wireless telecommunication facility,
there have been numerous Administrative Development Permits approved on the parcel for co-
location, equipment changeouts, and adding equipment to the existing telecommunications
facility. Additionally, there have been numerous Building permits approved and finaled for the
existing wireless telecommunications facility in accordance with the approved associated
Administrative Development Permits.

PROJECT DESCRIPTION: 

The project is an application for a Conditional Use Permit (CUP23-0002) and Steep Slopes 
Management Plan (MGT24-0018) proposing the removal of an existing 41 foot tall monopole 
and replacing it with a new 90 foot tall faux pine (monopine) at an existing unmanned wireless 
communication facility located at 22258 Juniper Street, Floriston, CA 96111, approximately 0.1 
miles directly east of Interstate 80 and directly adjacent to the Floriston Subdivision.  The 
proposed facility will consist of eighty-five (85) feet of metal monopine structure with a 5-foot 
faux foliage extension, making the total height of the proposed tower ninety (90) feet tall. The 
proposed project includes the removal and replacement of an existing RBS 6201 cabinet with 
a new T-Mobile enclosure 6160 cabinet, relocating two (2) existing antennas from the existing 
monopole to the new monopine, relocating two (2) RRUS-449 B71/B85 units from the existing 
monopole to the new monopine, installing one (1) new 10 foot tall CMU retaining wall 
enclosure, installing one (1) new Double Tri-Sector Collar with T-Arms, installing two (2) new 
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T-Mobile antennas, installing two (2) new RRUS-4460 B25/B66 units, installing two (2) new
hybrid cables, removing two (2) existing antennas, removing four (4) existing diplexers at the
equipment and antennas, and remove an existing cable tray.

The proposed project includes an extension of the existing 260 square foot crown castle lease 
area by approximately 130 square feet to accommodate the new monopine, for a total of a 390 
square foot lease area. All brackets, antennas and RRUs green to match the faux pine tree 
(monopine) and will be fully within the monopine branch radius to best blend in with the 
existing environment.  The facility will be surrounded with a new CMU retaining wall around the 
north, east, and south portion of the enclosure and a six-foot tall chain-link sliding gate is 
located on the west side for access. There will be a new 100 square foot concrete slab for the 
new 90 foot monopine to be placed upon. There is no exterior lighting proposed, and any 
service lighting will be compliant with Nevada County Lighting standards. The site will be 
accessed via an existing private dirt access road within an existing 12 foot access and utility 
easement that connects directly to Juniper Street, an existing paved private road within the 
Floriston Subdivision.  

Additionally, the proposed project includes a Steep Slopes Management Plan for the work 
being proposed within slopes in excess of 30% slope. The new monopine will require a graded 
pad,  concrete slab, and CMU retaining wall which will encroach into slopes in excess of 30%. 
Therefore, recommended actions have been provided by T&S Engineering to minimize the 
impact of the proposed construction activities within these areas of slopes exceeding 30% that 
shall be implemented into project construction and grading activities. Figure 1 on page 4 
shows the enlarged site plan for the proposed project. 
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Figure 1 – Proposed Enlarged Site Plan 
 

Project Site and Surrounding Land Uses: 
 
The proposed wireless telecommunication facility would be located mainly in the existing 260 
square foot lease area in the northwestern portion of APN: 048-130-026, with the additional 
130 square foot lease area extension of the existing crown castle lease area. The parcel is 
located approximately 0.1 miles directly east of Interstate 80 and directly adjacent to the 
Floriston Subdivision in the unincorporated Eastern area of Nevada County. The subject parcel 
(APN: 048-130-026) is zoned Forest with a minimum parcel size of 160 acres (FR-160) with a 
General Plan designation of Forest with a minimum parcel size of 160 acres (FOR-160). The 
subject parcel is a mostly undeveloped 35.19-acre parcel that currently has two (2) monopole 
cell towers within the relative same footprint. The project parcel is surrounded by residential 
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development to the southwest, consisting mainly legal non-conforming single-family 
residences and residential accessory structures. The parcels to the north, east, and northwest 
are all have a zoning designation of either Open Space (OS) or Forest with a minimum parcel 
size of 160 acres (FR-160) and are mostly undeveloped. The nearest residence is located 
southwest of the proposed project parcel and is located approximately 400 feet southwest 
from the proposed wireless telecommunication facility lese area. The proposed wireless 
telecommunication facility will be surrounded with a new CMU retaining wall around the north, 
east, and south portion of the enclosure and a six-foot tall chain-link sliding gate is located on 
the west side for access, which also provides screening from the equipment. The site will be 
accessed via an existing private dirt access road within an existing 12 foot access and utility 
easement that connects directly to Juniper Street, an existing paved private road within the 
Floriston Subdivision. Figure 2 provided on page 6 shows the project parcel, surrounding 
properties, the parcels to be notified, and the zoning designation of the general project area. 
Additionally, Figure 3 provided on page 7 shows a photo simulation of the proposed wireless 
telecommunication tower to provide a visual of the proposed wireless telecommunications 
tower. 
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Figure 2 – Project Vicinity and Zoning 
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                   Figure 3 – Existing/Proposed Photo Simulation 
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STAFF COMMENT: 
 
