MEMORANDUM
COMMUNITY DEVELOPMENT RESOURCE AGENCY
PLANNING SERVICES DIVISION
County of Placer

TO:

Honorable Board of Supervisors

DATE: September 13, 2022

FROM:

David W. Kwong, Community Development Resource Agency Director

BY:

Kally Kedinger-Cecil, Senior Planner

SUBJECT:

Chapter 17 Zoning Text Amendments (PLN21-00153)

ACTIONS REQUESTED
1. Conduct a Public Hearing to consider Chapter 17 Zoning Text Amendments to Sections
17.04.030, 17.20.010, 17.54.020, 17.54.030, 17.54.070, 17.54.145, 17.56.060, 17.56.080,
17.56.185, 17.56.250, 17.58.160, 17.58.180, 17.60.090 and 17.60.140, as explained more
fully below;
2. Find the proposed Zoning Text Amendments to be statutorily exempt under Section 15061
(b)(3) of the California Environmental Quality Act Guidelines;
3. Adopt an Ordinance to amend Placer County Code, Chapter 17 (Zoning Ordinance), as set
forth in Attachment A; and
4. Direct staff to review the County’s General Plan Housing Element Program HE-42 relating to
residential care homes and return with proposed amendments to the Housing Element and
Zoning Ordinance to disallow residential care homes with seven or more clients upon approval
of a minor use permit in single family residential zone districts, but allow them in commercial
and office/professional zone districts.
BACKGROUND
The zoning text amendments (ZTAs) are intended to improve internal consistency of the zoning
code, to clarify and simplify implementation of the Zoning Ordinance, to ensure consistency with
recently adopted Housing and Habitat Conservation programs, and to correct conflicting code
sections. The following is a description of each proposed code amendment and its targeted effect
to achieve improved implementation of zoning code requirements, development standards,
resource avoidance, and zoning administration.
OVERVIEW OF THE PROPOSED AMENDMENTS
The amendments include revisions to the “Definitions,” “Allowable Land Uses and Permit
Requirements,” “General Development Regulations,” “Specific Development Regulations,” and
“Zoning Administration.” Specifically, the Board of Supervisors (Board) will consider amendments
to Section 17.04.030 – Definitions of Land uses, Specialized Terms and Phrases; Section
17.06.050 – Zoning Districts Established; Section 17.20.010 – Commercial Planned Development
(CPD); 17.44.010 – Residential-Agricultural (RA); Section 17.22.010 – General Commercial (C2);
17.30.010 – Neighborhood Commercial (C1); 17.32.010 – Office and Professional (OP);
17.54.020 – Height Limits and Exceptions; Section 17.54.030 – Landscaping and Fencing;
Section 17.54.070 – Design and Improvement of parking; Section 17.54.145 – Watercourse
setbacks and stream system boundary standards; Section 17.56.060 – Antennae,
Communications Facilities; Section 17.56.080 – Camping and campgrounds, recreational vehicle
parks; Section 17.56.185 – Request for reasonable accommodation; Section 17.56.250 –
Storage, accessory-Indoor and outdoor; Section 17.58.160 – Permit time limits, exercising of
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permits, and extensions; Section 17.58.180 – Changes to an approved project; Section 17.60.090
– Chapter or plan amendments and rezonings; and, Section 17.60.140 – Public hearings.
These amendments and their targeted implementation are described in more detail below.
Definitions of land uses, specialized terms and phrases (Section 17.04.030)
• Modify the definition of “campgrounds” to include “individual water, sewer and power
hookups may be provided to each campsite.” The existing definition does not include an
allowance for individual sewage disposal connections. The governing code section in the
Specific Development Regulations section of the Zoning Ordinance is also proposed to be
changed accordingly and is discussed below under “Specific Development Regulations.”
Land use and permit tables (Section 17.06.050)
• Modify the allowable land use tables for the Residential Agricultural (RA) zone district to
eliminate Residential care homes with seven or more clients as an allowable use with a
Minor Use Permit (MUP) in the RA district and add it as an allowable use with a MUP in
the Neighborhood Commercial (C1), General Commercial (C2), and Office Professional
(OP) zone districts.
• Replace a requirement for a Conditional Use Permit (CUP) for child day care, family care
homes with a requirement for Zoning Clearance to be consistent with state Housing laws
in the Commercial Planned Development (CPD) zone district.
Initially, staff proposed to include residential care homes with seven or more clients as an
allowable use in the RS (Residential Single Family) zone district with approval of a MUP and to
eliminate this use in the RA (Residential Agricultural) zone district. The reason for this proposed
change was two-fold: The first was to address feedback received from the Granite Bay community
who have expressed that this use is not appropriate in the RA zone district, and the second was
to align the Zoning Ordinance with the policy structure of the recently adopted 2021 Housing
Element. Policy HE-F-7 requires the County to support efforts to increase the availability of
permanent supportive housing facilities that provide support services for people with substance
abuse and mental illness. Program HE-42: Group Homes was approved in accordance with that
policy, which states, “The County shall amend the zoning code to treat all residential care homes
as family homes, consistent with Health and Safety Codes, and to allow residential care homes
with seven or more clients with approval of a MUP in single family residential zone districts.”
At its July 14, 2022 hearing, the Planning Commission discussed the proposed change and
whether or not residential care homes with seven or more clients would be more appropriately
located in commercial zone districts instead of the RS zone district. During deliberation of this
issue, the Planning Commission inquired of Housing Division staff what the implications could be
if amendments to the Zoning Ordinance did not fully achieve Program HE-42. Housing Division
staff responded that if the Board agreed with the recommendation of the Planning Commission,
the Housing Element portion of the General Plan would be required to be amended since this
action to adopt the Planning Commission’s recommended revisions to this ZTA would not achieve
consistency with the goal and policy structure of the General Plan. Additionally, because the
Housing Element is certified by the California Department of Housing and Community
Development (HCD), the decision to not implement Program HE-42 would need to be reported to
HCD as part of the County’s required annual progress report (APR).
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The Housing Accountability Act (HAA) establishes limitations to a local government’s ability to
deny, reduce the density of, or make infeasible housing development projects, transitional
housing, supportive housing, emergency shelters, or farmworker housing projects that are
consistent with adopted objective local government standards and that contribute to meeting the
housing need. HCD has authority to find that a local government’s actions do not substantially
comply with the HAA. Should HCD determine the County has elected not to implement Housing
Element Program HE-42 as adopted, HCD could hold the County accountable for not meeting its
Housing Element commitment and for not complying with state housing laws. Failing to implement
the goal could be a violation of these state laws and may lead to consequences including HCD
reversing certification of the adopted Housing Element and/or referral to the California Office of
the Attorney General. As a result, the County may not be eligible for certain funding opportunities
for parks, housing, and transportation, and the County could potentially be exposed to litigation.
The Planning Commission debated these implications and discussed how other jurisdictions
address residential care homes. Some of the Commissioners felt that the likelihood of the State
reversing certification of the Housing Element is low, while other Commissioners disagreed and
felt a tiered permit structure was appropriate that would require a MUP for a lower number of
clients and a CUP would be required for a higher number of clients. The Planning Commission
took action to vote 3-2 (two Commissioners were absent) to recommend elimination of residential
care homes with seven or more clients as an allowable use in the RA zone district and replace
with a requirement that residential care homes with seven or more clients be permitted in areas
zoned for Professional Office and Commercial with approval of a MUP.
The proposed ZTA (Attachment A) has not been modified to reflect the Planning Commission’s
recommendation since the recommendation would also require amendments to the Placer County
General Plan Housing Element. If the Board is supportive of the Planning Commission’s
recommendation, staff would review the County’s General Plan Housing Element Program HE42 relating to residential care homes with seven or more clients in residential zone districts, and
return with proposed amendments to the Housing Element and Zoning Ordinance to disallow
residential care homes with seven or more clients upon approval of a minor use permit in single
family residential zone districts, but allow them in commercial and office/professional zone
districts.
Height Limits and Exceptions; Measurement of Fence Height (17.54.020)
• Revise the allowance for combined retaining wall and fence height to be measured from
the lowest finish grade or approved pad grade elevation.
• Add new language to allow combined retaining wall and fences to be up to eight feet in
height for side or rear yard areas by right, and up to ten feet in height for side or rear yard
areas if approved by the granting authority as part of the project design.
• Add new language to allow combined retaining wall and fences to be up to twelve feet as
measured from the lowest finish grade when such a fence and wall height would result in
improved resource protection for lots adjacent to open space lots and resource protection
areas, as determined by the granting authority.
These proposed changes would provide flexibility in subdivision design in terms of yards and
fences, and to address situations where a grade differential results in variation between residential
yards and open space areas.
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Approved Tentative Maps
At the tentative map stage, the location and height of fencing between lots is generally not
identified. If an approved project determines during the improvement plan stage that the onsite
conditions require a fence and retaining wall combination to be taller than allowed, the project
would be required to obtain a map modification before the Planning Commission. The ZTA would
allow approved tentative maps to request a Finding of Substantial Conformance from the Planning
Director to allow the fence and retaining wall combination height to be up to ten feet in height (or
12 feet for lots adjacent to open space lots and resource protection areas). This solution was
discussed at the July 14, 2022 Planning Commission meeting and no Commissioners had
comments or expressed concerns about allowing taller fencing for approved tentative maps to be
authorized via a Finding of Substantial Conformance.
Landscaping and Fencing (17.54.030)
• Allow a seven-foot maximum fence within side, street-side, or rear setbacks in residential
zone districts where the current code section allows a six-foot maximum fence.
• Include language to describe a “clear view triangle” for vehicle sight distance when
adjacent to roadways and a new exhibit to demonstrate the application of the triangle.
• Allow a maximum eight-foot wall or fence in Commercial and Industrial zones and allow
such fencing to contain barbed wire if included with the total height of the fence;
appurtenant structures such as pillars and pilasters shall not exceed the heigh of the
fence.
The Planning Commission was supportive of increasing the fence height in residential zone
districts as six feet is commonly insufficient for property owners, and variance applications to
fence height are a relatively regular request. By allowing a slightly higher fence, variance requests
for fencing may be reduced.
The existing code language for fence height in commercial and industrial zone districts does not
establish a maximum fence height and only establishes a minimum fence height of six feet.
Providing an upper limit to fence height provides clarity to staff and the public and ensures a
consistent standard. The upper limit for fence height also improves screening opportunities for
commercial and industrial yard areas.
Design and improvement of parking (17.54.070); Required Setbacks and Parking Lot Surfacing
• Add language to clarify that the required 40-foot setback for the first parking stall is for
stalls that are directly accessed from a drive aisle connecting to a roadway, and that
parking spaces served by a drive aisle that does not connect to a roadway shall be setback
as required to meet minimum frontage landscaping requirements as listed in an applicable
community plan, or the Design Guidelines Manual where no community plan standard is
specified.
• Create new standards to allow for alternative parking surface for approved use permits in
residential zone districts.
The proposed changes would provide clarity to staff when applying setbacks for parking spaces
where the current code section is vague. The new standards for alternative parking surface for
approved use permits in residential zone districts is proposed to address situations where small
projects in residential areas are required to provide parking. This is most commonly found for
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home-based quasi-commercial uses, such as kennels, where a paved parking surface can be a
large (and sometimes prohibitive) cost for a small business.
Watercourse setbacks and stream system boundary standards (17.54.145)
• Revise the canal setback from 100 feet from the centerline to 50 feet from the centerline.
With adoption of the Placer County Conservation Program (PCCP), the canal setback was
changed from 100 feet from centerline to 50 feet for all areas within the PCCP boundaries,
however the canal setback for everywhere outside of the PCCP boundaries remains at 100 feet.
The proposed revision would ensure a consistent canal setback for all areas of the County and is
also consistent with setback requirements of canal operators.
Antennae, Communication Facilities (17.56.060)
• Replace “antennae” with “antennas” throughout the section.
• Clarify the historic permit structure for antennas is a MUP and add a new Administrative
Approval permit requirement for microcell facilities and expansion of ground lease areas
for new ground-based equipment.
• Require MUPs for freestanding towers that do not meet the criteria of a microcell cellular
facility or the criteria for “antennas which are not visually obtrusive”.
• Provide standards to allow a Zoning Clearance review for installing new equipment within
existing approved ground-lease areas.
The proposed changes to this code section would resolve a technical error made with a ZTA
approval in 2020 where a CUP requirement was inadvertently included in the permit table and
clarify the historic permit requirements. The proposal to require an Administrative Approval permit
for microcell facilities and new ground-based equipment is intended to streamline reviews for
these facilities, which are generally minor in nature and require little review time. The proposal to
require a MUP for cell towers that are visually obtrusive is to provide additional review from the
public and decision-makers when applications for new cell tower installations are received and to
restore the prior level of discretion to these type of facility proposals.
Camping and campgrounds, recreational vehicle parks (17.56.080)
• Add “individual water, sewer and power hookups may be provided to each campsite” for
campgrounds and recreational vehicle (RV) parks.
• Fix a typographical error.
• Eliminate the “MT” and “APT” zone district references.
RV parks allow individual sewage disposal connections to each site. However, the current
ordinance does not allow for sewage disposal connections to individual campground campsites
and has prevented projects from providing a cost-effective and commonly accepted form of
sewage disposal. The proposed amendment would allow for individual sewage disposal
connections to be provided at each site in addition to current allowances for connection to water
and electricity. The ordinance also lists the zone districts where this use is permissible including
a “CZ” zone district which should be “C2.” The “MT” and “APT” zone districts are no longer
applicable, as these zone districts have been previously eliminated.
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Request for reasonable accommodation (17.56.185)
• Eliminate the requirement for public hearing noticing and Planning Director’s hearing
requirement.
• Eliminate two findings including “potential impact on surrounding uses” and “physical
attributes of the property and structures”.
Request for reasonable accommodation was added to the Zoning Ordinance to establish a formal
procedure for persons with disabilities seeking equal access to housing to request reasonable
accommodation(s). Currently, disabled persons must attend a public hearing and the Planning
Director is required to make findings in order to approve a reasonable accommodation request.
An example of a request for reasonable accommodation would be to allow a structure to encroach
within the setbacks in order to make the structure more accessible. These requirements for a
public hearing could have the effect of discouraging a disabled person from seeking a reasonable
request, as a person may not want to discuss medical matters in a public setting. In May 2021,
the Placer County Board adopted the 2021-2029 Housing Element, which establishes Countywide
goals and policies for housing including goal HE-44 which states, “The County shall consider
adoption of a zoning text amendment to remove the notification requirement for reasonable
accommodation applications. The County will also review and revise approval findings to ensure
they are consistent with State Law.” The proposed amendment would have the effect of ensuring
consistency with the adopted Housing Element and would enable disabled persons to seek
reasonable accommodation requests more simply.
Storage, accessory-Indoor and outdoor (17.56.250)
• Allow cargo containers to be used for accessory storage in the RA, RF, F, AE, TPZ, and
FOR zone districts.
• Establish standards for their use including maximum allowable area based on parcel size,
setback requirements, screening and design, and use limited to private storage.
• Establish an allowance for additional containers for bona fide commercial agricultural
operations upon a written determination from the Agricultural Commissioner.
Cargo containers (also known as a “conex box,” “sea-land container,” or “seatrain box”) are
prefabricated metal structures designed for use as an individual shipping container in accordance
with international standards, or a metal structure designed and built for use as an enclosed truck
trailer in accordance with Department of Transportation standards. Once a container is no longer
used for shipping, containers are commonly recycled for other uses, including as building
materials and onsite storage. Cargo containers are used for storage throughout Placer County,
however, using containers for storage in residential areas is not currently allowed and is currently
only permissible within commercial and industrial zone districts. Establishing standards for their
use in residential areas would bring non-conforming properties into conformance and would
provide standards to ensure that their use is not proliferated in a manner that could be deleterious
to adjoining owners or land uses. Cargo containers vary in size and typically are eight feet wide
by nine feet, six inches tall and from ten to fifty feet long. The ZTA would allow parcels less than
9.9 acres to have an area of 500 square feet for cargo container storage, and parcels ten acres
or greater could have an area of 1,000 square feet for cargo containers. Up to 2,400 square feet
of use area could be allowed on parcels 10 acres or greater with a written determination from the
Agricultural Commissioner that the cargo containers are used for a bona fide agricultural use.
Initially, staff proposed to base the allowance on the number of containers and size of a parcel,
however because the container sizes vary, the allowance is now proposed to be based on area
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as suggested at several MAC meetings and by the Planning Commission at the May 12th
workshop.
Permit time limits, exercising of permits, and extensions (17.58.160)
• Revise to allow projects seeking an extension of time to obtain the extension from the
hearing body having original jurisdiction of the project entitlement(s)
When a project is seeking an extension of time for an approved entitlement, the current code
section requires that the extension be considered by the granting authority. Per the Zoning
Ordinance, “granting authority” means “the body assigned the authority by this chapter to conduct
hearings and/or approve, approve subject to conditions, or disapprove applications for land use
permits, variances, rezonings and zoning ordinance amendments, appeals, surface mining
reclamation plans, or to make any other rulings specified by this chapter. Granting authorities
identified by this chapter include the agency director or designee, the zoning administrator, the
planning commission, and the board of supervisors.” This language requires that a project would
need to obtain an extension from the authority granting the entitlement approval. In some cases,
the granting authority is not the authority with the original jurisdiction of the entitlement. The table
below demonstrates the entitlements over which the various hearing bodies have original
jurisdiction:
Planning Director/Designee
• Administrative Approvals
• Substantial Conformance
Requests
• Temporary Outdoor Events