Site Access:   
 
The project parcel is located off of an existing private dirt access road within an existing 12 
foot access and utility easement that connects directly to Juniper Street, an existing paved 
private road within the Floriston Subdivision. The project is not expected to contribute to a 
substantial increase in traffic as the proposal is for an unmanned wireless telecommunication 
facility. Construction related traffic would be temporary and minor because development of 
the site for a single replacement cell tower is not considered a major project. As an unmanned 
facility, operational traffic would only consist of weekly or bi-monthly visits by a technician. The 
addition of future carriers would result in similarly minor construction traffic and technician 
visits.  
 
Visual Analysis:  

The proposed lease area would be located approximately 0.2 miles east of Interstate 80 in a 
general area where existing residential and wireless telecommunication facility use 
improvements have been made. The project site contains an existing CMU retaining wall that 
both holds back dirt and provides screening from the existing telecommunications facility to 
the surrounding parcels. As a part of the proposed project, due to the lease area expansion, 
the facility will be surrounded with a new 10 foot tall CMU retaining wall around the north, east, 
and south portion of the enclosure and a six-foot tall chain-link sliding gate will be located on 
the west side for access, and to provide screening from adjacent parcels.  The parcels adjacent 
to the project parcel to the north, east, and northwest all have a zoning designation of either 
Open Space (OS) or Forest with a minimum parcel size of 160 acres (FR-160) and are mostly 
undeveloped. The parcels to the southwest of the project parcel are zoned FR-160 with a FOR-
160 General Plan designation as well and are mostly developed with residential uses and 
structures. There are no sources of lights or glare which exist on the subject parcel. 
 
The proposed wireless telecommunications facility will consist of an eighty-five (85) foot tall 
metal monopine structure with a 5-foot faux foliage extension, making the total height of the 
proposed tower ninety (90) feet tall on a parcel that has been previously disturbed with a 
wireless telecommunications facility. All brackets, antennas and RRUs green to match the faux 
pine tree (monopine) and will be fully within the monopine branch radius to best blend in with 
the existing environment. 
 
Noise: 
 
The project as proposed does not include any generators, and if a generator is desired at a 
later date, an Administrative Development Permit will be required from the Planning 
Department. The proposed project is located in an area that is already dominated by residential 
and rural uses and would only include noises and potential vibration generated during the 
construction phase of the wireless telecommunications facility. Vibration is typically sensed 
at nearby properties when it causes objects within the structures to vibrate such as rattling 
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windows. Construction noises and construction related vibration are not an ongoing land use 
and as they are short term in nature, they are exempt from the County noise standards. While 
the County's Zoning Code does not apply its noise standards to temporary construction 
(Nevada County 2012), nonetheless there could be a temporary exposure of nearby uses to 
noise in excess of County thresholds. Therefore, Condition of Approval A.14 is recommended 
to limit construction work to the hours of 7:00 a.m. to 7:00 p.m., Monday through Saturday, in 
order to reduce the potential temporary noise and vibration increase during the construction 
phase.  
 
Telecommunication Tower Setback:  
 
Title 12, Chapter 3, Section 12.03.080 Communication Towers and Facilities of the Nevada 
County Code requires that towers that are located a distance that is less than 100% of their 
height from a property line, a habitable structure or other tower, shall include a report by a 
structural engineer licensed by the State of California, certifying that the proposed tower is 
designed to withstand without failure the maximum forces expected from wind, earthquakes, 
and ice, when the tower is fully loaded with antennas, transmitters and other equipment and 
camouflaging. The tower lease-area is proposed to be setback approximately 235 feet from 
the closest property line, Thus, as proposed, the tower and its associated equipment would 
meet the setback requirements of the wireless telecommunication tower setback 
requirements. 
 
Co-Location:  
 
Title 12, Chapter 3, Section 12.03.080 Communication Towers and Facilities of the Nevada 
County Code requires owners of communication towers to allow future co-location by other 
carriers and to provide an efficient process for handling co-location requests. Pursuant to 
Crown Castles standard process, for potential future co-location, Crown Castle would require 
that the interested party complete and submit an online application with the tower owner, 
Crown Castle. Once the application has been received, the new application will then be 
reviewed by Crown Castle and is approved for the desired rad cent. After the new application 
is approved, a lease will be negotiated with the ground owner and Crown Castle. The owner of 
the communication tower would also have to apply for an Administrative Development Permit 
with the Nevada County Planning Department for any addition from a co-located carrier.  
 