•
•
•
•
•
•
•
•
•

Zoning
Administrator/Parcel
Review Chair
Variances
Design/Site Review
Agreements
Minor Use Permits
Administrative Review
Permits
Minor Land Divisions
Additional Building Sites
Voluntary Mergers
Minor Boundary Line
Adjustments
Certificates of
Compliance

Planning Commission
•
•
•

Conditional Use
Permits
Major Subdivisions
Subdivision
Modifications

The purpose of the proposed code amendment is to allow requests for extensions of time to be
heard by the hearing body with original jurisdiction over the entitlement, instead of the original
granting authority, to ensure that the extension is heard by the appropriate hearing body.
Changes to an approved project (17.58.180)
• Revise the section to include tentative maps for minor and major subdivisions to the list of
entitlements that can request minor changes post-approval via a Finding of Substantial
Conformance, which are reviewed and approved by the Planning Director.
• Establish standards for changes to approved tentative maps.
• Make minor language edits for clarity.
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Currently the Planning Director can authorize minor changes to approved projects with an
Administrative Review permit, MUP, CUP, or Variance. Tentative maps for major and minor
subdivisions are not included in this list. The ZTA would add tentative maps to the types of land
use entitlements that the Planning Director may authorize minor changes that conform to the
original approval. In order for an approved tentative map to be changed post-approval, the
Planning Director and the County Surveyor would be required to make the following findings for
maps:
1. Does not increase the number of approved development parcels;
2. Does not result in changes to any required onsite or offsite improvement(s) that was
specifically addressed or was a basis for findings in a negative declaration or
environmental impact report for the project; and
3. Does not result in other changes that would substantially alter the project character,
operation, land use patterns, parcel configuration or would result in overall improvement
of these criteria.
If the above findings could be made, then an approved tentative map could have minor changes
authorized via a Finding of Substantial Conformance. If, however, the findings could not be made,
then a modification to the approved map would be processed pursuant to Zoning Ordinance
Section 17.58.020: Applications – Filing and processing. As noted earlier in this report, staff is
proposing that approved tentative maps may request an increase in fence and retaining wall
combination height via a Finding of Substantial Conformance.
Chapter or plan amendments and rezonings (17.60.090)
• Rename the code section to “Code or plan amendments or rezonings”.
• Revise the title of subsection B from “Notices to Municipal Advisory Councils/Planning
Commission Hearings” to “Notices and Meetings”.
• Replace existing language to allow for a broader range of meeting types for Countyinitiated amendments to County Code, amendments to the General Plan or community
plans, and rezonings.
• Include new language that would require the Planning Director and District Supervisor to
consult together to determine the meeting venue and format if only one Supervisorial
District is affected by the amendment(s).
• If more than one Supervisorial District is affected, a townhall or similar meeting venue
would be held. The Planning Director and District Supervisor would also consult to
determine if additional meetings including MAC meeting should be held.
This section of the Zoning Ordinance pertains to Municipal Advisory Councils, or “MACs”. MACs
were established in 1978 by the Board. The MACs consist of Board-appointed community
members to “provide a local forum where residents can attend meetings in their own community
and talk about issues that are important to them. These meetings are a great venue where land
use, transportation and general county information is shared, discussed and where the MAC
members may make recommendations on those topics and more” (Placer County Municipal
Advisory Council webpage). Currently there are 13 MACs throughout unincorporated Placer
County, and some Supervisorial Districts have multiple MACs within their boundaries. Districts 1,
3, and 5 have historically had more than one MAC in their boundaries, and with the 2020 Census
and subsequent changes to District lines, District 4 has been expanded to include two MACs.
District 5 has eight MACs due the District’s large geographic area from Newcastle/Ophir to the
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Tahoe Basin. In some instances, it may be appropriate to consolidate MACs for certain projects
that would impact multiple Supervisorial Districts. In other instances, it may be appropriate to host
a townhall-style meeting instead of or in addition to the MAC meetings. The intent of this
amendment is to allow consolidation of meetings if deemed appropriate and is an attempt to
engage a broader public audience for significant projects. Based on feedback received that the
proposed amendment did not establish criteria for when a project would be considered at a
different venue and format, staff has revised the proposal since it was presented at the May 12,
2022 Planning Commission Workshop to require that the Planning Director and the District
Supervisor consult to determine if a different meeting venue, format and medium would be more
appropriate for County-initiated amendments that affect more than one Supervisorial District.
Since their establishment, the MACs have become a valuable place for communities to come
together to discuss items that impact their geographic areas. Safety reports from local law
enforcement and fire agencies are given, and the District Supervisor often also provides a report.
However, there are instances where MACs are poorly attended, or are attended by the same
small handful of community members. Furthermore, some MACs do not meet on a regular basis,
and still other MACs do not have remote access/participation capabilities, primarily due to meeting
venues lacking adequate equipment. The proposed ZTA seeks to address these issues by
allowing larger meetings and increased opportunities for input.
Public hearings (17.60.140)
• Add language to expand the 300-foot radius for public hearing notices to include the
nearest 30 properties for all entitlements
• Add language that would allow private projects to be presented at larger venues and
formats similar to the language discussed in the preceding section for County-initiated
amendments
Staff regularly receives feedback from the community that the existing 300-foot radius is
insufficient. In rural areas on large lots, the 300-foot radius may only include a few adjacent
properties and results in situations where only a handful of potentially affected properties are
notified. Expanding the radius to include the nearest 30 properties broadens the public noticing
scope and could result in additional public participation. This language change would have an
overall positive impact, particularly in rural areas where it can be easy to feel disconnected from
the larger community. During the community meetings, this proposed language change had the
most positive feedback.
In addition to expanding the hearing noticing radius, the ZTA would make changes to public
meetings similar to the proposed changes to public hearings for County-initiated amendments. At
its July 14th hearing, the Planning Commission discussed the language extensively. In particular,
some of the Commissioners were concerned that the proposed language deferred authority to
the Planning Director over a District Supervisor. The proposed language was modified at the
hearing to clarify that consultation between the Planning Director and District Supervisor would
occur in circumstances where projects affect a large geographic area (i.e., affects more than one
MAC boundary, encompasses an area larger than 50 acres, and/or requires 300 or more
employees) to decide if a project would go before a MAC meeting, or if another larger meeting
type such as a townhall should be held. The original amendment was specific to private projects
and the ordinance has been modified to clarify that MACs and other public meetings are for
projects not subject to Section 17.60.090(B)(1): County-initiated plan amendments or rezonings
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and public review. Projects that are subject to Section 17.60.090(B)(1), such as ZTAs, would be
presented at public forums, and the Planning Director and affected District Supervisor(s) would
consult to determine if a different meeting venue or format would be appropriate in addition to or
instead of MAC meetings as described in the preceding discussion.
PUBLIC OUTREACH AND WORKSHOPS
Municipal Advisory Council Meetings
Staff presented the proposed ZTA to the following Municipal Advisory Councils (MACs) beginning
on February 22, 2022, through May 11, 2022: Horseshoe Bar/Penryn, North Auburn, Dry
Creek/West Placer, Newcastle/Ophir, Rural Lincoln, Granite Bay, and Sheridan. The District 5
MACs were combined into two groups including District 5 – East Placer and District 5 – West
Placer. A summary of the MAC discussions is presented later in this report.
May 12, 2022, Planning Commission Workshop
At its May 12th meeting, the Planning Commission received a presentation from staff regarding
the proposed ZTA. Six members of the public provided comments that were primarily focused on
proposed changes to public meetings and hearings and the addition of residential care homes
with seven or more clients as an allowable use in the Residential Single Family zone district.
Comments regarding changes to public meetings and hearings included concerns with proposed
text amendments to allow the Planning Director the discretion to determine if additional public
meetings should be held instead of and/or in addition to MAC meetings. Commenters stated that
the proposal would dilute the function of the MACs and that discretion should not be left to one
individual. The Planning Commission also had questions about the changes to public meetings
and suggested further revisions to the proposed ZTA for cargo containers, residential care homes,
and public meetings. Comments from the Planning Commission included questions about the
reasoning behind allowing residential care homes with seven or more clients in the Residential
Single Family (RS) zone district and eliminating this as an allowable use in the Residential
Agricultural (RA) zone district. In response to these discussions, staff made targeted adjustments
to proposed text amendments pertaining to allowances for cargo containers as well changes to
the public meeting and hearing ordinances to address the comments received from the MAC
members, the public, and the Planning Commission.
July 14, 2022 Planning Commission Hearing
At its July 14th meeting, the Planning Commission conducted a public hearing to consider the
proposed ZTA as an action item. Five Commissioners were in attendance and two
Commissioners were absent. Five members of the public provided comments expressing similar
concerns to those heard at the May 12th Planning Commission Workshop, particularly with regard
to the proposed changes to public meetings and hearings. One member of the public also
expressed a desire for Placer County Conservation Program (PCCP) stream system setbacks to
be applied Countywide.
Comments from Commissioners were primarily focused on the changes to public hearings and
residential care homes with 7 or more clients. The Planning Commission had extensive discussion
about the proposed language changes to Section 17.60.140 pertaining to the Planning Director’s
authority to select the meeting venue and format, with one Commissioner concerned the language
would give the Planning Director authority over a District Supervisor. The language for public
meetings was revised during the hearing as described previously in this report and shown in
Attachment A.
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The Planning Commission took action and voted 3-2 on the proposed ZTA for residential care
homes to recommend an amendment to the ZTA brought forward by staff to eliminate residential
care homes with 7 or more clients as an allowable use in the RA and RS zone districts and add
this use in the Office Professional and Commercial zone districts where residential is allowed.
MUNICPAL ADVISORY COUNCIL MEETING OVERVIEW
Staff presented the Chapter 17 ZTAs to the Municipal Advisory Councils beginning on February
22, 2022 and concluding on May 11, 2022. The District 5 MACs were grouped into two large
groups including the eastern and western portions of District 5. No actions were sought, however
a summary of the main comments and issues discussed at each meeting are described below:
Municipal Advisory
Council
Horseshoe Bar/Penryn

Granite Bay

North Auburn

East Placer Townhall

West Placer

Discussion Summary
MAC members shared concerns with the proposed public meetings
ordinance amendments and expressed that more specificity was
needed to determine what instances a project may be allowed to
be heard at a different meeting format and comments that cargo
containers are incompatible with rural areas. Staff incorrectly noted
in the agenda description that staff would return for a
recommendation; however, because the expectation was
established, staff returned to this MAC and the second MAC
meeting is discussed further below.
MAC members and the public shared that they felt the MACs are
important and were concerned the proposed public meeting
ordinance amendments would dilute and erode the function of the
MACs. Other comments included concerns about allowing
residential care homes with 7 or more clients in the Residential
Single Family zone district, visual impacts from allowing cargo
containers in residential areas, and the proposed changes to the
Reasonable Accommodation ordinance.
The majority of the MAC members expressed similar concerns to
the Horseshoe Bar/Penryn MAC with regards to the proposed
amendments to public meetings. One MAC member supported the
public meeting amendments and felt the Planning Director should
have some discretion. This MAC took an action to provide a
recommendation that the proposed ZTA for public meetings
includes oversight for Planning Director determinations to ensure
that citizen concerns are adequately heard (4:1).
In lieu of attending three separate MACs in District 5 for East
Placer, a virtual townhall was held. One member of the public
questioned if the Tahoe Regional Planning Agency had reviewed
the proposed ZTA to cell towers. Staff responded that the proposed
ZTA does not apply to projects in the Lake Tahoe Basin, and
therefore does not affect the regulatory authority of TRPA.
MAC members expressed that adequate time for review is not
given to MACs, and that if the Planning Director can decide to
replace a MAC with a townhall for a given project, then the
usefulness of the MACs is diminished. In general MAC members
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wanted information earlier than it’s currently received. One member
of the public expressed a desire for a better public notification
process for projects that have a long gap between approval and
construction and noted that people who have recently moved to the
area might not be aware of forthcoming projects.
Newcastle/Ophir
MAC members expressed agreement with the sentiment of the
other MACs with regards to the public meeting ordinance
amendment. One MAC member had questions about cell towers.
A MAC member from the Horseshoe Bar/Penryn MAC attended
this hearing to echo their previous comments about the proposed
public meeting ordinance amendment.
Rural Lincoln
One MAC member had questions about the antenna and
communication towers ordinance amendment and noted that cargo
containers are manufactured in a variety of height and sizes.
Members of the public provided comments concerning the
proposed public meeting ordinance amendments and felt that
townhalls are not adequate. One member of the public suggested
that staff presentations be pre-recorded and posted online so the
public could view them prior to meetings and come prepared with
questions.
West Placer Townhall
Similar to the East Placer townhall, three of the MACs located in
the western portion of District 5 were combined for a virtual
townhall. No comments were received.
Horseshoe Bar/Penryn MAC members had multiple questions and concerns regarding the
#2
following topics: cargo containers and ordinance applicability to
existing containers; property value impacts from the proposed
canal setback amendment; and concerns with the proposed
changes to public meetings. In particular, the MAC and the public
wanted more information on the criteria that would be used to
determine if a project would be presented at a MAC or a different
meeting format. Several community members felt the changes to
the public hearing noticing radius and eliminating residential care
homes with 7 or more clients in the RA zone district were good,
constructive changes. Other comments mirrored the sentiments of
the MAC members with regards to the amendments to public
meetings. One member of the public also had concerns about
setbacks from canals and felt that there should be no setbacks from
canals.
Sheridan
The majority of the comments were regarding support for allowing
cargo containers to be used for residential accessory storage, and
questions related to the proposed changes to public meetings and
hearings.
AIRPORT LAND USE COMMISSION
The Airport Land Use Commission (ALUC) took the proposed ZTAs under consideration at its
April 27, 2022 Board of Directors meeting. The ALUC determined that the proposed ZTA is
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consistent with the 2021 Airport Land Use Compatibility Plan (ALUCP). The ALUC Consistency
Determination is included with this report as Attachment B.
AGRICULTURAL COMMISSION
Staff presented two of the proposed ZTAs to the Placer County Agricultural Commission on May
9, 2022, including the canal setback amendment and the cargo container amendment. The
Agricultural Commission had questions about the use of the containers for agricultural
applications, and also discussed how cargo containers are manufactured in varying sizes. The
Agricultural Commission was supportive of both amendments.
CORRESPONDENCE
Correspondence received for the Planning Commission May 12th workshop and July 14th hearing
are included to this report as Attachment D.
RECOMMENDATIONS
Staff forwards the Planning Commission’s July 14, 2022, recommendation to the Board for
approval of the ZTA and requests the Board take the following actions:
1. Find the proposed Zoning Text Amendments are exempt under the General Rule of CEQA
(Section 15301(b)(3)) which states that where it can eb seen with certainty that there is no
possibility that the activity in question may have a significant effect on the environment,
the activity is not subject to CEQA. The Chapter 17 Zoning Text Amendment meets this
test as it would not result in, nor permit new development at a density or intensity in excess
of what is permitted at the current time and under current regulations and does not contain
any amendments that would result in the creation of new development methods,
techniques, or applications that would not physically impact the environment.
2. Adopt an ordinance to repeal and replace Placer County Code, Chapter 17 (Zoning
Ordinance) to incorporate amendments as set forth in Attachment A, subject to the
following findings:
A. The proposed Zoning Text Amendments are necessary to clarify and update sections
of the Zoning Ordinance and to ensure compliance with recently adopted Housing and
Habitat Conservation Programs.
B. The proposed Zoning Text Amendments are consistent with the Placer County
General Plan and all Community Plans in the County.
FISCAL IMPACT
There is no new County cost associated with this action.

ATTACHMENTS
Attachment A: Ordinance for Zoning Text Amendment
Attachment B: ALUC Consistency Determination
Attachment C: July 14, 2022 Planning Commission staff report (with attachments)
Attachment D: Correspondence
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ATTACHMENT A
Before the Board of Supervisors
County of Placer, State of California
In the matter of: AN ORDINANCE AMENDING
PLACER COUNTY CODE, CHAPTER 17 (ZONING
ORDINANCE) (PLN21-00153)

Ordinance No.: ____________

The following Ordinance was duly passed by the Board of Supervisors of the County of Placer at
a regular meeting held on ______________, by the following vote:
Ayes:
Noes:
Absent:

Signed and approved by me after its passage.
_______________________________
Chair, Board of Supervisors
Attest:
_______________________
Clerk of said Board

WHEREAS, on July 14, 2022, the Placer County Planning Commission (“Planning Commission”)
held a noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
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17.60.140 to consider the Chapter 17 Zoning Code Amendments, and pursuant to Placer County
Code Chapter 17, Article 17.60, Section 17.60.090(C), the Planning Commission has made
recommendations to the Board of Supervisors (“Board”) related thereto; and
WHEREAS, notice of a public hearing was given in compliance with Placer County Code Chapter
17, Article 17.60, Section 17.60.140, and on ____________, 2022, the Board held the duly
noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
17.60.090(D) to consider the recommendations of the Planning Commission and to receive public
input regarding the proposed Chapter 17 Zoning Code Amendments; and
WHEREAS, the Board has reviewed the proposed amendments to Chapter 17 of the Placer
County Code, considered the recommendations of the Planning Commission, received and
considered the written and oral comments submitted by the public thereon; and
WHEREAS, the Board determines that the proposed amendments are exempt from the California
Environmental Quality Act pursuant to CEQA Guidelines 15061(b)(3) since none of the
amendments will have the potential for causing a significant effect on the environment; and
WHEREAS, the Board finds the proposed amendments to Chapter 17 of Placer County Code
follow the applicable requirements of State law, are consistent with the General Plan and are in
the best interests of the County.
THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER, STATE OF CALIFORNIA,
DOES HEREBY ORDAIN AS FOLLOWS:
SECTION 1. Placer County Code Chapter 17, Article 17.04 - Definitions, Section 17.04.030 is
amended as follows:
Section 1: Placer County Code, Chapter 17, Article 17.04 – Definitions, Section 17.04.030 is hereby
amended as follows:
17.04.030 Definitions of land uses, specialized terms and phrases.
*****
“Campgrounds” (land use) means land or premises that are used or intended to be used by camping parties
for occupancies, including where individual water, sewer, and power hookups may be provided
to each campsite. where individual sewer hookups are not available to individual campsites in the
campground. See Section 17.56.080 for specific use requirements for campgrounds which permits the
same type of service amenities, but at higher overall density/intensity.
*****
Section 2: Placer County Code, Article 17.20 – Commercial Planned Development (CPD) District, Section
17.20.010(B) is hereby amended as follows:
17.20.010 Commercial Planned Development (CPD).
B. Allowable Land Uses and Permit Requirements. The following land uses are allowed in the CPD zone
district as provided by Sections 17.06.030 et. seq., (Allowable land uses and permit requirements), subject
to the land use permit shown for each use, any applicable specific standards, and all other applicable
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provisions of this chapter. See also subsection C of this section for permit requirements where a proposed
site is to be subdivided.