Site Justification:  
 
T-Mobile identified a significant gap in its in-building, in-vehicle, and outdoor wireless services 
in the Floriston area of Nevada County, California. Based on the analysis and evaluation, T-
Mobile concludes that the proposed monopine at 22258 Juniper Street is the most feasible 
site to address the gap in coverage when topography, radio frequency propagation, elevation, 
height, available electrical and telephone utilities, access, and a willing landlord are considered. 
The project parcel meets RF’s objectives,  is owned by a property owner willing to lease the 
space and is a location that allows the monopole to blend in with the natural surroundings. 
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Title 12, Chapter 3, Section 12.03.080 Communication Towers and Facilities of the Nevada 
County Code prohibits new towers from being installed in a location that is not already 
developed with public or quasi-public uses or other wireless telecommunication facilities, 
unless it blends with the surrounding, existing natural and man-made environment, so as to be 
effectively unnoticeable.  This section of the Code also prohibits new towers from being 
installed closer than 2-miles from another readily visible, un-camouflaged or unscreened 
facility unless it is a co-located facility, on a multiple-user site, or is designed to blend in with 
the surrounding, existing natural and man-made environment so as to be effectively 
unnoticeable. The proposed wireless telecommunication tower is proposed on a location with 
an existing cell tower to be removed and replaced, and it is proposed to be a faux pine tree 
(monopine) and will be fully within the monopine branch radius to best blend in with the 
existing environment.  All equipment will be painted dark green to blend in with the monopine 
and existing surrounding environment. Additionally, pursuant to Title 12, Chapter 3, Section 
12.03.080.E.D of the Nevada County Code, no tower shall be installed closer than two (2) miles 
from another readily visible, uncamouflaged or unscreened facility unless it is a co-located 
facility, is on a multiple-user site, or is designed to blend with the surrounding existing natural 
and man-made environment so as to be effectively unnoticeable. The proposed project is 
located more than two (2) miles from an existing, uncamouflaged wireless telecommunication. 
Due to the project’s proposal of the wireless telecommunication facility to be a monopine and 
equipment to be painted dark green to blend in with the surrounding environment, the proposed 
project is compliant with Title 12, Chapter 3, Section 12.03.080.E.D of the Nevada County Code. 
The proposed project also meets the visual screening and setback criteria while providing 
service in the desired service area, and is therefore in compliance with Title 12, Chapter 3, 
Section 12.03.080 Communication Towers and Facilities of the Nevada County Code.   
 
Radio Frequency Signals:  
 
Federal law prohibits the County from denying a new wireless telecommunications facility due 
to radio frequency signals if the Federal Communications Commission (FCC) has made the 
determination that the proposed wireless telecommunications facility is within the limits of 
required radio frequency signals. Additionally, local government cannot deny permits for 
reasons related top health or environmental concerns about radio frequency emissions if the 
wireless telecommunication facility if FCC compliant. The FCC is the government agency 
responsible for the authorization and licensing of facilities such as cellular towers that 
generate RF radiation. Radiofrequency (RF) radiation emanates from antenna on cellular 
towers and is generated by the movement of electrical charges in the antenna. The energy 
levels it generates are not great enough to ionize, or break down, atoms and molecules, so it is 
known as “non-ionizing” radiation. The FCC has developed and adopted guidelines for human 
exposure to RF radiation using the recommendations of the National Council on Radiation 
Protection and Measurements (NCRP) and the Institute of Electrical and Electronics Engineers 
(IEEE), with the support of the other applicable agencies. According to the FCC, both the NCRP 
exposure criteria and the IEEE standard were developed by expert scientists and engineers 
after extensive reviews of the scientific literature related to RF biological effects.  
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The exposure guidelines are based on thresholds for known adverse effects, and they 
incorporate wide safety margins. Under the National Environmental Policy Act (NEPA) the FCC 
is required to evaluate transmitters and facilities for significant impacts on the environment, 
including human exposure to RF radiation. When an application is submitted to the FCC for 
construction or modification of a transmitting facility or renewal of a license, the FCC evaluates 
it for compliance with the RF exposure guidelines, which were previously evaluated under 
NEPA. An Antenna Structure Registration from the FCC was submitted by the applicant which 
granted the application for the new tower. During the Antenna Structure Registration 
application review process, the FCC determines if a proposed project is compliant with RF 
radiation standards. If additional carriers were to seek co-location on this tower, they would be 
subject to the FCC permitting and compliance. 
 
GENERAL PLAN AND ZONING CONSISTENCY:  
 
The proposed wireless telecommunication facility is proposed in Eastern Nevada County on a 
35.19-acre parcel zoned Forest with a minimum parcel size of 160 acres (FR-160) with a 
General Plan designation of Forest with a minimum parcel size of 160 acres (FOR-160). The 
proposed project is in alignment with the allowable uses for the Forest zoning designation. 
Pursuant to Title 12, Chapter 2, Section 12.03.080 Communication Towers and Facilities of the 
Nevada County Code and Table 12.02.030, communication towers are allowed in the Forest 
zoning district with a Use Permit. Title 12, Chapter 3, Section 12.03.080 Communication 
Towers and Facilities of the Nevada County Code establishes siting and design requirements 
for communication facilities to promote availability of public services while ensuring 
compatibility with adjacent land uses. Attachment 1 provides the Conditions of Approval that 
ensure that the construction and operation of the proposed communication tower would not 
conflict with or detract from the surrounding uses.  With the approval of the proposed 
Conditional Use Permit, (CUP23-0002) and implementation of the proposed Conditions of 
Approval, the proposed project would comply with the Nevada County Rural Zoning District 
Development Standards, the Nevada County Communication Tower and Facility Standards, 
and the Nevada County Noise and Resource Standards. 
 
Additionally, the project furthers the following goals and policies of the County’s General Plan: 
 
Land Use Element Goals and Policies: Policy 1.4.5 which seeks to, “encourage land use 
patterns which minimize use of the automobile and allow for viable alternative transportation 
modes.” This Policy is being met because the proposed new wireless telecommunication 
tower will be an unmanned facility and will therefore minimize the use of automobiles 
significantly.  
 
Noise Element Policies: Policy 9.1.2 which requires projects to adhere to the County exterior 
noise limits. This project has been conditioned to ensure the project meets these established 
noise limits. 
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With the adherence to proposed conditions of approval and mitigation measures, the project 
has been found to be compliant with both the Zoning Regulations and the County General Plan. 
ENVIRONMENTAL REVIEW: 

Environmental impacts associated with the previously completed Conditional Use Permit 
applications (U96-019 and U97-035) for a 41 foot monopole and a 40 foot monopole wireless 
telecommunications facility located within a 260 square foot lease area were originally 
reviewed under the Mitigated Negative Declarations (EIS96-052 and EIS97-042), which 
identified potential environmental impacts associated with development of the site for the 
wireless telecommunication facilities. The associated Mitigated Negative Declaration 
provided Mitigation Measures were identified to reduce potential impacts to less than 
significant levels. 

The proposed new unmanned wireless communication facility will be designed as an eighty-
five (85) feet of metal monopine structure with a 5-foot faux foliage extension, making the total 
height of the proposed tower ninety (90) feet tall on a parcel that has been previously disturbed 
with a wireless telecommunications facility. All brackets, antennas and RRUs green to match 
the faux pine tree (monopine) and will be fully within the monopine branch radius to best blend 
in with the existing environment. Due to the fact that the project parcel has already been mostly 
developed in the proposed project area pursuant to previously approved wireless 
telecommunication facility projects, the proposed wireless telecommunications facility would 
not have the potential for causing a significant effect on the environment, making the project 
Exempt from environmental review under the California Environmental Quality Act Guidelines 
Sections 150303 and 15332.  

SUMMARY: 

Crown Castle applied for a Conditional Use Permit (CUP23-0002) and Steep Slopes 
Management Plan (MGT24-0018), proposing the removal of an existing 41 foot tall monopole 
and replacing it with a new 90 foot tall faux pine (monopine) at an existing unmanned wireless 
communication facility located at 22258 Juniper Street, Floriston, CA 96111, approximately 0.1 
miles directly east of Interstate 80 and directly adjacent to the Floriston Subdivision. The 
proposed facility will consist of eighty-five (85) feet of metal monopine structure with a 5-foot 
faux foliage extension, making the total height of the proposed tower ninety (90) feet tall. All 
brackets, antennas and RRUs green to match the faux pine tree (monopine) and will be fully 
within the monopine branch radius to best blend in with the existing environment.  The facility 
will be contained within a 130 square foot lease area extension of the existing 260 square foot 
Crown Castle lease area that will be surrounded with a new 10 foot tall CMU retaining wall 
around the north, east, and south portion of the enclosure and a six-foot tall chain-link sliding 
gate. As conditioned, the proposed project complies with the applicable provisions of the 
Nevada County Code and is consistent with the General Plan. Further, no additional 
environmental impacts are anticipated to occur as a result of this Conditional Use Permit 
application. Therefore, Staff recommends that the Zoning Administrator, after reviewing and 
considering the project, find the proposed Conditional Use Permit application is Categorically 
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Exempt from environmental review pursuant to Section 15303 – New Construction or 
Conversion of Small Structures of the California Environmental Quality Act Guidelines, and 
approve the Conditional Use Permit (CUP23-0002) subject to the recommended Conditions of 
Approval shown in Attachment 1 of this Staff Report. 

RECOMMENDATION: Staff recommends that the Zoning Administrator take the following 
actions: 

Staff recommends the Zoning Administrator take the following actions: 

I. Find that the Conditional Use Permit application (CUP23-0002) is Categorically Exempt
from environmental review pursuant to Section 15303 – New Construction or
Conversion of Small Structures because it consists of the construction of a new
structure that will not exceed 2,500 square feet in floor area and does not involve the
use of significant amounts of hazardous substances.