ALLOWABLE LAND USES

LAND USE
PERMIT

SPECIFIC STANDARDS IN
SECTION:

*****
Service Uses
*****
Child day care, family care homes

CUP C

*****
*****
Section 3: Placer County Chapter 17, Article 17.54 – General Development Regulations, Section 17.54.020
is hereby amended as follows:
17.54.020 Height Limits and Exceptions.
*****
C. Measurement of Fence Height. Fence Retaining Wall Combinations. Except as described under
subsection 1 or 2, Iin order for a fence’s height to be considered separately from the combined height
of a retaining wall and fence, the fence must be located a minimum distance from the retaining wall equal
to one-half the combined retaining wall/fence height (½(x+y)). If the fence is constructed at a distance
less than one-half the combined retaining wall/fence height, the fence’s height is the distance from the
lowest finish grade or approved pad grade elevation at the base of the retaining wall to the highest
point on the fence (x+y). (See Figure 17.54-A-1.)

FIGURE 17.54-A-1
MEASUREMENT OF FENCE HEIGHT
1. The height of a retaining wall and fence may be up to eight feet in height, as measured from
the lowest finished grade, when such a fence and retaining wall would be located in a side or
rear yard area, and not within any required front or street-side setback. The height of a
retaining wall and fence on any side or rear yard area may be up to ten (10) feet in height if
approved by the granting authority as part of the project design. Approved tentative maps
may request to increase combination retaining wall and fence height pursuant to a finding of
substantial conformance pursuant to Section 17.58.180(C): Changes to approved tentative
maps.
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2. The height of a retaining wall and fence may be up to twelve (12) feet, as measured from
the lowest finish grade, when such a fence and retaining wall height would result in improved
resource protection within open space lots and resource protection areas adjoining
development lots, as determined by the granting authority.
*****
Section 4: Placer County Chapter 17, Article 17.54 – General Development Regulations, Section 17.54.030,
is hereby amended as follows:
17.54.030 Landscaping and Fencing.
*****
2. Within the Side, Street-Side, or Rear Setback. A maximum of six feet seven feet within a required
side or rear setback. Fences may be up to seven feet within a street-side setback, provided
the fencing is not within a public utility easement or multi-purpose easement, steps down to
three feet in the front setback (or a six-foot open-style fencing such as open wire, chain link,
wood rail in the RA and RF zone districts), and does not conflict with vehicle site distance as
demonstrated as a “clear view triangle”. A “clear view triangle” is an area of unobstructed
sight distance for the traveling public at the intersection of two streets, which can generally
be determined by measuring eighty (80) feet from the center of two intersecting streets along
the centerline of each street, then connecting the two points with a straight line forming the
hypotenuse of the “clear view triangle,” as illustrated in the following diagram:
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Street-side fencing higher than three feet shall not be permitted on any corner lot within the
area designated as the “clear view triangle”.
*****
b. Commercial and Industrial Zones. A minimum six foot solid wall or fencing (up to maximum eight
foot solid wall or fencing for all storage yard areas), or combination of landscaping, berm and
fencing, shall be located on the side and rear property lines of any site within a commercial or industrial
zone that abuts a zone district that is not commercial, industrial, or professional office. Such fencing shall
be constructed as part of the first project approval on the commercial or industrial site. Barbed wire is
allowed if included with the total height of the fence. Appurtenant fence features such as
pillars and pilasters shall not exceed the height of the fence.
*****
Section 5: Placer County Code Chapter 17, Article 17.54 – General Development Regulations, Section
17.54.070, is hereby amended as follows:
17.54.070 Design and Improvement of parking.
*****
k. Required setbacks. The first parking space adjacent to a street shall be set back a minimum of forty (40)
feet from the curb line of the street where such spaces are directly accessed by any drive aisle
connecting to a public or private roadway (to ensure adequate queuing area for vehicles to
exit the roadway while waiting for another vehicle to complete parking maneuvers). Parking
spaces that are served by a drive aisle that does not provide direct connection to a public or
private roadway shall be setback as required to meet minimum frontage landscaping
requirements as listed in the applicable community plan or the Placer County Design
Guidelines Manual where no community plan standard is specified.
3. Other Commercial, Industrial, Recreational, Institutional, Multifamily Residential and Other Uses. For all
uses other than those specified in subsections (1) and (2) above, surfacing shall be a minimum of asphaltic
concrete or Portland cement concrete, as approved by the applicable county department.
a. Approved Use Permits in residential and agricultural zone districts. Parking and circulation
areas for non-residential uses requiring a conditional use permit or minor use permit in these
zone district(s) shall be surfaced as specified above in subsection 3. An alternative all-weather
parking surface such as chip-seal, compacted road base, or compacted asphalt grindings may
be authorized with the use permit provided all the following criteria are met:
i. Requires five or fewer parking spaces. For uses that require fewer than ten (10)
parking spaces, circulation areas and/or the roadway encroachment may be required to be
surfaced per subsection 3 on a case-by-case; however, the required parking spaces may be
constructed of an alternative all-weather surface.
ii. Vehicle trips to the site is limited under the use permit such that the use, through an
operational mechanism such as requiring visitors to make appointments, or is a temporary use
(i.e., seasonal or in operation for thirty (30) days or less);
iii. Is located on a parcel size of one acre or larger;
iv. Is low-intensity (i.e., uses that conform to the visitation allowances of the home
occupation ordinance with minimum visitor turnover and does not generate excessive
vehicular traffic.)
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*****
Section 6: Placer County Code, Chapter 17, Article 17.54 – General Development Regulations, Section
17.54.145 is hereby amended as follows:
Section 17.54.145 Watercourse setbacks and stream system boundary standards.
A. Watercourse Setbacks Outside of the Placer County Conservation Plan (PCCP) Boundary. For all areas
outside the PCCP boundary (Chapter 19, Section 19.10.050) all proposed structures shall be set back
from any stream, creek, canal, pond, lake or river, as follows. The watercourse setbacks required by
this subsection shall be measured from the centerline of the stream. These setbacks may be modified
by a finding of good cause (including verified map errors, etc.) by the appropriate hearing body.
1. Permanent Streams and Man-Made Canals. The required setback from the centerline of a
permanent stream shown on the National Hydrography Dataset (NHD), or man-made canal
shall be one hundred (100) feet.
2. Intermittent Streams, Ponds, Canals and Lakes. The required setback from a man-made
canal or the centerline of an intermittent stream shown on the NHD shall be fifty (50) feet.
The required setback from any pond or lake whether man-made or natural shall be fifty (50)
feet measured from the high water line except as authorized by Section 17.54.140(D).
*****
Section 7: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.060 is
hereby amended as follows:
Section 17.56.060 Atennase, Communication Facilities
17.56.060

Antennase, Communications Facilities.

A. Purpose. This section establishes standards for the placement of antennase and towers in all zone
districts. It is the intent of this section to minimize the adverse impacts of such equipment and structures
on neighborhoods and surrounding developments by limiting the height, number, and location of such
devices.
B. Permit Requirements. Where allowed by Sections 5.100 et seq., antennae and communications towers
are subject to the following land use permit requirements:
Type of Antenna
Cellular telephone, paging, etc.
Commercial and public radio and television
broadcast
Commercial earth stations
Community receiving antennae
Ham radio
Individual radio and TV receiving antennae
Microwave communications
Satellite dish receiving antennae (for private
residential use only)

Required Land Use Permit (2)
CUP, MUP(3), ARP , or AA(1)
MUP
MUP
MUP
None
None
MUP
None

(1) See Sections 17.56.060(E) for “microcell cellular facilities requirements, and 17.56.060(F) for antennase which are
not visually obtrusive.
(2) Cellular facilities located in the Tahoe Basin Area fall under land use requirements in the community plan in which
they are located.
(3) Freestanding cellular communications towers not meeting the criteria of a microcell cellular facility
nor meeting the criteria of Section 17.56.060(F) for “Antennas which are not visually obtrusive” are
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subject to approval of a minor use permit. Examples include, but are not limited to, cellular monopoles
and lattice towers.

C. General Standards. The following requirements apply to antennase in all zone districts, except where a
more restrictive standard is required by subsections D et seq., for a particular type of antenna:
1. Minimum Lot Area. No minimum lot area is required for cellular antennase. For all other antenna
types, the minimum lot area shall be as required by the zoning district in which the parcel is located.
2. Setbacks. All antennase shall meet the minimum setbacks for the zone district applied to the
site. Exception: no setback is required for a cellular telephone antenna except where required as
a land use permit condition of approval and shall not extend into any multi-purpose easement or
public utility easement that is adjacent to any public roadways or streets.
3. Height Measurement. The height of any antenna, except for satellite dish antennase, shall be
the distance from natural or approved pad grade at its base (or to the base of any other structure
to which the antenna is attached) to its highest point. (See also Section 17.54.020(D)(3).)
4. Construction Code Applicability. The installation of any antenna shall comply with all applicable
building and electrical codes.
5. Advertising on Antennas. No advertising or display is permitted on any antenna.
6. Location Near Septic Systems. The placement of any antenna shall not be placed within the
boundaries of any on-site sewage disposal system or its repair area without written approval from
the division of environmental health.
D. Satellite Dish Antennase. The following requirements apply to satellite dish antenna:
1. Minimum Residential and Agricultural Standards. The following requirements apply to satellite
dish antennae in residential and agricultural districts, in addition to the general requirements in
subsection C:
a. General Requirements. The following requirements apply to satellite antenna in all
residential and agricultural zones:
i. Height Limit. The maximum height for any ground-mounted satellite antenna is
twelve (12) feet.
ii. Roof-Mounting Prohibited. No satellite antenna shall be mounted on a building
roof in residential and agricultural zones, except for DSS antennae less than
eighteen (18) inches in diameter which shall not exceed the maximum height limit
for the zone district in which they are located. Satellite dish antenna (other than
DSS antennae less than eighteen (18) inches in diameter) shall be groundmounted.
b. Residential Zones. The following requirements shall apply to satellite antennae in all
residential zones established by Section 17.06.010 (Zone and combining districts
established), on parcels zoned for a minimum lot area less than 2.3 acres.
i. Number of Antennase Allowed. Only one satellite antenna is permitted per
parcel, except that where a parcel is zoned for a minimum lot area of 2.3 acres or
more, an additional satellite antenna may be authorized by way of the
administrative review permit approval procedure (Section 17.58.100).
ii. Screening Required. Satellite antennae (other than DSS antenna less than
eighteen (18) inches in diameter) shall be screened from public view from streets
and adjacent properties by fences, or walls of six feet in height and/or landscaping.
2. Commercial and Industrial Standards. The following requirements shall apply to satellite
antennae in all commercial and industrial zones established by Section 17.06.010 (Zone and
combining districts established):
a. Height Limit.
i. The maximum height for any ground-mounted satellite antenna is twenty (20)
feet above natural or approved pad grade.
ii. A roof-mounted satellite antenna may exceed the maximum height requirement
of the zone district by not more than ten (10) feet.
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b. Number of Antennase Allowed. One satellite antenna is permitted per building in the
commercial and industrial zone districts. Additional antenna shall constitute outdoor
sales/storage, and their placement shall require minor use permit approval. The minor use
permit approval of these additional antenna may impose different restrictions on their
placement.
c. Satellite Antenna Businesses. Due to the special requirements of businesses which sell
satellite antennae, three antennase may be permitted for demonstration purposes. See
also subsection (D)(2)(f), for exceptions to setback requirements for satellite antenna
businesses.
d. Design Review Districts. In design review (-Dc, -Dh, and -Ds) districts, the placement of
any satellite antenna shall require design review approval. The design/site review
committee may require additional conditions of approval based on the review of the specific
site. Such requirements may include, but are not limited to, the color and materials (mesh
or solid) of the proposed dish, screening, landscaping, and other aesthetic considerations.
The committee may, for satellite antenna businesses only, approve locations within the
front yard based on their site review.
E. “Microcell” Cellular Communications Facilities. The purpose of a “microcell” cellular communications
facility is to provide communications coverage to a geographically limited and specifically defined area (e.g.,
a busy street intersection, an individual building or a topographically constrained area). Such facilities are
integrated with standard cellular technology (i.e., a macrocell) to provide wireless communications services
to the public. The installation of such facilities shall be subject to zoning clearance if the following standards
are met; otherwise, either an administrative review permit or a minor use permit approval permit, at the
discretion of the planning director, shall be required:
1. All required building and construction permits are first obtained;
2. Any required design review approvals are first secured;
3. No new antenna tower is erected (microcell facilities may be located on existing poles,
towers, buildings, etc. in compliance with this subsection);
4. No antenna shall be located within thirty (30) inches of any space occupied by or
available to the public;
5. No antenna shall exceed six square feet in area;
6. The equipment shelter associated with a microcell site may not exceed one hundred
(100) square feet in floor area nor six feet in height;
7. The antenna(se) may be mounted on a roof only if the height of the antenna(se) at
the highest point does not exceed the horizontal distance from the antenna to the edge of the
rooftop.
F. Antennase Which Are Not Visually Obtrusive. Antennase (including any supporting structures and
appurtenances) which are installed to meet the following standards (as determined by the planning
director), shall require the approval of an administrative review permit, except antennase which are being
collocated on existing approved towers or other existing approved structures as described in
sections 1, 2, and 5 below, shall only require administrative approval. Any such installation must also
be found not to create the potential for adverse noise (from generators or other accessory equipment),
access or grading problems. These types of installations may also require building, electrical or other
construction permits, as well as design review approval. It will be necessary for an applicant to submit site
plans, drawings, photographsic, simulations and any related information deemed necessary by the planning
director to determine that a proposed installation meets these criteria. The planning director, at his or her
discretion, may choose to require that an Administrative Review Permit or conditional use permit be
obtained for any antenna installations described in sections 3, 4, 6 or 7 below.
1. Antennase located entirely within an otherwise approved sign. May include antennae placed
within the sign face or attached to a support structure so long as the design is such that the
antennae is effectively unnoticeable. Such antennae may not be placed on a non-conforming sign.
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2. Flush mounted, color coordinated antenna panels on existing buildings where equipment is not
visible above the roof line. All equipment shelters, cabinets, or other accessory structures shall be
located within the building utilized for the antennae, or on the ground located outside of any
required setback or parking space.
3. Antennase built into architectural features or which appear to be architectural features
themselves, added to existing structures (such as chimneys, cupolas, dormers, bell towers,
steeples, water tanks, stadium lights, utility poles, and other similar features) where the height
limit for such architectural features is not exceeded. All equipment must be located as described in
subsection (F)(2) of this section.
4. Antennase constructed such that they appear to be natural features indigenous to the site (such
as trees and rocks).
5. Co-location on existing facilities with the same types of antennae as those currently present and
where the height of the existing antennae pole does not increase.
6. Installations which are located so far from any prospective viewer and in such a way as to have
a backdrop of terrain which obscures the visibility of the antennae as to make it visibly unobtrusive
and effectively unnoticeable.
7. Antennas located on existing lattice power transmission towers where the overall height of the
tower would not increase by more than twelve (12) feet. A maximum of two service providers may
“stack” antenna in this arrangement, unless authorized by a minor use permit approval. All
equipment shelters, cabinets, or other accessory structures shall be located within the footprint of
the tower.
G. Ground-Based Equipment Installations Within Existing Approved Ground Lease Areas.
Installation of new ground based accessory equipment within existing approved ground lease
areas, including replacement of existing approved equipment, may be approved by zoning
clearance when found to meet the following criteria. Examples of ground-based equipment
that may meet the criteria of this section include installation of new or replacement radio
equipment cabinets (excluding establishment of new equipment shelter buildings), new or
replacement equipment shelter air conditioner units, fuel cell battery back-up units, new or
replacement electrical panels, telco support racks, ice bridges, fiber cables and coaxial cables,
back-up generators of less than 50 brake horsepower (gas, diesel, propane or natural gas
powered), and other such ancillary support equipment as determined by the planning director
or designee in accordance with the following standards:
1. All equipment is located within an existing approved ground lease area.
2. All generators shall be fitted with a level 2 sound enclosure or better and all building
plans for such generator shall include noise information to demonstrate that such noise
shroud attenuates noise at the nearest property boundary to the level specified in the
Placer County General Plan Noise Element Table 9-1 (or less). If inclusion of a noise
shroud alone will not attenuate noise at the nearest receiving property boundary as
specified in Table 9-1, a CMU enclosure may be proposed and information shall be
included to demonstrate that the CMU enclose adequately attenuates noise levels.
H. Expansion of ground lease areas to support installation of new ground based equipment
shall require approval of an administrative approval permit.
I. AM and FM Radio and Television Antennae. Refer to Section 17.56.180(C)(1) (Residential Accessory
Uses). (Ord. 6048-B § 35, 2020; Ord. 5942-B § 3, 2019; Ord. 5471-B Exh. A, 2007; Ord. 5126-B, 2001)
*****
Section 8: Placer County Code, Chapter 17, Article 17.56, Section 17.56.080 is amended as follows:
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Section 17.56.080 Camping and campgrounds, recreational vehicle parks.
C. Campgrounds. (Permitted as a “Recreation, Education and Public Assembly” use in RF, MT, HS, RES,
FOR, O and TPZ districts, subject to the approval of a minor use permit). The following requirements apply
to sites to be used by camping parties where individual water, sewer, and power hookups may be
provided to each campsite. where individual sewer hookups are not available to individual sites.;
Recreational vehicles parks are instead subject to the provisions of subsection D, which permits the
same type of service amenities, but at higher overall density/intensity.
D. Recreational Vehicle Parks. (Permitted as “Transient Lodging” use in the CZ2, HS, MT, RES and APT
zone districts, subject to the approval of a conditional use permit by the planning commission.) The
following requirements apply to sites to be used by camping parties occupying recreational vehicles or
tents, where individual water, sewer, and power hookups may be provided to each campsite.
*****
Section 9: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.185, is
hereby amended as follows:
17.56.185 Request for reasonable accommodation.
A.

B.

C.

Intent. It is the policy of Placer County to provide reasonable accommodation for exemptions in the
application of its zoning laws to rules, policies, practices, and procedures for the siting, development,
and use of housing, as well as other related residential services and facilities, to persons with
disabilities seeking fair access to housing. The purpose of this section is to provide a process for
making a request for reasonable accommodation to individual persons with disabilities.
Application. Any person who requires reasonable accommodation, because of a disability, in the
application of a zoning law which may be acting as a barrier to equal opportunity to housing
opportunities, or any person or persons acting on behalf of or for the benefit of such a person, may
request such accommodation. For purposes of this section, “disabled,” “disability,” and other related
terms shall be defined as in the Federal Americans with Disabilities Act of 1990, the California Fair
Employment and Housing Act, or their successor legislation. Requests for reasonable accommodation
shall be made in the manner prescribed by subsection C (Required Information).
Required Information.
1.
The applicant shall provide the following information:
a.
Applicant’s name, address, and telephone number;
b.
Address of the property for which the request is being made;
c.
The current actual use of the property;
d.
That the subject individual or individuals are disabled under the Acts. Any
information related to the subject individual or individuals’ disability shall be kept
confidential;
e.
The zoning code provision, regulation, or policy from which accommodation is being
requested; and
f.
Why the reasonable accommodation is necessary for people with disabilities to have
equal opportunity to use and enjoy the specific property accessible to people with
disabilities.
2.
Review With Other Land Use Applications. If the project for which the request for
reasonable accommodation is being made also requires some other discretionary approval
(including but not limited to: use permit, design review, general plan amendment, zone
change, etc.), then the applicant shall file the information required by subsection C
together for concurrent review with the application for discretionary approval, except a
variance since none would be required for request for consideration of an exemption(s)
from development standard(s).
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D.

Review Authority.
1.
Planning Director. Requests for reasonable accommodation shall be reviewed by the
planning director (director), or designee if no approval is sought other than the request for
reasonable accommodation.
2.
Other Review Authority. Requests for reasonable accommodation submitted for concurrent
review with another discretionary land use application shall be reviewed by the authority
reviewing the discretionary land use application.
E.
Notice of Request for Reasonable Accommodation.
1.
Requests for reasonable accommodation shall be noticed. Notice shall be mailed to the
owners of record of all properties within a one hundred (100) foot radius of the property
which is the subject of the request. This notice shall include the information in subsection
C of this section, shall indicate that any person may request a hearing on the request as
provided in subsection F, and shall describe the approval process.
2.
In the event that the request is being made in conjunction with another discretionary
land use application process, notice shall be included with the notice of the other
proceeding.
F.
Planning Director’s Hearing. When a hearing is requested per subsection (E)(1), the planning director
or his or her designee shall hold a public hearing on the request for reasonable accommodation. A
request for a hearing must be made in writing to the director within fifteen (15) days of the date of
the notice of request for reasonable accommodation. If requested, the director shall conduct a
hearing on the request for reasonable accommodation within thirty (30) days of the date of the notice
of request for reasonable accommodation. Notice of the hearing shall be mailed ten (10) days prior
to the hearing to the owners of record of all properties within a one hundred (100) foot radius of the
property which is the subject of the request. This notice shall include the information in subsection
C of this section.
GE.
Review Procedure.
1.
Director Review. The planning director, or his/her designee, shall make a written
determination within forty-five (45) days and either grant, grant with modifications, or deny
a request for reasonable accommodation in accordance with subsection F (Findings and
Decision). Information related to the subject individual or individuals’ disability shall be kept
confidential and shall not be included in a public file.
2.
Other Reviewing Authority. The written determination on whether to grant or deny the
request for reasonable accommodation shall be made by the authority responsible for
reviewing the discretionary land use application in compliance with the applicable review
procedure for the discretionary review. Information related to the subject individual or
individuals’ disability shall be kept confidential and shall not be included in a public file. The
written determination to grant or deny the request for reasonable accommodation shall be
made in accordance with subsection HF(Findings and Decision).
HF.
Findings and Decision.
1.
Findings. The written decision to grant or deny a request for reasonable accommodation will
be consistent with the Acts and shall be based on consideration of the following factors:
a. Whether the property, which is the subject of the request, will be used by an
individual disabled under the Acts;
b. Whether the request for reasonable accommodation is necessary to make specific
housing available to an individual with a disability under the Acts;
c. Whether the requested reasonable accommodation would impose an undue
financial or administrative burden on the county;
d. Whether the requested reasonable accommodation would require a fundamental
alteration in the nature of a county code provision, including but not limited to
land use and zoning;
e. Potential impact on surrounding uses;
f.
Physical attributes of the property and structures.
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2.

IG.
JH.

Conditions of Approval. In granting a request for reasonable accommodation, the reviewing
authority may impose any conditions of approval deemed reasonable and necessary to
ensure that the reasonable accommodation would comply with the findings required by
subsection (HF)(1) above.
Appeal of Determination. A determination by the reviewing authority to grant or deny a request for
reasonable accommodation may be appealed in compliance with Section 17.60.110 of the Zoning
Ordinance.
Fees. There shall be no fee for an application requesting reasonable accommodation. If the project
for which the request is being made requires other planning permit(s) or approval(s), fees for
applicable applications shall apply as established per county ordinance. Fees for appeals to decisions
on reasonable accommodation shall be the same as those fees for appeals as established per county
ordinance. (Ord. 5510-B § 1, 2008)

*****
Section 10: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.250, is
hereby added as follows:
17.56.250: Storage, accessory-Indoor and outdoor.
*****
F. Cargo containers. This subsection applies to the use of cargo containers for accessory
storage. A “cargo container” (also known as a “conex box,” “sea-land container,” or “seatrain
box”) is defined as a prefabricated metal structure designed for use as an individual shipping
container in accordance with international standards or a metal structure designed and built
for use as an enclosed truck trailer in accordance with Department of Transportation
standards. Cargo containers are eight feet wide, nine-feet, six inches tall and vary in length
from ten (10) feet up to fifty (50) feet. Cargo containers may be used for accessory storage
subject to the following standards:
1. Allowable zone districts. Cargo containers are allowed in the RA, RF, F, AE, TPZ, and FOR
zone districts in accordance with the standards of this section.
2. Maximum area allowable containers.
Size of Parcel

Maximum Area of Cargo Container Usage
Per Parcel
500 sq. ft.
1,000 sq. ft.
2,400 sq. ft.

 1 acre – 9.9 acres
10 acres or more
10 acres or more with bona fide commercial
agricultural use*
*Requires a written determination from the agricultural commissioner

3. Setbacks. Cargo containers shall meet all building setback requirements. In no case shall
a cargo container be located within a required setback area.
4. Screening and design. Cargo containers shall be solid-colored and shall not contain
lettering, logos, or graffiti. Colors shall be maintained for the life of the container.
5. Stacking. Cargo containers shall not be stacked.
6. Containers shall be used for private storage only and not be used for retail, rental, or other
similar business use (except for bona fide agricultural use as noted in subsection 2 above).
Only goods incidental to an existing permitted use may be stored, and not available for
public access or use.
*****
Page 12 of 16
119

Section 11: Placer County Chapter 17, Article 17.58, Section 17.58.160(C), is amended as follows:
17.58.160 Permit time limits, exercising of permits, and extensions.
C. Extensions of Time. The time limit established by subsection (B)(1) of this section for the implementation
of an approved administrative review permit, minor use permit, conditional use permit or variance may be
extended by the zoning administrator (or planning commission in the case of projects for which the planning
commission or board of supervisors is the granting authority) hearing body having original jurisdiction
of the project entitlement(s) for a total of no more than six years as provided by this section:
*****
Section 12: Placer County Chapter 17, Article 17.58 – Discretionary Use Requirements, Section 17.58.180
is hereby amended as follows:
17.58.180 Changes to an approved project.
A new land use authorized through an administrative review permit, minor use permit, conditional use
permit or variance, or a tentative map for either a minor or major subdivision, shall be constructed,
or exercised with recordation of a final map, or otherwise established only as approved by the
granting authority and subject to any conditions of approval, except where changes to the project are
approved as set forth in this section. An applicant shall request any desired changes in writing, and shall
also furnish appropriate supporting materials including an application and associated fee and an
explanation of the reasons for the request. Changes may be requested either before or after construction
or establishment and operation of the approved use, except for tentative maps, where such requests
shall be made prior to recordation of a final map. Changes to recorded final maps shall be
subject to the procedures for certificates of correction as required by Section 16.16.180 of
county code.
A. The planning director may authorize minor changes to an approved site plan, project architecture, or
the nature of the approved use if the changes:
1. Are consistent with the applicable provisions of this chapter; and
2. Do not involve a feature of the project that was specifically addressed or was a basis for findings
in a negative declaration or environmental impact report for the project; and
3. Do not involve a feature of the project that was specifically addressed or was a basis for
conditions of approval for the project or that was a specific consideration by the granting authority in the
approval of the permit; and
4. Do not result in an significant expansion of the use; and
5. Do not substantially alter the original approved action; and
6. Do not result in any new direct or indirect effect on an aquatic resource or habitat for species
covered by the habitat conservation plan/natural community conservation plan (HCP/NCCP); and
7. If Chapter 19, Article 19.10 applies to the approved project, the change cannot increase the
amount of land cover impacted by the project.
B. Changes to the project involving features described in subsections (A)(2) and (A)(3) of this section shall
only be approved by the granting authority pursuant to a new permit application processed as set forth in
this chapter. (Ord. 6041-B § 21, 2020; Ord. 5126-B, 2001)
C. Changes to approved tentative maps. The planning director, in consultation with the county
surveyor, may authorize changes to tentative parcel maps or tentative subdivision maps upon
making findings of substantial conformance if such a request is made in writing and is
supported by exhibit materials detailing the proposed minor modifications. The exhibit
materials shall be approved and signed by the planning director and county surveyor.
Proposed changes must be found consistent with subsections (A)(1) through (A)(7) above,
and the following:
1. Does not increase the number of approved development parcels;
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2. Does not result in changes to any required onsite or offsite improvement(s) that was
specifically addressed or was a basis for findings in a negative declaration or environmental
impact report for the project; and
3. Does not result in other changes that would substantially alter the project character,
operation, land use patterns, parcel configuration or would result in overall improvement of
these criteria.
*****
Section 13: Placer County Chapter 17, Article 17.60 – Zoning Administration, Section 17.60.090 is hereby
amended as follows:
17.60.090 Chapter Code or plan amendments and or rezoning.
A.
Initiation of Amendment. An amendment to this chapter may be initiated by the agency director,
planning director, the planning commission or the board of supervisors. Amendment requests from the
public shall be filed using the forms provided by the planning department, shall be signed by the legal
owner(s) of property affected by the proposed amendment, and shall include the filing fee set by the county
fee ordinance.
B.

Notices to Municipal Advisory Councils/Planning Commission Hearing. and Meetings.

1. County initiated plan amendments or rezonings and public review. Once initiated,
notice of county-initiated amendments will be posted on the agency website. Once the
amendment(s) is drafted, a public meeting will be noticed to provide the public the
opportunity to make comments. The planning director and district supervisor shall consult
together to select the meeting venue, format, and medium based on the scope of the
amendment when only one supervisorial district would be affected by the amendment(s).
When more than one supervisorial district is affected by the amendment(s), a townhall or
similar meeting venue shall be held. In addition, the planning director and district
supervisor(s) shall consult together to determine if additional meetings (i.e., additional
townhalls, MAC meetings, or other public meetings) should be held. Noticing of the meeting
will be in compliance with the Brown Act. No amendment proposed by the county shall be
invalid in the event it is not, for any reason, reviewed in a public meeting prior to the hearing
by the planning commission.

1.
Notice of any proposed amendment to the text of this Chapter 17 that is initiated by the county
and that is not associated with an application for a private project shall be provided to all of the municipal
advisory councils in accordance with this subsection (1). At least sixty (60) days prior to the date the
proposed amendment is scheduled to be heard by the planning commission, the planning director shall
notify in writing the chair and secretary of each municipal advisory council, describe the proposed
amendment and offer to present it to the municipal advisory council for its review and comment. The chair
may request that the proposed amendment be reviewed by the municipal advisory council by contacting
the planning department within fifteen (15) days, or as soon as possible after receipt of the information,
and the proposed amendment shall be scheduled for review and comment by the municipal advisory council
as soon as feasible thereafter. No zoning text amendment proposed by the county shall be invalid in the
event it is not, for any reason, reviewed by a municipal advisory council prior to its hearing by the planning
commission.
2.
Privately initiated plan amendments or rezonings and public review. For a
private project that requires a hearing before the planning commission, notice to any local
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Municipal Advisory Council whose boundaries encompass the proposed project area shall be
provided as described in 17.60.140(6).
*****
Section 14: Placer County Chapter 17, Article 17.60 – Zoning Administration, Section 17.60.140 is
hereby amended as follows:
17.60.140 Public hearings.
When a public hearing is required by this chapter, public notice shall be given and the hearing shall be
conducted as provided by this section.
A.

Notice of Hearing: Notice of a public hearing shall be given as follows:

1.
Content of Notice. Notice of a public hearing shall include, but not be limited to: the date,
time and place of the hearing; the name of hearing body; a general explanation of the matter to be
considered; and a general description, in text or by diagram, of the location of the real property that is the
subject of the hearing. If a proposed negative declaration, a final environmental impact report, or any other
appropriate environmental document has been prepared for the project pursuant to Chapter 18 of this code
(Environmental Review) and the California Environmental Quality Act (CEQA), the hearing notice shall
include a statement that the hearing body will also consider approval/certification of such document(s).
2.
Method of Notice Distribution—Amendments, Plans, Subdivisions, etc. Notice of a public
hearing required by this chapter for zoning ordinance amendments (i.e., either rezonings or zoning text
amendments), general/community/specific plan amendments, development agreements, subdivisions and
parcel maps, and appeals of decisions on these applications shall be given as follows, as required by
California Government Code Section 65090 and Section 65091:
a.
Notice shall be published at least once in a newspaper of general circulation in the county
at least ten days before the hearing; and
b.

Notice shall be mailed or delivered at least ten days before the hearing to:

i.

The owner(s) of the property being considered or the owners agent, and the applicant;

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or other
essential facilities or services to the project, whose ability to provide such facilities and services may be
significantly affected;
iii.
Any person who has filed a written request for notice with the planning department and
has paid the fee set by the most current fee schedule for such notice;
iv.
All owners of real property as shown on the latest equalized assessment roll within three
hundred feet of the property that is the subject of the hearing, unless fewer than thirty (30) properties
are within three hundred (300) feet, then the notification radius shall be extended to include
the thirty (30) nearest properties; or where the number of property owners to whom notice would be
mailed is more than one thousand, the planning director may choose to provide the alternate notice allowed
by California Government Code Section 65091(a)(3);
c.
Notice shall be posted at least ten days prior to the hearing on the property which is subject of the
application, as well as in at least two public places in close proximity to the subject property.
3.
Method of Notice Distribution—Use Permits and Variances. Notice of a public hearing
required by this chapter for conditional or minor use permits, variances, and appeals of decisions on these
applications shall be given as follows, as required by California Government Code Section 65091:
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a.

Notice shall be mailed or delivered at least ten days before the hearing to:

i.