II. After reviewing and considering the proposed Steep Slopes Management Plan
application (MGT24-0018), approve the proposed Steep Slopes Management Plan
prepared by Susah Dahl with T&S Engineering, subject to the Conditions of Approval
shown in Attachment 1, to allow ground disturbance within areas that exceed 30% slope,
making findings A-F, shown below:

a. That while the proposed construction activities lie within an area designated as
a protected resource through Title 12, Chapter 4, Section 12.04.213 of the
Nevada County Code, this sensitive resource area will be substantially protected
through recommendations in the Steep Slopes Management Plan submitted on
January 23, 2025, prepared by Susah Dahl with T&S Engineering a licensed civil
engineer. Through implementation of the Conditions of Approval, no significant
loss of resource value is anticipated to occur; and,

b. That as a part of the proposed project, the proposed development ensures the
preservation of the natural and topographic character of the slope due to the
Conditions designed to minimize erosion; and

c. The aesthetic quality of the slope is ensured, including the preservation of
significant rock outcroppings and native plant materials; and

d. That alternatives to development on steep slopes are not feasible due to the
location of the proposed wireless telecommunications facility and the
topography of the parcel; and

e. That disturbance of steep slopes is minimized to the greatest extent possible;
and

13



ZA Staff Report  PLN23-0023; CUP23-0002; MGT24-0018; EIS23-0001 
November 12, 2025 Crown Castle – Floriston Cell Tower 

14 

f. That as a part of the proposed project, water quality problems created by
sedimentation and/or excessive vegetation removal are minimized.

II. Approve the proposed Conditional Use Permit (CUP23-0002) subject to the attached
Conditions of Approval shown in Attachment 1, making findings A-K pursuant to Title
12, Chapter 5, Sections 12.05.060 and 12.05.052 of the Nevada County Code:

A. That this project as conditioned is consistent with the General Plan goals,
objectives and policies, and with the Industrial General Plan land use map
designation applicable to this project because the project supports an
interconnected telecommunication network in the County pursuant to General
Plan Policy 1.7.18 and is an allowable use with an approved Use Permit; and,

B. The proposed use is allowed within and is consistent with the purposes of the
“FR-160” Zoning District within which the project is located, which allows
communication towers with an approved Use Permit; and,

C. The proposed use and any facilities, as conditioned, will meet all applicable
provisions of the Nevada County 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; and,

D. The site for the proposed use is adequate in size, shape and location to
accommodate the proposed use and all facilities needed for that use and
reasonable expansion thereof, if any, and to make appropriate transitions to
nearby properties and permitted uses thereon, without compromising site
development standards; and,

E. The design of proposed facilities is consistent with the intent of the design goals,
standards, and elements of the Nevada County Code and will be compatible with
the design of existing and anticipated future onsite uses and the uses of the
nearby surrounding area; and,

F. The proposed use and facilities are compatible with, and not detrimental to,
existing and anticipated future uses on-site, on abutting property and in the
nearby surrounding area, because the proposed use is effectively screened from
nearby properties and is exceeds all required setbacks; and,

G. There would be no impacts on water or sanitation supply and service because
the project does not need or incorporate these uses; and,

H. Roads providing access to the site are adequate in width and surfacing type to
carry the quantity and kind of traffic generated by the proposed use, which has
been determined by the Public Works Department to be an insignificant amount
not requiring the payment of traffic mitigation fees; and,
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Attachment 1 
Conditions of Approval (COAs) 

Floriston Wireless Telecommunication Facility Use Permit 
(PLN23-0023; CUP23-0002; MGT24-0018; EIS23-0001) 

A. NEVADA COUNTY PLANNING DEPARTMENT:

1. Conditional Use Permit (CUP23-0002) and Steep Slopes Management Plan
(MGT24-0018) authorizes the removal of an existing 41 foot tall monopole and
replacing it with a new 90 foot tall faux pine (monopine) at an existing unmanned
wireless communication facility located at 22258 Juniper Street, Floriston, CA
96111, approximately 0.1 miles directly east of Interstate 80 and directly adjacent
to the Floriston Subdivision.  The proposed facility will consist of eighty-five (85)
feet of metal monopine structure with a 5-foot faux foliage extension, making the
total height of the proposed tower ninety (90) feet tall. The proposed project
includes the removal and replacement of an existing RBS 6201 cabinet with a new
T-Mobile enclosure 6160 cabinet, relocating two (2) existing antennas from the
existing monopole to the new monopine, relocating two (2) RRUS-449 B71/B85
units from the existing monopole to the new monopine, installing one (1) new 10
foot tall CMU retaining wall enclosure, installing one (1) new Double Tri-Sector
Collar with T-Arms, installing two (2) new T-Mobile antennas, installing two (2) new
RRUS-4460 B25/B66 units, installing two (2) new hybrid cables, removing two (2)
existing antennas, removing four (4) existing diplexers at the equipment and
antennas, and remove an existing cable tray.