The owner(s) of the property being considered or the owner’s agent, and the applicant;

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or other
essential facilities or services to the project, whose ability to provide such facilities and services may be
significantly affected;
iii.
Any person who has filed a written request for notice with the planning department and
has paid the fee set by the most current fee schedule for such notice;
iv.
All owners of real property as shown on the latest equalized assessment roll within three
hundred feet of the property that is the subject of the hearing, unless fewer than thirty (30) properties
are within three hundred (300) feet, then the notification radius shall be extended to include
the thirty (30) nearest properties; or, where the number of property owners to whom notice would be
mailed is more than one thousand, the planning director may choose to provide the alternate notice allowed
by California Government Code Section 65091(a)(3).
b.
Notice shall be posted at least ten days prior to the hearing on the property which is subject
of the application, as well as in at least two public places in close proximity to the subject property.
4.
Additional Notice. The planning director may also provide any notice with content or using
a distribution method in addition to that required by this section as he or she determines is necessary or
desirable.
5.
Notice Requirements for Appeals of Other Official Actions. The legal notice requirements
specified in subsections (A)(1), (A)(2), and (A)(3) of this section are not required for the following types of
appeal hearings: appeals of rulings by the planning director or agency director; appeals of decisions by the
design/site review committee (D/SRC), the development review committee (DRC) or the environmental
review committee (ERC).
6.
Notice to Municipal Advisory Councils and other public meetings. Any project
application not subject to Section 17.60.090(B)(1) that requires a public hearing before the planning
commission shall first be submitted to any local municipal advisory council (MAC) whose boundaries
encompass the proposed project area. The planning department shall transmit a copy of the project
application to the appropriate MAC, and shall request the MAC’s general review and comment. For a
project affecting a large geographical area (i.e., affecting more than one MAC boundary,
and/or an area encompassing larger than fifty (50) acres, and/or requiring three hundred
(300) or more employees), the planning director, in consultation with the affected district
supervisor, may determine a townhall or similar meeting venue be held in addition to or as an
alternative to a MAC meeting Notice of the meeting will be in compliance with the Brown Act.
No private project shall be invalid in the event it is not, for any reason, reviewed by the
municipal advisory council or reviewed in a public meeting prior to the hearing by the planning
commission. prior to any scheduled hearing before the planning commission. Failure of the MAC to
comment prior to the planning commission hearing shall not be cause for the planning commission hearing
to be postponed. See 17.60.090(B)(1) for noticing requirements for county-initiated projects.
*****

Section 15: This ordinance shall take effect and be in full force thirty (30) days after the date of
its passage. The Clerk is directed to publish this ordinance, or a summary thereof, within fifteen
(15) days in accordance with Government Code section 25124.
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ATTACHMENT C
COMMUNITY DEVELOPMENT RESOURCE AGENCY
PLANNING DIVISION
County of Placer

HEARING DATE: July 14, 2022
ITEM NO.: 4
TIME: 11:10 AM
TO:

Placer County Planning Commission

FROM:

Kally Kedinger-Cecil, Senior Planner

DATE:

July 1, 2022

SUBJECT:

2022 CHAPTER 17 ZONING TEXT AMENDMENT
ZONING TEXT AMENDMENT (PLN21-00153)
COMMONSENSE EXEMPTION
ALL SUPERVISORIAL DISTRICTS

GENERAL PLAN/COMMUNITY PLAN AREA: Placer County General Plan and All Community
Plans except the Tahoe Basin Area Plan.
ZONING: All Zone Districts excluding those in the Tahoe Basin Area Plan
LOCATION: Unincorporated Placer County
PROPROSAL
The Planning Services Division requests that the Planning Commission make a recommendation to
the Board of Supervisors to repeal and replace Placer County Code, Chapter 17 (Zoning Ordinance)
to incorporate amendments to the same. The proposed zoning text amendments (ZTA) are intended
to improve internal consistency of the zoning code, to clarify and simplify implementation of the
Zoning Ordinance, to ensure consistency with recently adopted Housing and Habitat Conservation
programs, and to correct conflicting code sections (Attachment A).
CEQA COMPLIANCE
The proposed adoption of these Zoning Text Amendments is statutorily exempt from
environmental review pursuant to Section 15061(b)(3) of the California Environmental Quality Act
(CEQA) Guidelines. This CEQA exemption is applicable where it can be seen with certainty that
there is no possibility that the activity in question may have a significant effect on the environment.
This proposed Zoning Text Amendment action meets this test as it would not result in, nor permit
new development at density or intensity in excess of what is permitted at the current time and
under current regulations, and does not contain any amendments that would result in the creation
of new development methods, techniques, or applications that would physically impact the
environment. The Planning Commission will be required to make a finding to this effect.
PUBLIC NOTICES AND REFERRAL FOR COMMENTS
A legal notice was published in the Sacramento Bee and Auburn Journal newspapers. Interested
parties and all Municipal Advisory Councils have received notice of this public hearing.
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PUBLIC OUTREACH
Municipal Advisory Council Meetings
Staff presented the proposed ZTA to the following Municipal Advisory Councils (MACs) beginning
on February 22, 2022, through May 11, 2022: Horseshoe Bar/Penryn, North Auburn, Dry
Creek/West Placer, Newcastle/Ophir, Rural Lincoln, Granite Bay, and Sheridan; the District 5
MACs were combined into two groups including District 5 – East Placer and District 5 – West
Placer. A summary of the MAC discussions is presented later in this report.
May 12, 2022 Planning Commission Workshop
At its May 12th meeting, the Planning Commission received a presentation from staff regarding
the proposed ZTA. Six members of the public provided comments that were primarily focused on
proposed changes to public meetings and hearings and the addition of residential care homes
with seven or more clients as an allowable use in the Residential Single Family zone district.
Comments regarding changes to public meetings and hearings included concerns with proposed
text amendments to allow the Planning Director the discretion to determine if additional public
meetings should be held instead of and/or in addition to MAC meetings and felt that the proposal
would dilute the function of the MACs and that discretion should not be left to one individual.
Comments from the Planning Commission included questions about the reasoning behind
allowing residential care homes with seven or more clients in the Residential Single Family (RS)
zone district and eliminating this as an allowable use in the Residential Agricultural (RA) zone
district. The Commission also had questions about the changes to public meetings and suggested
further revisions to the proposed ZTA for cargo containers, residential care homes, and public
meetings. Staff has taken all comments received under consideration and adjustments have been
made to the proposed amendment allowing cargo containers for residential accessory storage to
establish a minimum area instead of number to address the size variability. Staff has also provided
potential language changes to the public meeting and hearing ordinances to address the
comments received from the MAC members, the public, and the Planning Commission.
OVERVIEW OF THE PROPOSED AMENDMENT
The proposed ZTA is intended to improve internal consistency of the zoning code, to clarify and
simplify implementation of the Zoning Ordinance, to ensure consistency with recently adopted
Housing and Habitat Conservation programs, and to correct conflicting code sections. The
proposed ZTA would include revisions to the “Definitions,” “Allowable Land Uses and Permit
Requirements,” “General Development Regulations,” “Specific Development Regulations,” and
“Zoning Administration.” The Planning Commission will also consider amendments to Section
17.040.030 – Definitions of Land uses, Specialized Terms and Phrases; Section 17.06.050 –
Zoning Districts Established; Section 17.20.010 – Commercial Planned Development (CPD);
17.44.010 – Residential-Agricultural (RA); Section 17.50.010 – Residential Single-Family (RS);
Section 17.54.020 – Height Limits and Exceptions; Section 17.54.030 – Landscaping and
Fencing; Section 17.54.070 – Design and Improvement of parking; Section 17.54.145 –
Watercourse setbacks and stream system boundary standards; Section 17.56.060 – Antennae,
Communications Facilities; Section 17.58.080 – Camping and campgrounds, recreational vehicle
parks; Section 17.56.185 – Request for reasonable accommodation; Section 17.56.250 –
Storage, accessory-Indoor and outdoor; Section 17.58.160 – Permit time limits, exercising of
permits, and extensions; Section 17.58.180 – Changes to an approved project; Section 17.60.090
– Chapter or plan amendments and rezonings; and Section 17.60.140 – Public hearings.
These amendments are discussed in more detail below.
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Definitions of land uses, specialized terms and phrases (Section 17.04.030)
• Modify the definition of “campgrounds” to include “individual water, sewer and power hookups
may be provided to each campsite.” The existing definition does not include an allowance for
individual sewage disposal connections. The governing code section in the Specific
Development Regulations section of the Zoning Ordinance is also proposed to be changed
accordingly and is discussed below under “Specific Development Regulations.”
Land use and permit tables (Section 17.06.050)
• Modify the allowable land use tables for the Residential Agricultural (RA) and Residential
Single-Family (RS) zone districts to eliminate Residential care homes with 7 or more clients
as an allowable use with a Minor Use Permit (MUP) in the RA district and add it as an
allowable use with a MUP in the RS zone district.
•

Replace a requirement for a Conditional Use Permit (CUP) for child day care, family care
homes with a requirement for Zoning Clearance to be consistent with state Housing laws.

These proposed changes to where residential care facilities may be located are in response
primarily to feedback received from the Granite Bay community, who have expressed that a
residential care home with 7 or more clients is not an appropriate use in the RA zone district, and
to align the Zoning Ordinance with the adopted General Plan Housing Element. Over the last
decade, multiple care homes have been developed in Granite Bay including care home projects
that received approval of Rezones and Community Plan Amendments from RS to RA to facilitate
development as the existing RS zone district does not allow this use. Feedback from the Granite
Bay community has been positive with respect to the elimination of this use from the RA zone
district, though many commenters have also expressed that the use is not appropriate for the RS
zone district and should not be permitted there either.
In May 2021, the Placer County Board of Supervisors adopted the 2021-2029 Housing Element
to the Placer County General Plan. The Housing Element establishes Countywide goals and
policies for housing including goal HE-42: Group Homes which states, “The County shall amend
the zoning code to treat all residential care homes as family homes, consistent with Health and
Safety Codes, and to allow residential care homes with seven or more clients with approval of a
minor use permit in single family residential districts.” The proposed changes to the RS zone
district would align the Zoning Ordinance with the adopted Housing Element. The majority of
comments received from the Granite Bay community have been opposed to the change, with
some commenters requesting this use be eliminated in residential zone districts entirely.
Height Limits and Exceptions; Measurement of Fence Height (17.54.020)
• Revise the allowance for combined retaining wall and fence height to be measured from the
lowest finish grade or approved pad grade elevation.
•

Add new language to allow combined retaining wall and fences to be up to 8 feet in height for
side or rear yard areas by right, and up to ten feet in height for side or rear yard areas if
approved by the granting authority as part of the project design.

•

Add new language to allow combined retaining wall and fences to be up to twelve feet as
measured from the lowest finish grade when such a fence and wall height would result in
improved resource protection for lots adjacent to open space lots and resource protection
areas, as determined by the granting authority.
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These proposed changes would provide flexibility in subdivision design in terms of yards and
fences, and to address situations where a grade differential results in variation between residential
yards and open space areas.
Approved Tentative Maps
The proposed language would not address approved tentative maps. At the tentative map stage,
the location and height of fencing between lots is generally not identified. If an approved project
finds during the improvement plan stage that the onsite conditions require a fence and retaining
wall combination to be taller than is allowed, the project would be required to obtain a map
modification before the Planning Commission. One potential solution is to allow approved
tentative maps to request a Finding of Substantial Conformance from the Planning Director to
allow the fence and retaining wall combination height to be up to 10 feet in height (or 12 feet for
lots adjacent to open space lots and resource protection areas).
Landscaping and Fencing (17.54.030)
• Allow a seven-foot maximum fence within side, street-side, or rear setbacks in residential zone
districts where the current code section allows a six-foot maximum fence.
•

Include language to describe a “clear view triangle” for vehicle sight distance when adjacent
to roadways and a new exhibit to demonstrate the application of the triangle.

•

Allow a maximum eight-foot wall or fence in Commercial and Industrial zones and allow such
fencing to contain barbed wire if included with the total height of the fence; appurtenant
structures such as pillars and pilasters shall not exceed the heigh of the fence.

Staff is proposing to increase the fence height in residential zone districts as six feet is commonly
insufficient for property owners, and Variance applications to fence height are a relatively regular
request. By allowing a slightly higher fence, Variance requests for fencing may be reduced. The
language for a “clear view triangle” was in response to concerns from the County’s Engineering
and Surveying Division staff with potential impacts to vehicle sight distance.
The existing code language for fence height in commercial and industrial zone district does not
establish a maximum fence height and only establishes a minimum fence height of six feet.
Providing an upper-limit to fence height provides clarity to staff and the public and ensures a
consistent standard and also improves screening opportunities for commercial and industrial yard
areas.
Design and improvement of parking (17.54.070); Required Setbacks and Parking Lot Surfacing
• Add language to clarify that the required 40-foot setback for the first parking stall is for stalls
that are directly accessed from a drive aisle connecting to a roadway, and that parking spaces
served by a drive aisle that do not connect to a roadway shall be setback as required to meet
minimum frontage landscaping requirements as listed in an applicable community plan, or the
Design Guidelines Manual where no community plan standard is specified.
•

Create new standards to allow for alternative parking surface for approved use permits in
residential zone districts

The proposed changes would provide clarity to staff when applying setbacks for parking spaces
where the current code section is vague. The new standards for alternative parking surface for
approved use permits in residential zone districts is proposed to address situations where small
projects in residential areas are required to provide parking. This is most commonly found for
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home-based quasi-commercial uses, such as kennels, where a paved parking surface can be a
large (and sometimes prohibitive) cost for a small business.
Watercourse setbacks and stream system boundary standards (17.54.145)
• Revise the canal setback from 100 feet from the centerline to 50 feet from the centerline.
With adoption of the Placer County Conservation Program (PCCP), the canal setback was
changed from 100 feet from centerline to 50 feet for all areas within the PCCP boundaries,
however the canal setback for everywhere outside of the PCCP boundaries remains at 100 feet.
The proposed revision would ensure a consistent canal setback for all areas of the County and is
also consistent with setback requirements of canal operators.
Antennae, Communication Facilities (17.56.060)
• Replace “antennae” with “antennas” throughout the section.
•

Clarify the historic permit structure for antennas is a Minor Use Permit and add a new
Administrative Approval permit requirement for microcell facilities and expansion of ground
lease areas for new ground-based equipment.

•

Require Minor Use Permits for freestanding towers that do not meet the criteria of a microcell
cellular facility or the criteria for “antennas which are not visually obtrusive”.

•

Provide standards to allow a Zoning Clearance review for installing new equipment within
existing approved ground-lease areas.

The proposed changes to this code section would resolve a technical error made with a Zoning
Text Amendment approval in 2020 where a Conditional Use Permit requirement was inadvertently
included in the permit table and clarify the historic permit requirements. The proposal to require
an Administrative Approval permit for microcell facilities and new ground-based equipment is
intended to streamline reviews for these facilities, which are generally minor in nature and require
little review time. The proposal to require a Minor Use Permit for cell towers that are visually
obtrusive is to provide additional review from the public and decision-makers when applications
for new cell tower installations are received and to restore prior the prior level of discretion to
these type of facility proposals.
Camping and campgrounds, recreational vehicle parks (17.56.080)
• Add “individual water, sewer and power hookups may be provided to each campsite” for
campgrounds and recreational vehicle (RV) parks.
•

Fix a typographical error.

•

Eliminate the “MT” and “APT” zone district references.

The current ordinance does not allow for individual sewage disposal connections and has
prevented projects from providing a cost-effective and commonly-accepted form of sewage
disposal. Campgrounds and RV parks are currently required to construct a public sewage
disposal system, which can be a very costly improvement. The proposed amendment would allow
for individual connections to sewer disposal to be provided at each site in addition to current
allowances for connection to water and electricity. The ordinance also lists the zone districts
where this use is permissible including a “CZ” zone district which should be “C2.” The “MT” and
“APT” zone districts are no longer applicable, as these zone districts have been previously
eliminated.

Page 5 of 12

129

5

Request for reasonable accommodation (17.56.185)
• Eliminate the requirement for public hearing noticing and Planning Director’s hearing
requirement.
•

Eliminate two findings including “potential impact on surrounding uses” and “physical
attributes of the property and structures”.

Request for reasonable accommodation was added to the Zoning Ordinance to establish a formal
procedure for persons with disabilities seeking equal access to housing to request reasonable
accommodation(s). Currently, disabled persons must attend a public hearing and the Planning
Director is required to make findings in order to approve a reasonable accommodation request.
An example of a request for reasonable accommodation would be to allow for a structure to
encroach within the setbacks in order to make the structure more accessible. These requirements
for a public hearing could have the effect of discouraging a disabled person from seeking a
reasonable request, as a person may not want to discuss medical matters in a public setting. In
May 2021, the Placer County Board of Supervisors adopted the 2021-2029 Housing Element,
which establishes Countywide goals and policies for housing including goal HE-44 which states,
“The County shall consider adoption of a zoning text amendment to remove the notification
requirement for reasonable accommodation applications. The County will also review and revise
approval findings to ensure they are consistent with State Law.” The proposed amendment would
have the effect of ensuring consistency with the adopted Housing Element and would enable
disabled persons to seek reasonable accommodation requests more simply.
Storage, accessory-Indoor and outdoor (17.56.250)
• Allow cargo containers to be used for accessory storage in the RA, RF, F, AE, TPZ, and FOR
zone districts.
•

Establish standards for their use including maximum allowable area based on parcel size,
setback requirements, screening and design, and use limited to private storage.

•

Establish an allowance for additional containers for bona fide commercial agricultural
operations upon a written determination from the Agricultural Commissioner.

Cargo containers (also known as a “conex box,” “sea-land container,” or “seatrain box”) are
prefabricated metal structures designed for use as an individual shipping container in accordance
with international standards, or a metal structure designed and built for use as an enclosed truck
trailer in accordance with Department of Transportation standards. Once a container is no longer
used for shipping, containers are commonly recycled for other uses, including as building
materials and onsite storage. Cargo containers are used for storage throughout Placer County,
however, using containers for storage in residential areas is not currently allowed except for within
commercial and industrial zone districts. Establishing standards for their use in residential areas
would bring non-conforming properties into conformance and would provide standards to ensure
that their use is not proliferated in a manner that could be deleterious to adjoining owners or land
uses. Cargo containers vary in size and typically are eight feet wide by nine feet, six inches tall
and from ten to fifty feet long. Staff is proposing that parcels less than 9.9 acres be allowed an
area of 500 square feet, and parcels ten acres or greater could have an area of 1,000 square feet
for cargo containers. Up to 2,400 square feet could be allowed on parcels 10 acres or greater,
with a written determination from the Agricultural Commissioner that the cargo containers are
used for a bona fide agricultural use. Initially, staff proposed to base the allowance on the number
of containers and size of a parcel, however because the container sizes vary, the allowance is
now proposed to be based on area as suggested at several MAC meetings and by the Planning
Commission at the May 12 workshop.
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Permit time limits, exercising of permits, and extensions (17.58.160)
• Revise to allow projects seeking an extension of time to obtain the extension from the hearing
body having original jurisdiction of the project entitlement(s).
When a project is seeking an extension of time for the expiration date of an entitlement, the
current code section requires that the extension be considered by the granting authority. Per
the Zoning Ordinance, “granting authority” means “the body assigned the authority by this
chapter to conduct hearings and/or approve, approve subject to conditions, or disapprove
applications for land use permits, variances, rezonings and zoning ordinance amendments,
appeals, surface mining reclamation plans, or to make any other rulings specified by this
chapter. Granting authorities identified by this chapter include the agency director or designee,
the Zoning Administrator, the Planning Commission, and the Board of Supervisors.” This
language requires that a project would need to obtain an extension from the authority granting
the entitlement approval. In some cases, the granting authority is not the authority with the
original jurisdiction of the entitlement. The table below demonstrates the entitlements over
which the various hearing bodies have original jurisdiction over:
Agency Director/Designee
Administrative Approvals,
Substantial Conformance
Requests, Temporary Outdoor
Events

Zoning Administrator/Parcel
Review Chair
Variances, Design/Site Review
Agreements, Minor Use Permits,
Administrative Review Permits,
Minor Land Divisions, Additional
Building Sites, Voluntary
Mergers, Minor Boundary Line
Adjustments, Certificates of
Compliance

Planning Commission
Conditional Use Permits, Major
Subdivisions, Subdivision
Modifications

The purpose of the proposed code amendment is to allow requests for extensions of time to be
heard by the hearing body with original jurisdiction over the entitlement, instead of the original
granting authority, to ensure that the extension is heard by the appropriate hearing body.
Changes to an approved project (17.58.180)
• Revise the section to include tentative maps for minor and major subdivisions to the list of
entitlements that can request minor changes post-approval via a Finding of Substantial
Conformance, which are reviewed and approved by the Planning Director.
•

Establish standards for changes to approved tentative maps.

•

Make minor language edits for clarity.

Currently the Planning Director can authorize minor changes to approved projects with an
Administrative Review permit, Minor Use Permit, Conditional Use Permit, or Variance. Tentative
maps for major and minor subdivisions are not included in this list. Staff is proposing to add
tentative maps to the types of land use entitlements to enable approval of minor changes that
conform to the original approval. In order for an approved tentative map to be changed postapproval, the Planning Director and the County Surveyor would be required to make the following
findings for maps:
1. Does not increase the number of approved development parcels
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2. Does not result in changes to any required onsite or offsite improvement(s) that was
specifically addressed or was a basis for findings in a negative declaration or environmental
impact report for the project; and
3. Does not result in other changes that would substantially alter the project character, operation,
land use patterns, parcel configuration or would result in overall improvement of these criteria.
If the above findings could be made, then an approved tentative map could have minor changes
authorized via a Finding of Substantial Conformance. If, however, the findings could not be made,
then a modification to the approved map would be processed pursuant to Zoning Ordinance
Section 17.58.020: Applications – Filing and processing.
Chapter or plan amendments and rezonings (17.60.090)
• Rename the code section to “Code or plan amendments or rezonings”.
•

Revise the title of subsection B from “Notices to Municipal Advisory Councils/Planning
Commission Hearings” to “Notices and Meetings”.

•

Replace existing language to allow for a broader range of meeting types for County-initiated
amendments to County Code, amendments to the General Plan or community plans, and
rezonings.

•

Include new language that would enable the Planning Director and District Supervisor to
determine the meeting venue and format if only one Supervisorial District is affected by the
amendment(s).

•

If more than one Supervisorial District is affected, a townhall or similar meeting venue would
be held. The Planning Director and District Supervisor would also consult to determine if
additional meetings including MAC meeting should be held.

This section of the Zoning Ordinance pertains to Municipal Advisory Councils, or “MACs”. MACs
were established in 1978 by the Board of Supervisors. The MACs consist of Board-appointed
community members to “provide a local forum where residents can attend meetings in their own
community and talk about issues that are important to them. These meetings are a great venue
where land use, transportation and general county information is shared, discussed and where
the MAC members may make recommendations on those topics and more” (Placer County
Municipal Advisory Council webpage). Currently there are 13 MACs throughout unincorporated
Placer County, and some Supervisorial Districts have multiple MACs within their boundaries.
Districts 1, 3, and 5 have historically had more than one MAC in their boundaries, and with the
2020 Census and subsequent changes to District lines, District 4 has been expanded to include
two MACs. District 5 in particular has eight MACs due to the District’s large geographic area from
Newcastle/Ophir to the Tahoe Basin. In some instances, it may be appropriate to consolidate
MACs for certain projects that would impact a multiple Supervisorial Districts. In other instances,
it may be appropriate to host a townhall-style meeting instead of/and or in addition to the MAC
meetings. The intent of this amendment is to allow consolidation of meetings if deemed
appropriate and is an attempt to engage a broader public audience for significant projects. Based
on feedback received that the proposed amendment did not establish criteria for when a project
would be considered at a different venue and format, staff has revised the proposal since it was
presented at the May 12 Workshop to require that the Planning Director and the District
Supervisor consult to determine if a different meeting venue, format and medium would be more
appropriate for County-initiated amendments that affect more than one Supervisorial District.
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Since their establishment, the MACs have become a valuable place for communities to come
together to discuss items that impact their geographic areas. Safety reports from local law
enforcement and fire agencies are given, and the District Supervisor often also provides a report.
However, there are instances where MACs are poorly attended, or are attended by the same
small handful of community members. Furthermore, some MACs do not meet on a regular basis,
and still other MACs do not have remote access/participation capabilities, primarily due to meeting
venues lacking adequate equipment. The proposed zoning text amendment seeks to address this
by allowing larger meetings and opportunities for input.
Public hearings (17.60.140)
• Add language to expand the 300-foot radius for public hearing notices to include the nearest
30 properties.
•

Add language that would allow private projects to be presented at larger venues and formats
similar to the language discussed in the preceding section for County-initiated amendments.

Staff regularly receives feedback from the community that the existing 300-foot radius is
insufficient. In rural areas on large lots, the 300-foot radius may only include a few adjacent
properties and results in situations where only a handful of potentially-affected properties are
notified. Expanding the radius to include the nearest 30 properties broadens the public noticing
scope, and could result in additional public participation. This language change would have an
overall positive impact, particularly in rural areas where it can be easy to feel disconnected from
the larger community. During the community meetings, this proposed language change had the
most positive feedback.
In addition to expanding the hearing noticing radius, staff is proposing to make changes to public
meetings for private projects similar to the proposed changes to public hearings for Countyinitiated amendments. A “private” project is any project proposed by non-County entities, including
private property owners, land developers, and businesses. With the proposed amendment, the
Planning Director in consultation with the District Supervisor(s) would select the meeting venue
and format for private projects that affect large geographical areas (i.e., more than one
Supervisorial District or encompasses an area greater than 50 acres) and/or requires more than
500 employees.
Feedback Regarding Proposed Changes
The proposed ZTA was presented to the MACs. Positive public feedback was received regarding
the changes to canal setbacks and expanding the hearing noticing radius. Feedback was mixed
regarding the allowance of cargo containers. In general people were supportive of this proposal,
however some members of the public had concerns about compatibility with rural areas. District
4 was positive about the proposal to eliminate residential care homes with 7+ clients as an
allowable use with a Minor Use Permit in the RA zone district but had strong reservations about
allowing the use in RS; these comments were mirrored by feedback provided by some members
of the Planning Commission at the May 12, 2022 ZTA Workshop. Primary concerns were related
to neighborhood compatibility, consistency with state Housing laws, and concerns with the
recently-adopted Housing Element.
In general, the MACs were not supportive of the changes to meetings. The initial amendment that
was presented to the MACs would have given sole discretion to the Planning Director, and many
MAC members and the public felt that this discretion should not be up to a singular appointed
official. Staff has considered this feedback and added language that would require consultation
between both the Planning Director and the District Supervisor(s). MAC members also questioned
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what is meant by “public interest” and wanted to see parameters around the types of projects that
could be considered for larger meetings. Staff is proposing that projects that affect large areas,
are greater than 50 acres, and/or employ more than 300 people would be the types of projects
that may be considered at an alternative meeting format.
SUMMARY
As stated earlier in this report, the proposed amendments are intended to improve internal
consistency of the zoning code, to clarify and simplify implementation of the Zoning Ordinance,
to ensure consistency with recently adopted Housing and Habitat Conservation programs, and to
correct conflicting code sections.
MUNICPAL ADVISORY COUNCIL MEETING OVERVIEW
Staff began presenting the Chapter 17 Zoning Text Amendments to the Municipal Advisory
Councils on February 22, 2022. The District 5 MACs were grouped into two large groups including
the eastern and western portions of District 5. No actions were sought, however a summary of
the main comments and issues discussed at each meeting are described below:
Municipal Advisory
Council
Horseshoe Bar/Penryn

Granite Bay

North Auburn

East Placer Townhall

West Placer

Discussion Summary
MAC members shared concerns with the proposed public meetings
ordinance amendments and expressed that more specificity was needed
to determine what instances a project may be allowed to be heard at a
different meeting format and comments that cargo containers are
incompatible with rural areas. Staff incorrectly noted in the agenda
description that staff would return for a recommendation; however
because the expectation was established, staff returned to this MAC and
the second MAC meeting is discussed further below.
MAC members and the public shared that they felt the MACs are
important and were concerned the proposed public meeting ordinance
amendments would dilute and erode the function of the MACs. Other
comments included concerns about allowing residential care homes with
7 or more clients in the Residential Single Family zone district, visual
impacts from allowing cargo containers in residential areas, and the
proposed changes to the Reasonable Accommodation ordinance.
The majority of the MAC members expressed similar concerns to the
Horseshoe Bar/Penryn MAC with regards to the proposed amendments
to public meetings. One MAC member supported the public meeting
amendments and felt the Planning Director should have some discretion.
This MAC took an action to provide a recommendation that the proposed
ZTA for public meetings includes oversight for Planning Director
determinations to ensure that citizen concerns are adequately heard (4:1).
In lieu of attending three separate MACs in District 5 for East Placer, a
virtual townhall was held. One member of the public questioned if the
Tahoe Regional Planning Agency had reviewed the proposed ZTA to cell
towers. Staff responded that the proposed ZTA does not apply to projects
in the Lake Tahoe Basin, and therefore does not affect the regulatory
authority of TRPA.
MAC members expressed that adequate time for review is not given to
MACs, and that if the Planning Director can decide to replace a MAC with
a townhall for a given project, then the usefulness of the MACs is
diminished. In general MAC members wanted information earlier than it’s
currently received. One member of the public expressed a desire for a
better public notification process for projects that have a long gap between
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Newcastle/Ophir

Rural Lincoln

West Placer Townhall

Horseshoe Bar/Penryn #2

Sheridan

approval and construction and noted that people who have recently
moved to the area might not be aware of forthcoming projects.
MAC members expressed agreement with the sentiment of the other
MACs with regards to the public meeting ordinance amendment. One
MAC member had questions about cell towers. A MAC member from the
Horseshoe Bar/Penryn MAC attended this hearing to echo their previous
comments about the proposed public meeting ordinance amendment.
One MAC member had questions about the antenna and communication
towers ordinance amendment and noted that cargo containers are
manufactured in a variety of height and sizes. Members of the public
provided comments concerning the proposed public meeting ordinance
amendments and felt that townhalls are not adequate. One member of the
public suggested that staff presentations be pre-recorded and posted
online so the public could view them prior to meetings and come prepared
with questions.
Similar to the East Placer townhall, three of the MACs located in the
western portion of District 5 were combined for a virtual townhall. No
comments were received.
MAC members had multiple questions and concerns regarding the
following topics: cargo containers and ordinance applicability to existing
containers; property value impacts from the proposed canal setback
amendment; and concerns with the proposed changes to public meetings.
In particular, the MAC and the public wanted more information on the
criteria that would be used to determine if a project would be presented at
a MAC or a different meeting format. Several community members felt the
changes to the public hearing noticing radius and eliminating residential
care homes with 7 or more clients in the RA zone district were good,
constructive changes. Other comments mirrored the sentiments of the
MAC members with regards to the amendments to public meetings. One
member of the public also had concerns about setbacks from canals and
felt that there should be no setbacks from canals.
The majority of the comments were regarding support for allowing cargo
containers to be used for residential accessory storage, and questions
related to the proposed changes to public meetings and hearings.

AIRPORT LAND USE COMMISSION
The Airport Land Use Commission (ALUC) took the proposed ZTAs under consideration at its
April 27, 2022 Board of Directors meeting. The ALUC determined that the proposed ZTA is
consistent with the 2021 Airport Land Use Compatibility Plan (ALUCP). The ALUC Consistency
Determination is included with this report as Attachment B.
AGRICULTURAL COMMISSION
Staff presented two of the proposed ZTAs to the Placer County Agricultural Commission on May
9, 2022, including the canal setback amendment and the cargo container amendment. The
Agricultural Commission had questions about the use of the containers for agricultural
applications, and also discussed how cargo containers are manufactured in varying sizes. The
Agricultural Commission was supportive of both amendments.
RECOMMENDATION
Staff recommends that the Planning Commission forward a recommendation to the Board of
Supervisors on the following actions:
1. Find the proposed Zoning Text Amendments are exempt under the General Rule of CEQA
(Section 15061(b)(3)) which states that where it can be seen with certainty that there is no
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possibility that the activity in question may have a significant effect on the environment, the
activity is not subject to CEQA. The Chapter 17 Zoning Text Amendment meets this test as it
would not result in, nor permit new development at a density or intensity in excess of what is
permitted at the current time and under current regulations, and does not contain any
amendments that would result in the creation of new development methods, techniques, or
applications that would physically impact the environment.
2. Adopt an Ordinance to repeal and replace Placer County Code, Chapter 17 (Zoning
Ordinance) to incorporate amendments as set forth in Attachment A, subject by the following
findings:
A. The proposed Zoning Text Amendments to Chapter 17 are necessary to clarify and update
sections of the Zoning Ordinance and to ensure compliance with recently adopted Housing
and Habitat Conservation programs.
B. The proposed Zoning Text Amendments are consistent with the Placer County General
Plan and all Community Plans in the County.
Respectfully submitted,

Kally Kedinger-Cecil
Senior Planner
ATTACHMENTS:
Attachment A – Ordinance Amending Chapter 17 (Zoning Ordinance)
Attachment B – ALUC Consistency Determination
Attachment C – May 12, 2022, Planning Commission staff report (with attachments)
Attachment D - Correspondence
cc:

David Kwong, CDRA Director
EJ Ivaldi, Planning Director
Alex Fisch, Supervising Planner
Clayton Cook, County Counsel
Building Services Division
Environmental Health Services Division
Engineering Surveying Division
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ATTACHMENT A

Before the Board of Supervisors
County of Placer, State of California
In the matter of: AN ORDINANCE AMENDING
PLACER COUNTY CODE, CHAPTER 17 (ZONING
ORDINANCE) (PLN21-00153)

Ordinance No.: ____________

The following Ordinance was duly passed by the Board of Supervisors of the County of Placer at
a regular meeting held on ______________, by the following vote:

Ayes:
Noes:
Absent:

Signed and approved by me after its passage.
_______________________________
Chair, Board of Supervisors