The proposed project includes an extension of the existing 260 square foot crown 
castle lease area by approximately 130 square feet to accommodate the new 
monopine, for a total of a 390 square foot lease area. All brackets, antennas and 
RRUs green to match the faux pine tree (monopine) and will be fully within the 
monopine branch radius to best blend in with the existing environment.  The facility 
will be surrounded with a new CMU retaining wall around the north, east, and south 
portion of the enclosure and a six-foot tall chain-link sliding gate is located on the 
west side for access. There will be a new 100 square foot concrete slab for the 
new 90 foot monopine to go. There is no exterior lighting proposed, and any 
service lighting will be compliant with Nevada County Lighting standards. The site 
will be accessed via an existing private dirt access road within an existing 12 foot 
access and utility easement that connects directly to Juniper Street, an existing 
paved private road within the Floriston Subdivision.  

Additionally, the proposed project includes a Steep Slopes Management Plan for 
the work being proposed within slopes in excess of 30% slope. The new monopine 
will require a graded pad,  concrete slab, and CMU retaining wall which will 
encroach into slopes in excess of 30%. Therefore, recommended actions have 
been provided by T&S Engineering to minimize the impact of the proposed 

Attachment 116



construction activities within these areas of slopes exceeding 30% that shall be 
implemented into project construction and grading activities. 
 

2. Pursuant to the requirements identified in Title 12, Chapter 3, Section 12.03.080 
Communication Towers and Facilities of the Nevada County Code, the applicant is 
hereby notified that this project is not valid until the expiration of the ten (10) day 
appeal period from the date of the Zoning Administrator’s final action on the 
project. 
 

3. 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 Conditional Use Permit (November 22, 2028) (i.e. Final Project Action), 
unless an extension of time for reasonable cause is requested prior to the 
expiration date and granted by the Zoning Administrator pursuant to Section 5.10 
of the Nevada County Code. If no extension is granted, the permit shall become 
null and void, as to the portion of the approved use not completed. 

 
4. Prior to Final of any Improvement Permits, the applicant shall contact the Planning 

Department for a field inspection to verify all Conditions of Approval, Mitigation 
Measures, and ordinance requirements have been satisfied.  Fees for such 
inspection shall be applicable on the project Building Permit. 
 

5. The design, colors, configuration, and materials of the monopine and associated 
improvements including the 390 square foot lease area shall be in substantial 
conformance with the design authorized in this approval. The wireless 
telecommunication facility shall be painted with a dark green steel finish coating 
system and all brackets, antennas and RRUs will be painted green to match the 
faux pine tree (monopine) and will be fully within the monopine branch radius to 
best blend in with the existing environment.  as represented on the approved plans 
kept on file with the Planning Department.  
 

6. There shall be no lighting on tower, unless required by the Federal Aviation 
Administration (FAA). All lights not required by the FAA shall be fully shielded and 
downward facing to prevent the light source or lens from being visible from 
adjacent properties and roadways. Fully shielded shall mean a light which does 
not allow any light dispersion to shine above the horizontal plane from the lowest 
light emitting point of the light fixture and which precludes visibility of the light 
source. 
 

7. The following Best Management Practices used to protect natural vegetation, 
impacts to steep slopes, and minimize impacts to wildlife habitat are required to 
be added to all future building plans and shall be followed:   
 

a. Proper design and construction of retaining wall and tower foundation 
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b. Erosion and sediment control plan, to include: 
i. Site specific BMPs: fiber rolls, concrete washout 
ii. Good housekeeping notes 
iii. Notes to preserve existing vegetation 
iv. Notes to haul-off any excavated material that has the potential for 

shrinking and swelling (e.g. high-plasticity clay (CH)) 
c. Following recommendations in the Subsurface Exploration Report, 

prepared by Tower Engineering Professionals, Inc., dated July 26, 2023. 
 

8. Prior to issuance of Improvement or Building Permits, pursuant to Title 12, Chapter 
3, Section 12.03.080 Communication Towers and Facilities of the Nevada County 
Code, the applicant shall provide a Facility Maintenance/Removal Agreement to 
the Planning Director, binding the developer and successors in interest, to an 
agreement to maintain the facility as approved and notify the County of intent to 
vacate the site, agreeing that the applicant will remove all facilities within 12 
months unless the site is occupied by a successor; or the applicant shall provide 
a cash bond equal in cost to removing the tower and associated facilities. 
 

9. Pursuant to Title 12, Chapter 3, Section 12.03.080 Communication Towers and 
Facilities of the Nevada County Code, the applicant shall include a note on all 
improvements plans as follows: “Existing trees and other screening vegetation in 
the vicinity of the facility and along the access or utility easements, shall be 
protected from damage during construction. All areas disturbed during project 
construction shall be replanted with vegetation compatible with vegetation in the 
surrounding area except where the County Fire Marshal requires fuel modification. 
Native trees are the preferred vegetation.” 
 