Attest:
_______________________
Clerk of said Board

WHEREAS, on July 14, 2022, the Placer County Planning Commission (“Planning Commission”)
held a noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
17.60.140 to consider the Chapter 17 Zoning Code Amendments; pursuant to Placer County
Code Chapter 17, Article 17.60, Section 17.60.090(C), the Planning Commission has made
recommendations to the Board of Supervisors (“Board”) related thereto; and
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WHEREAS, notice of a public hearing was given in compliance with Placer County Code Chapter
17, Article 17.60, Section 17.60.140, and on ____________, 2022, the Board held the duly
noticed public hearing pursuant to Placer County Code Chapter 17, Article 17.60, Section
17.60.090(D) to consider the recommendations of the Planning Commission and to receive public
input regarding the proposed Chapter 17 Zoning Code Amendments; and
WHEREAS, the Board has reviewed the proposed amendments to Chapter 17 of the Placer
County Code, considered the recommendations of the Planning Commission, received and
considered the written and oral comments submitted by the public thereon; and
WHEREAS, the Board determines that the proposed amendments are exempt from the California
Environmental Quality Act pursuant to CEQA Guidelines 15061(b)(3); and
WHEREAS, the Board finds the proposed amendments to Chapter 17 of Placer County Code
follow the applicable requirements of State law, are consistent with the General Plan and are in
the best interests of the County.
THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER, STATE OF CALIFORNIA,
DOES HEREBY ORDAIN AS FOLLOWS:
SECTION 1. Placer County Code Chapter 17, Article 17.04 - Definitions, Section 17.04.030 is
amended as follows:
Section 1: Placer County Code, Chapter 17, Article 17.04 – Definitions, Section 17.04.030 is hereby
amended as follows:
17.04.030 Definitions of land uses, specialized terms and phrases.
*****
“Campgrounds” (land use) means land or premises that are used or intended to be used by camping parties
for occupancies, including where individual water, sewer, and power hookups may be provided
to each campsite. where individual sewer hookups are not available to individual campsites in the
campground. See Section 17.56.080 for specific use requirements for campgrounds which permits the
same type of service amenities, but at higher overall density/intensity.
*****
Section 2: Placer County Code Chapter 17, Article 17.06 – Zoning Districts Established, Section 17.06.050
is hereby amended as follows:
17.06.050 Land use and permit tables.
D. Tables. The following tables, and the lists of allowable uses in Sections 17.06.060 et seq., contain the
same requirements for allowable uses and land use permit requirements. The tables in this section are
for convenience, to simultaneously show all zone districts, the uses allowed within them, and the permit
requirements applicable to each use.
Residential Uses

RS RM RA

RF

C1

C2

C3

CPD HS

OP RES MU

AP

BP

IN

INP

AE

F

FOR

O

TPZ

W

*****
Residential care homes, 6 or
fewer clients
Residential care homes, 7 or
more clients

C

C

C

C

C

MUP MUP MUP

C

C

MUP

MUP
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*****
Service Uses

RS RM RA

RF

C1

C2

C3

CPD HS

OP RES MU

AP

BP

IN

INP

AE

F

FOR

O

TPZ

W

*****
MUP MUP MUP MUP MUP
Child/adult day care centers
A
C
C
C
C
Child day care, family care C
homes

CUP
CUP
C

MUP MUP MUP
C
C

MUP MUP MUP

MUP
C

*****
Section 3: Placer County Code, Article 17.20 – Commercial Planned Development (CPD) District, Section
17.20.010(B) is hereby amended as follows:
17.20.010 Commercial Planned Development (CPD).
B. Allowable Land Uses and Permit Requirements. The following land uses are allowed in the CPD zone
district as provided by Sections 17.06.030 et. seq., (Allowable land uses and permit requirements), subject
to the land use permit shown for each use, any applicable specific standards, and all other applicable
provisions of this chapter. See also subsection C of this section for permit requirements where a proposed
site is to be subdivided.

ALLOWABLE LAND USES

LAND USE
PERMIT

SPECIFIC STANDARDS IN
SECTION:

*****
Service Uses
*****
Child day care, family care homes

CUP C

*****
*****
Section 4: Placer County Code, Chapter 17, Article 17.44 - Residential Agricultural (RA) District, Section
17.44.010 is hereby amended as follows:
17.44.010 Residential-Agricultural.
ALLOWABLE LAND USES
LAND USE PERMIT
SPECIFIC STANDARDS IN
SECTION:
*****
Residential Uses
*****
Residential Care Homes, 7 or more clients
MUP
*****
*****
Section 5: Placer County Code, Chapter 17, Article 17.50 – Residential Single-Family, Section
17.50.010(B) is hereby amended as follows:
17.50.010 Residential Single-Family.
ALLOWABLE LAND USES

LAND USE PERMIT

SPECIFIC STANDARDS IN
SECTION:

*****
Residential uses
*****
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Residential care homes, 7 or more
clients
*****

MUP

*****
Section 6: Placer County Chapter 17, Article 17.54 – General Development Regulations, Section
17.54.020is hereby amended as follows:
17.54.020 Height Limits and Exceptions.
*****
C. Measurement of Fence Height. Fence Retaining Wall Combinations. Except as described under
subsection 1 or 2, Iin order for a fence’s height to be considered separately from the combined height
of a retaining wall and fence, the fence must be located a minimum distance from the retaining wall equal
to one-half the combined retaining wall/fence height (½(x+y)). If the fence is constructed at a distance
less than one-half the combined retaining wall/fence height, the fence’s height is the distance from the
lowest finish grade or approved pad grade elevation at the base of the retaining wall to the highest
point on the fence (x+y). (See Figure 17.54-A-1.)

FIGURE 17.54-A-1
MEASUREMENT OF FENCE HEIGHT
1. The height of a retaining wall and fence may be up to eight feet in height, as measured from
the lowest finished grade, when such a fence and retaining wall would be located in a side or
rear yard area, and not within any required front or street-side setback. The height of a
retaining wall and fence on any side or rear yard area may be up to ten feet in height if
approved by the granting authority as part of the project design. Approved tentative maps
may request to increase combination retaining wall and fence height pursuant to a Finding of
Substantial Conformance 17.58.180(C): Changes to approved tentative maps.
2. The height of a retaining wall and fence may be up to twelve feet, as measured from the
lowest finish grade, when such a fence and retaining wall height would result in improved
resource protection within open space lots and resource protection areas adjoining
development lots, as determined by the granting authority.
*****
Section 7: Placer County Chapter 17, Article 17.54 – General Development Regulations, Section 17.54.030,
is hereby amended as follows:
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17.54.030 Landscaping and Fencing.
*****
2. Within the Side, Street-Side, or Rear Setback. A maximum of six feet seven feet within a required
side or rear setback. Fences may be up to seven feet within a street-side setback, provided
the fencing is not within a public utility easement or multi-purpose easement, steps down to
three feet in the front setback (or a six-foot open-style fencing such as open wire, chain link,
wood rail in the RA and RF zone districts), and does not conflict with vehicle site distance as
demonstrated as a “clear view triangle”. A “clear view triangle” is an area of unobstructed
sight distance for the traveling public at the intersection of two streets, which can generally
be determined by measuring 80 feet from the center of two intersecting streets along the
centerline of each street, then connecting the two points with a straight line forming the
hypotenuse of the “clear view triangle,” as illustrated in the following diagram:

Street-side fencing higher than three feet shall not be permitted on any corner lot within the
area designated as the “clear view triangle”.
b. Commercial and Industrial Zones. A minimum six foot solid wall or fencing (up to maximum 8 foot
solid wall or fencing for all storage yard areas), or combination of landscaping, berm and fencing,
shall be located on the side and rear property lines of any site within a commercial or industrial zone that
abuts a zone district that is not commercial, industrial, or professional office. Such fencing shall be
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constructed as part of the first project approval on the commercial or industrial site. Barbed wire is
allowed if included with the total height of the fence. Appurtenant fence features such as
pillars and pilasters shall not exceed the height of the fence.
*****
Section 8: Placer County Code Chapter 17, Article 17.54 – General Development Regulations, Section
17.54.070, is hereby amended as follows:
17.54.070 Design and Improvement of parking.
*****
k. Required setbacks. The first parking space adjacent to a street shall be set back a minimum of forty (40)
feet from the curb line of the street where such spaces are directly accessed by any drive aisle
connecting to a public or private roadway (to ensure adequate queuing area for vehicles to
exit the roadway while waiting for another vehicle to complete parking maneuvers). Parking
spaces that are served by a drive aisle that does not provide direct connection to a public or
private roadway shall be setback as required to meet minimum frontage landscaping
requirements as listed in the applicable community plan or the Placer County Design
Guidelines Manual where no community plan standard is specified.
3. Other Commercial, Industrial, Recreational, Institutional, Multifamily Residential and Other Uses. For all
uses other than those specified in subsections (1) and (2) above, surfacing shall be a minimum of asphaltic
concrete or Portland cement concrete, as approved by the applicable county department.
a. Approved Use Permits in residential and agricultural zone districts. Parking and circulation
areas for non-residential uses requiring a Conditional Use Permit or Minor Use Permit in these
zone district(s) shall be surfaced as specified above in subsection 3. An alternative all-weather
parking surface such as chip-seal, compacted road base, or compacted asphalt grindings may
be authorized with the use permit provided all the following criteria are met:
i. Requires five or fewer parking spaces. For uses that require fewer than ten parking
spaces, circulation areas and/or the roadway encroachment may be required to be surfaced
per subsection 3 on a case-by-case; however, the required parking spaces may be constructed
of an alternative all-weather surface.
ii. Vehicle trips to the site is limited under the use permit such that the use, through an
operational mechanism such as requiring visitors to make appointments, or is a temporary use
(i.e., seasonal or in operation for thirty days or less);
iii. Is located on a parcel size of one acre or larger;
iv. Is low-intensity (i.e., uses that conform to the visitation allowances of the Home
Occupation Ordinance with minimum visitor turnover and does not generate excessive
vehicular traffic.)
*****
Section 9: Placer County Code, Chapter 17, Article 17.54 – General Development Regulations, Section
17.54.145 is hereby amended as follows:
Section 17.54.145 Watercourse setbacks and stream system boundary standards.
A. Watercourse Setbacks Outside of the Placer County Conservation Plan (PCCP) Boundary. For all areas
outside the PCCP boundary (Chapter 19, Section 19.10.050) all proposed structures shall be set back
from any stream, creek, canal, pond, lake or river, as follows. The watercourse setbacks required by
this subsection shall be measured from the centerline of the stream. These setbacks may be modified
by a finding of good cause (including verified map errors, etc.) by the appropriate hearing body.
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1. Permanent Streams and Man-Made Canals. The required setback from the centerline of a
permanent stream shown on the National Hydrography Dataset (NHD), or man-made canal
shall be one hundred (100) feet.
2. Intermittent Streams, Ponds, Canals and Lakes. The required setback from a man-made
canal or the centerline of an intermittent stream shown on the NHD shall be fifty (50) feet.
The required setback from any pond or lake whether man-made or natural shall be fifty (50)
feet measured from the high water line except as authorized by Section 17.54.140(D).
*****
Section 10: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.060 is
hereby amended as follows:
Section 17.56.060 Atennase, Communication Facilities
17.56.060

Antennase, Communications Facilities.

A. Purpose. This section establishes standards for the placement of antennase and towers in all zone
districts. It is the intent of this section to minimize the adverse impacts of such equipment and structures
on neighborhoods and surrounding developments by limiting the height, number, and location of such
devices.
B. Permit Requirements. Where allowed by Sections 5.100 et seq., antennae and communications towers
are subject to the following land use permit requirements:
Type of Antenna
Required Land Use Permit (2)
Cellular telephone, paging, etc.
CUP, MUP(3), ARP , or AA(1)
Commercial and public radio and television
MUP
broadcast
Commercial earth stations
MUP
Community receiving antennae
MUP
Ham radio
None
Individual radio and TV receiving antennae
None
Microwave communications
MUP
Satellite dish receiving antennae (for private
None
residential use only)
(1) See Sections 17.56.060(E) for “microcell cellular facilities requirements, and 17.56.060(F) for antennase which are
not visually obtrusive.
(2) Cellular facilities located in the Tahoe Basin Area fall under land use requirements in the community plan in which
they are located.
(3) Freestanding cellular communications towers not meeting the criteria of a microcell cellular facility
nor meeting the criteria of Section 17.56.060(F) for “Antennas which are not visually obtrusive” are
subject to approval of a minor use permit. Examples include, but are not limited to, cellular monopoles
and lattice towers.

C. General Standards. The following requirements apply to antennase in all zone districts, except where a
more restrictive standard is required by subsections D et seq., for a particular type of antenna:
1. Minimum Lot Area. No minimum lot area is required for cellular antennase. For all other antenna
types, the minimum lot area shall be as required by the zoning district in which the parcel is located.
2. Setbacks. All antennase shall meet the minimum setbacks for the zone district applied to the
site. Exception: no setback is required for a cellular telephone antenna except where required as
a land use permit condition of approval and shall not extend into any multi-purpose easement or
public utility easement that is adjacent to any public roadways or streets.
3. Height Measurement. The height of any antenna, except for satellite dish antennase, shall be
the distance from natural or approved pad grade at its base (or to the base of any other structure
to which the antenna is attached) to its highest point. (See also Section 17.54.020(D)(3).)
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4. Construction Code Applicability. The installation of any antenna shall comply with all applicable
building and electrical codes.
5. Advertising on Antennas. No advertising or display is permitted on any antenna.
6. Location Near Septic Systems. The placement of any antenna shall not be placed within the
boundaries of any on-site sewage disposal system or its repair area without written approval from
the division of environmental health.
D. Satellite Dish Antennase. The following requirements apply to satellite dish antenna:
1. Minimum Residential and Agricultural Standards. The following requirements apply to satellite
dish antennae in residential and agricultural districts, in addition to the general requirements in
subsection C:
a. General Requirements. The following requirements apply to satellite antenna in all
residential and agricultural zones:
i. Height Limit. The maximum height for any ground-mounted satellite antenna is
twelve (12) feet.
ii. Roof-Mounting Prohibited. No satellite antenna shall be mounted on a building
roof in residential and agricultural zones, except for DSS antennae less than
eighteen (18) inches in diameter which shall not exceed the maximum height limit
for the zone district in which they are located. Satellite dish antenna (other than
DSS antennae less than eighteen (18) inches in diameter) shall be groundmounted.
b. Residential Zones. The following requirements shall apply to satellite antennae in all
residential zones established by Section 17.06.010 (Zone and combining districts
established), on parcels zoned for a minimum lot area less than 2.3 acres.
i. Number of Antennase Allowed. Only one satellite antenna is permitted per
parcel, except that where a parcel is zoned for a minimum lot area of 2.3 acres or
more, an additional satellite antenna may be authorized by way of the
administrative review permit approval procedure (Section 17.58.100).
ii. Screening Required. Satellite antennae (other than DSS antenna less than
eighteen (18) inches in diameter) shall be screened from public view from streets
and adjacent properties by fences, or walls of six feet in height and/or landscaping.
2. Commercial and Industrial Standards. The following requirements shall apply to satellite
antennae in all commercial and industrial zones established by Section 17.06.010 (Zone and
combining districts established):
a. Height Limit.
i. The maximum height for any ground-mounted satellite antenna is twenty (20)
feet above natural or approved pad grade.
ii. A roof-mounted satellite antenna may exceed the maximum height requirement
of the zone district by not more than ten (10) feet.
b. Number of Antennase Allowed. One satellite antenna is permitted per building in the
commercial and industrial zone districts. Additional antenna shall constitute outdoor
sales/storage, and their placement shall require minor use permit approval. The minor use
permit approval of these additional antenna may impose different restrictions on their
placement.
c. Satellite Antenna Businesses. Due to the special requirements of businesses which sell
satellite antennae, three antennase may be permitted for demonstration purposes. See
also subsection (D)(2)(f), for exceptions to setback requirements for satellite antenna
businesses.
d. Design Review Districts. In design review (-Dc, -Dh, and -Ds) districts, the placement of
any satellite antenna shall require design review approval. The design/site review
committee may require additional conditions of approval based on the review of the specific
site. Such requirements may include, but are not limited to, the color and materials (mesh
or solid) of the proposed dish, screening, landscaping, and other aesthetic considerations.
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The committee may, for satellite antenna businesses only, approve locations within the
front yard based on their site review.
E. “Microcell” Cellular Communications Facilities. The purpose of a “microcell” cellular communications
facility is to provide communications coverage to a geographically limited and specifically defined area (e.g.,
a busy street intersection, an individual building or a topographically constrained area). Such facilities are
integrated with standard cellular technology (i.e., a macrocell) to provide wireless communications services
to the public. The installation of such facilities shall be subject to zoning clearance if the following standards
are met; otherwise, either an administrative review permit or a minor use permit approval permit, at the
discretion of the planning director, shall be required:
1. All required building and construction permits are first obtained;
2. Any required design review approvals are first secured;
3. No new antenna tower is erected (microcell facilities may be located on existing poles,
towers, buildings, etc. in compliance with this subsection);
4. No antenna shall be located within thirty (30) inches of any space occupied by or
available to the public;
5. No antenna shall exceed six square feet in area;
6. The equipment shelter associated with a microcell site may not exceed one hundred
(100) square feet in floor area nor six feet in height;
7. The antenna(se) may be mounted on a roof only if the height of the antenna(se) at
the highest point does not exceed the horizontal distance from the antenna to the edge of the
rooftop.
F. Antennase Which Are Not Visually Obtrusive. Antennase (including any supporting structures and
appurtenances) which are installed to meet the following standards (as determined by the planning
director), shall require the approval of an administrative review permit, except antennase which are being
collocated on existing approved towers or other existing approved structures as described in
sections 1, 2, and 5 below, shall only require administrative approval. Any such installation must also
be found not to create the potential for adverse noise (from generators or other accessory equipment),
access or grading problems. These types of installations may also require building, electrical or other
construction permits, as well as design review approval. It will be necessary for an applicant to submit site
plans, drawings, photographsic, simulations and any related information deemed necessary by the planning
director to determine that a proposed installation meets these criteria. The planning director, at his or her
discretion, may choose to require that an Administrative Review Permit or conditional use permit be
obtained for any antenna installations described in sections 3, 4, 6 or 7 below.
1. Antennase located entirely within an otherwise approved sign. May include antennae placed
within the sign face or attached to a support structure so long as the design is such that the
antennae is effectively unnoticeable. Such antennae may not be placed on a non-conforming sign.
2. Flush mounted, color coordinated antenna panels on existing buildings where equipment is not
visible above the roof line. All equipment shelters, cabinets, or other accessory structures shall be
located within the building utilized for the antennae, or on the ground located outside of any
required setback or parking space.
3. Antennase built into architectural features or which appear to be architectural features
themselves, added to existing structures (such as chimneys, cupolas, dormers, bell towers,
steeples, water tanks, stadium lights, utility poles, and other similar features) where the height
limit for such architectural features is not exceeded. All equipment must be located as described in
subsection (F)(2) of this section.
4. Antennase constructed such that they appear to be natural features indigenous to the site (such
as trees and rocks).
5. Co-location on existing facilities with the same types of antennae as those currently present and
where the height of the existing antennae pole does not increase.
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6. Installations which are located so far from any prospective viewer and in such a way as to have
a backdrop of terrain which obscures the visibility of the antennae as to make it visibly unobtrusive
and effectively unnoticeable.
7. Antennas located on existing lattice power transmission towers where the overall height of the
tower would not increase by more than twelve (12) feet. A maximum of two service providers may
“stack” antenna in this arrangement, unless authorized by a minor use permit approval. All
equipment shelters, cabinets, or other accessory structures shall be located within the footprint of
the tower.
G. Ground-Based Equipment Installations Within Existing Approved Ground Lease Areas.
Installation of new ground based accessory equipment within existing approved ground lease
areas, including replacement of existing approved equipment, may be approved by zoning
clearance when found to meet the following criteria. Examples of ground-based equipment
that may meet the criteria of this section include installation of new or replacement radio
equipment cabinets (excluding establishment of new equipment shelter buildings), new or
replacement equipment shelter air conditioner units, fuel cell battery back-up units, new or
replacement electrical panels, telco support racks, ice bridges, fiber cables and coaxial cables,
back-up generators of less than 50 brake horsepower (gas, diesel, propane or natural gas
powered), and other such ancillary support equipment as determined by the planning director
or designee in accordance with the following standards:
1. All equipment is located within an existing approved ground lease area.
2. All generators shall be fitted with a level 2 sound enclosure or better and all building
plans for such generator shall include noise information to demonstrate that such noise
shroud attenuates noise at the nearest property boundary to the level specified in the
Placer County General Plan Noise Element Table 9-1 (or less). If inclusion of a noise
shroud alone will not attenuate noise at the nearest receiving property boundary as
specified in Table 9-1, a CMU enclosure may be proposed and information shall be
included to demonstrate that the CMU enclose adequately attenuates noise levels.
H. Expansion of ground lease areas to support installation of new ground based equipment
shall require approval of an Administrative Approval permit.
I. AM and FM Radio and Television Antennae. Refer to Section 17.56.180(C)(1) (Residential Accessory
Uses). (Ord. 6048-B § 35, 2020; Ord. 5942-B § 3, 2019; Ord. 5471-B Exh. A, 2007; Ord. 5126-B, 2001)
*****
Section 11: Placer County Code, Chapter 17, Article 17.56, Section 17.56.080 is amended as follows:
Section 17.56.080 Camping and campgrounds, recreational vehicle parks.
C. Campgrounds. (Permitted as a “Recreation, Education and Public Assembly” use in RF, MT, HS, RES,
FOR, O and TPZ districts, subject to the approval of a minor use permit). The following requirements apply
to sites to be used by camping parties where individual water, sewer, and power hookups may be
provided to each campsite. where individual sewer hookups are not available to individual sites.;
Recreational vehicles parks are instead subject to the provisions of subsection D, which permits the
same type of service amenities, but at higher overall density/intensity.
D. Recreational Vehicle Parks. (Permitted as “Transient Lodging” use in the CZ2, HS, MT, RES and APT
zone districts, subject to the approval of a conditional use permit by the planning commission.) The
following requirements apply to sites to be used by camping parties occupying recreational vehicles or
tents, where individual water, sewer, and power hookups may be provided to each campsite.
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*****
Section 12: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.185, is
hereby amended as follows:
17.56.185 Request for reasonable accommodation.
A.