10. The facility shall comply with all Federal Communications Commission (FCC) 
regulations concerning radio frequency emissions. 
 

11. A permanent, weatherproof, facility identification sign, no more than 12” x 24” in 
size, identifying the facility operator and a 24-hour phone number, shall be placed 
on the fence, the equipment building or tower base. If larger signage is required by 
the FCC, the applicant shall provide proof of the requirement, and signage shall 
not exceed the required size. 

 
12. The contractor shall exercise every reasonable precaution to protect the project 

site from pollution with fuels, oils, bitumen, calcium chloride, and other harmful 
materials. Construction byproducts and pollutants such as oil and wash water 
shall be prevented from discharging onto the ground at the construction site. 
 

13. All grading and construction plans shall include a Note outlining the requirements 
provided below to ensure that any cultural resources discovered during project 
construction are properly managed. These requirements including the following:  

Attachment 118



 
“All equipment operators and employees involved in any form of ground 
disturbance shall be trained to recognize potential archeological resources and 
advised of the remote possibility of encountering subsurface cultural resources 
during grading activities.  If such resources are encountered or suspected, work 
within 200 feet shall be halted immediately and the Nevada County Planning 
Department shall be contacted.  A professional archaeologist shall be retained by 
the developer and consulted to access any discoveries and develop appropriate 
management recommendations for archaeological resource treatment.  If bones 
are encountered and appear to be human, California Law requires that the Nevada 
County Coroner be contacted. If the remains are determined to be Native 
American, the coroner will notify the Native American Heritage Commission, and 
the procedures outlined in California Environmental Quality Act Sections 
15064.5(d) and (e) shall be followed. If Native American resources are involved, 
Native American Organizations and individuals recognized by the County shall be 
notified and consulted about any plans for treatment.” 

 
14. Hours of operation for construction activities shall be limited to the hours of 7:00 

a.m. to 7:00 p.m. Monday through Saturday. These limited hours of operation shall 
be noted on project plans, which shall be reviewed and approved by the Planning 
Department prior to permit issuance. 

 
15. Neither stumps nor industrial toxic waste (petroleum and other chemical 

products) are accepted at the McCourtney Road transfer station and if 
encountered, shall be properly disposed of in compliance with existing regulations 
and facilities.  

 
16. Pursuant to the Agreement to Pay form signed and submitted by the 

applicant/authorized representative, all fees incurred in the processing of this 
project shall be paid in full within 30 days of the mailing of such billing for the 
project.  If payments on outstanding invoices are not made within thirty (30) days 
after the date of the invoice, County staff may cease work on the project until the 
required payment is made, subject to any other provisions of the law.  All fees must 
be paid prior to the granting of any permits, approvals, or any land use entitlement 
for which services are required. Project approval does not become effective 
unless and until the applicant has complied with this condition.  

 
B.  DEPARTMENT OF ENVIRONMENTAL HEALTH: 
 

1. With the existence of hazardous material storage at this location, the applicant 
and/or facility operator shall adhere to all applicable codes and regulations 
regarding the storage of hazardous materials and the generation of hazardous 
wastes set forth in California Health and Safety Code Section 25500 - 25519 and 
25100 - 25258.2 including the electronic reporting requirement to the California 
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Environmental Reporting System (CERS). CERS | California Environmental 
Reporting System 

2. The applicant and/or facility operator must apply for and obtain a permit for the
storage of hazardous materials and the generation of hazardous wastes from the
Nevada County Department of Environmental Health (NCDEH), the Certified
Unified Program Agency (CUPA). The applicant and/or facility operator shall
secure and annually renew the permit for this facility within 30 days of becoming
subject to applicable regulations.

3. NCDEH shall have full access rights to the facility, including roads across private
property, for the purposes of inspecting and or investigating complaints related to
the storage and disposal of hazardous materials, 24 hours per day, 7 days per
week.  If private gates restrict access to the facility, NCDEH shall be provided with
keys or combinations of said gates, or be allowed to apply a lock to a chain of
locks, should one exist.  NCDEH access shall be part of the lease agreement with
the private property owner.

C. NEVADA COUNTY BUILDING DEPARTMENT:

1. Complete construction plans shall be submitted for review at time of building
permit submittal in conformance with Nevada County Land-Use Code Chapter V.

2. All project plans shall be designed and wet stamped/signed by a California
Licensed Design Professional for each prospective field of the project.

3. Completion of the County of Nevada Special Inspection Agreement will be required
at time of building permit submittal for all required special inspections.

D. NORTHERN SIERRA AIR QUALITY MANAGEMENT DISTRICT:

1. A note shall be placed on associated building or grading plans stating that any
future construction projects less than one acre must adhere with dust mitigation
measures in Northern Sierra Air Quality Management District’s Rule #226.

E. DEPARTMENT OF PUBLIC WORKS:

1. Access to the tower site shall meet minimum County Fire Standard Driveway
requirements per County Standard Drawing C-2. 2.

2. Access Driveway shall be within the designated 20’ Wide Access & Utility
Easement as shown on the As-Built Survey Plans dated July 2, 2025. 3.
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3. Any Grading permits required for said Driveway shall be submitted to the Building 
Department for review and approval prior to any construction 

 
F.  CALTRANS: 
 

1. Project work that requires movement of oversized or excessive load vehicles on 
State roadways requires a transportation permit that is issued by Caltrans. To 
apply, a completed transportation permit application with the determined specific 
route(s) for the shipper to follow from origin to destination must be submitted to: 
Caltrans Transportation Permits Office, 1823 14th Street, Sacramento, CA 95811-
7119. See the following website for more information: 
https://dot.ca.gov/programs/trafficoperations/transportation-permits  
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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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SHEET TITLE:

PROJECT NO.: 24024

SCALE:

DATE: 12/6/2024
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SITE INFORMATION:
ADDRESS: 22258 JUNIPER ST, FLORISTON, CA 96111

APN: 048-130-026-000

AREA OF DISTURBANCE: ±126 SF

PROJECT DESCRIPTION: NEW CELLULAR TOWER LOCATED AT AN
EXISTING CELL TOWER SITE. RETAINING WALLS WILL BE CONSTRUCTED
AROUND THE TOWER.

SURVEY INFORMATION:
EXISTING FACILITIES SHOWN HEREON WERE SURVEYED ON 10/26/23 BY SMITHCO SURVEYING
ENGINEERING.

ELEVATIONS SHOWN ON THIS PLAN ARE BASED UPON USGS NAVD 88 DATUM ABOVE MEAN
SEA LEVEL.

EROSION AND
SEDIMENT

CONTROL PLAN

C1.0

AS NOTEDN

S

EW

FEET
0 10 20

SCALE: 1"=10'

LEGEND:
EXISTING FENCELINE

PROPERTY LINE

EXISTING EASEMENT

PROPOSED EASEMENT

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

SLOPES OF 30% OR GREATER

5570

EROSION AND SEDIMENT CONTROL NOTES:
CONSTRUCT PERIMETER EROSION CONTROL PROTECTION FIBER ROLLS PER
CASQA STD DWG SE-5.

CONSTRUCT SITE CONCRETE WASHOUT PER CASQA STD DWG WM-8.

NOTES: CONTRACTOR SHALL BE RESPONSIBLE TO MAKE NECESSARY
MODIFICATIONS OR INSTALL ADDITIONAL BMPS TO ENSURE PROPER
EROSION AND SEDIMENT CONTROL OF DISTURBED AREAS THROUGHOUT
CONSTRUCTION PHASES. DO NOT SCHEDULE EARTHWORK DURING RAIN
EVENTS. PRESERVE EXISTING HILLSIDE AND VEGETATION AS MUCH AS
POSSIBLE DURING CONSTRUCTION AS FIRST PRACTICE OF PREVENTING
EROSION; IF SIGNIFICANT DISTURBANCE OCCURS (GREATER THAN 5' FROM
PROPOSED WALL), STABILIZE WITH SEEDING AND BIODEGRADABLE ROLLED
EROSION CONTROL PRODUCTS PER RECOMMENDATIONS IN THE REPORT
TITLED 'VEGETATION ESTABLISHMENT GUIDELINES FOR THE SIERRA
NEVADA FOOTHILLS AND MOUNTAINS' BY THE HIGH SIERRA RESOURCE
CONSERVATION AND DEVELOPMENT COUNCIL.

1

2

FIBER ROLLS
EROSION AND SEDIMENT CONTROL LEGEND:

1. THE CONTRACTOR SHALL FOLLOW GOOD HOUSEKEEPING AND CONSTRUCTION MATERIAL
STORAGE AND DISPOSAL PRACTICES DURING CONSTRUCTION ACTIVITIES.

2. DUST SHALL BE CONTROLLED DURING CONSTRUCTION.

3. HAUL-OFF ANY EXCAVATED MATERIAL THAT HAS THE POTENTIAL FOR SHRINKING AND
SWELLING (I.E., HIGH-PLASTICITY CLAY (CH)) UNLESS OTHERWISE DIRECTED BY THE
GEOTECHNICAL ENGINEER.

4. INSPECT AND REPAIR ALL EROSION AND SEDIMENT CONTROL FACILITIES AT THE CLOSE
OF EACH WORKING DAY DURING THE RAINY SEASON.

5. CONTRACTOR SHALL PRESERVE EXISTING VEGETATION IN PLACE TO THE MAXIMUM
EXTENT POSSIBLE.

GENERAL NOTES:

2
1

x

x

HYBRID

PRESERVE EXISTING VEGETATION IN PLACE
SURROUNDING PROPOSED WORK
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