B.

C.

D.

E.

Intent. It is the policy of Placer County to provide reasonable accommodation for exemptions in the
application of its zoning laws to rules, policies, practices, and procedures for the siting, development,
and use of housing, as well as other related residential services and facilities, to persons with
disabilities seeking fair access to housing. The purpose of this section is to provide a process for
making a request for reasonable accommodation to individual persons with disabilities.
Application. Any person who requires reasonable accommodation, because of a disability, in the
application of a zoning law which may be acting as a barrier to equal opportunity to housing
opportunities, or any person or persons acting on behalf of or for the benefit of such a person, may
request such accommodation. For purposes of this section, “disabled,” “disability,” and other related
terms shall be defined as in the Federal Americans with Disabilities Act of 1990, the California Fair
Employment and Housing Act, or their successor legislation. Requests for reasonable accommodation
shall be made in the manner prescribed by subsection C (Required Information).
Required Information.
1.
The applicant shall provide the following information:
a.
Applicant’s name, address, and telephone number;
b.
Address of the property for which the request is being made;
c.
The current actual use of the property;
d.
That the subject individual or individuals are disabled under the Acts. Any
information related to the subject individual or individuals’ disability shall be kept
confidential;
e.
The zoning code provision, regulation, or policy from which accommodation is being
requested; and
f.
Why the reasonable accommodation is necessary for people with disabilities to have
equal opportunity to use and enjoy the specific property accessible to people with
disabilities.
2.
Review With Other Land Use Applications. If the project for which the request for
reasonable accommodation is being made also requires some other discretionary approval
(including but not limited to: use permit, design review, general plan amendment, zone
change, etc.), then the applicant shall file the information required by subsection C
together for concurrent review with the application for discretionary approval, except a
variance since none would be required for request for consideration of an exemption(s)
from development standard(s).
Review Authority.
1.
Planning Director. Requests for reasonable accommodation shall be reviewed by the
planning director (director), or designee if no approval is sought other than the request for
reasonable accommodation.
2.
Other Review Authority. Requests for reasonable accommodation submitted for concurrent
review with another discretionary land use application shall be reviewed by the authority
reviewing the discretionary land use application.
Notice of Request for Reasonable Accommodation.
1.
Requests for reasonable accommodation shall be noticed. Notice shall be mailed to the
owners of record of all properties within a one hundred (100) foot radius of the property
which is the subject of the request. This notice shall include the information in subsection
C of this section, shall indicate that any person may request a hearing on the request as
provided in subsection F, and shall describe the approval process.
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2.

F.

GE.

HF.

IG.
JH.

In the event that the request is being made in conjunction with another discretionary
land use application process, notice shall be included with the notice of the other
proceeding.
Planning Director’s Hearing. When a hearing is requested per subsection (E)(1), the planning director
or his or her designee shall hold a public hearing on the request for reasonable accommodation. A
request for a hearing must be made in writing to the director within fifteen (15) days of the date of
the notice of request for reasonable accommodation. If requested, the director shall conduct a
hearing on the request for reasonable accommodation within thirty (30) days of the date of the notice
of request for reasonable accommodation. Notice of the hearing shall be mailed ten (10) days prior
to the hearing to the owners of record of all properties within a one hundred (100) foot radius of the
property which is the subject of the request. This notice shall include the information in subsection
C of this section.
Review Procedure.
1.
Director Review. The planning director, or his/her designee, shall make a written
determination within forty-five (45) days and either grant, grant with modifications, or deny
a request for reasonable accommodation in accordance with subsection H F (Findings and
Decision). Information related to the subject individual or individuals’ disability shall be kept
confidential and shall not be included in a public file.
2.
Other Reviewing Authority. The written determination on whether to grant or deny the
request for reasonable accommodation shall be made by the authority responsible for
reviewing the discretionary land use application in compliance with the applicable review
procedure for the discretionary review. Information related to the subject individual or
individuals’ disability shall be kept confidential and shall not be included in a public file. The
written determination to grant or deny the request for reasonable accommodation shall be
made in accordance with subsection HF(Findings and Decision).
Findings and Decision.
1.
Findings. The written decision to grant or deny a request for reasonable accommodation will
be consistent with the Acts and shall be based on consideration of the following factors:
a. Whether the property, which is the subject of the request, will be used by an
individual disabled under the Acts;
b. Whether the request for reasonable accommodation is necessary to make specific
housing available to an individual with a disability under the Acts;
c. Whether the requested reasonable accommodation would impose an undue
financial or administrative burden on the county;
d. Whether the requested reasonable accommodation would require a fundamental
alteration in the nature of a county code provision, including but not limited to
land use and zoning;
e. Potential impact on surrounding uses;
f.
Physical attributes of the property and structures.
2.
Conditions of Approval. In granting a request for reasonable accommodation, the reviewing
authority may impose any conditions of approval deemed reasonable and necessary to
ensure that the reasonable accommodation would comply with the findings required by
subsection (HF)(1) above.
Appeal of Determination. A determination by the reviewing authority to grant or deny a request for
reasonable accommodation may be appealed in compliance with Section 17.60.110 of the Zoning
Ordinance.
Fees. There shall be no fee for an application requesting reasonable accommodation. If the project
for which the request is being made requires other planning permit(s) or approval(s), fees for
applicable applications shall apply as established per county ordinance. Fees for appeals to decisions
on reasonable accommodation shall be the same as those fees for appeals as established per county
ordinance. (Ord. 5510-B § 1, 2008)

Page 12 of 17
148

24

*****
Section 13: Placer County Chapter 17, Article 17.56 – Specific Use Regulations, Section 17.56.250, is
hereby added as follows:
17.56.250: Storage, accessory-Indoor and outdoor.
*****
F. Cargo containers. This subsection applies to the use of cargo containers for accessory
storage. A “cargo container” (also known as a “conex box,” “sea-land container,” or “seatrain
box”) is defined as a prefabricated metal structure designed for use as an individual shipping
container in accordance with international standards or a metal structure designed and built
for use as an enclosed truck trailer in accordance with Department of Transportation
standards. Cargo containers are eight feet wide, nine-feet, six inches tall and vary in length
from ten feet up to fifty feet. Cargo containers may be used for accessory storage subject to
the following standards:
1. Allowable zone districts. Cargo containers are allowed in the RA, RF, F, AE, TPZ, and FOR
zone districts in accordance with the standards of this section.
2. Maximum area allowable containers.
Size of Parcel

Maximum Area of Cargo Container Usage
Per Parcel
500 sq. ft.
1,000 sq. ft.
2,400 sq. ft.

➢ 1 acre – 9.9 acres
10 acres or more
10 acres or more with bona fide commercial
agricultural use*
*Requires a written determination from the Agricultural Commissioner

3. Setbacks. Cargo containers shall meet all building setback requirements. In no case shall
a cargo container be located within a required setback area.
4. Screening and design. Cargo containers shall be solid-colored and shall not contain
lettering, logos, or graffiti. Colors shall be maintained for the life of the container.
5. Stacking. Cargo containers shall not be stacked.
6. Containers shall be used for private storage only and not be used for retail, rental, or other
similar business use (except for bona fide agricultural use as noted in subsection 2 above).
Only goods incidental to an existing permitted use may be stored, and not available for
public access or use.
*****
Section 14: Placer County Chapter 17, Article 17.58, Section 17.58.160(C), is amended as follows:
17.58.160 Permit time limits, exercising of permits, and extensions.
C. Extensions of Time. The time limit established by subsection (B)(1) of this section for the implementation
of an approved administrative review permit, minor use permit, conditional use permit or variance may be
extended by the zoning administrator (or planning commission in the case of projects for which the planning
commission or board of supervisors is the granting authority) hearing body having original jurisdiction
of the project entitlement(s) for a total of no more than six years as provided by this section:
*****
Section 15: Placer County Chapter 17, Article 17.58 – Discretionary Use Requirements, Section 17.58.180
is hereby amended as follows:
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17.58.180 Changes to an approved project.
A new land use authorized through an administrative review permit, minor use permit, conditional use
permit or variance, or a tentative map for either a minor or major subdivision, shall be constructed,
or exercised with recordation of a Final Map, or otherwise established only as approved by the
granting authority and subject to any conditions of approval, except where changes to the project are
approved as set forth in this section. An applicant shall request any desired changes in writing, and shall
also furnish appropriate supporting materials including an application and associated fee and an
explanation of the reasons for the request. Changes may be requested either before or after construction
or establishment and operation of the approved use, except for tentative maps, where such requests
shall be made prior to recordation of a Final Map. Changes to recorded Final Maps shall be
subject to the procedures for certificates of correction as required by Section 16.16.180 of
county code.
A. The planning director may authorize minor changes to an approved site plan, project architecture, or
the nature of the approved use if the changes:
1. Are consistent with the applicable provisions of this chapter; and
2. Do not involve a feature of the project that was specifically addressed or was a basis for findings
in a negative declaration or environmental impact report for the project; and
3. Do not involve a feature of the project that was specifically addressed or was a basis for
conditions of approval for the project or that was a specific consideration by the granting authority in the
approval of the permit; and
4. Do not result in an significant expansion of the use; and
5. Do not substantially alter the original approved action; and
6. Do not result in any new direct or indirect effect on an aquatic resource or habitat for species
covered by the habitat conservation plan/natural community conservation plan (HCP/NCCP); and
7. If Chapter 19, Article 19.10 applies to the approved project, the change cannot increase the
amount of land cover impacted by the project.
B. Changes to the project involving features described in subsections (A)(2) and (A)(3) of this section shall
only be approved by the granting authority pursuant to a new permit application processed as set forth in
this chapter. (Ord. 6041-B § 21, 2020; Ord. 5126-B, 2001)
C. Changes to approved tentative maps. The planning director, in consultation with the county
surveyor, may authorize changes to tentative parcel maps or tentative subdivision maps upon
making findings of substantial conformance if such a request is made in writing and is
supported by exhibit materials detailing the proposed minor modifications. The exhibit
materials shall be approved and signed by the planning director and county surveyor.
Proposed changes must be found consistent with subsections (A)(1) through (A)(7) above,
and the following:
1. Does not increase the number of approved development parcels;
2. Does not result in changes to any required onsite or offsite improvement(s) that was
specifically addressed or was a basis for findings in a negative declaration or environmental
impact report for the project; and
3. Does not result in other changes that would substantially alter the project character,
operation, land use patterns, parcel configuration or would result in overall improvement of
these criteria.
*****
Section 16: Placer County Chapter 17, Article 17.60 – Zoning Administration, Section 17.60.090 is hereby
amended as follows:
17.60.090 Chapter Code or plan amendments and or rezoning.
A.
Initiation of Amendment. An amendment to this chapter may be initiated by the agency director,
planning director, the planning commission or the board of supervisors. Amendment requests from the
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public shall be filed using the forms provided by the planning department, shall be signed by the legal
owner(s) of property affected by the proposed amendment, and shall include the filing fee set by the county
fee ordinance.
B.

Notices to Municipal Advisory Councils/Planning Commission Hearing. and Meetings.

1. County initiated plan amendments or rezonings and public review. Once initiated,
notice of county-initiated amendments will be posted on the agency website. Once the
amendment(s) is drafted, a public meeting will be noticed to provide the public the
opportunity to make comments. The planning director, in consultation with the District
Supervisor, will select the meeting venue, format, and medium based on the scope of the
amendment when only one Supervisorial District would be affected by the amendment(s).
When more than one Supervisorial District is affected by the amendment(s), a townhall or
similar meeting venue shall be held. In addition, the planning director in consultation with the
District Supervisor(s), will determine if additional meetings (i.e., additional townhalls, MAC
meetings, or other public meetings) should be held. Noticing of the meeting will be in
compliance with the Brown Act. No amendment proposed by the county shall be invalid in the
event it is not, for any reason, reviewed in a public meeting prior to the hearing by the planning
commission.

1.
Notice of any proposed amendment to the text of this Chapter 17 that is initiated by the county
and that is not associated with an application for a private project shall be provided to all of the municipal
advisory councils in accordance with this subsection (1). At least sixty (60) days prior to the date the
proposed amendment is scheduled to be heard by the planning commission, the planning director shall
notify in writing the chair and secretary of each municipal advisory council, describe the proposed
amendment and offer to present it to the municipal advisory council for its review and comment. The chair
may request that the proposed amendment be reviewed by the municipal advisory council by contacting
the planning department within fifteen (15) days, or as soon as possible after receipt of the information,
and the proposed amendment shall be scheduled for review and comment by the municipal advisory council
as soon as feasible thereafter. No zoning text amendment proposed by the county shall be invalid in the
event it is not, for any reason, reviewed by a municipal advisory council prior to its hearing by the planning
commission.
2.
Privately initiated plan amendments or rezonings and public review. For a
private project that requires a hearing before the planning commission, notice to any local
Municipal Advisory Council whose boundaries encompass the proposed project area shall be
provided as described in 17.60.140(6).
*****
Section 17: Placer County Chapter 17, Article 17.60 – Zoning Administration, Section 17.60.140 is
hereby amended as follows:
17.60.140 Public hearings.
When a public hearing is required by this chapter, public notice shall be given and the hearing shall be
conducted as provided by this section.
A.

Notice of Hearing: Notice of a public hearing shall be given as follows:

1.
Content of Notice. Notice of a public hearing shall include, but not be limited to: the date,
time and place of the hearing; the name of hearing body; a general explanation of the matter to be
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considered; and a general description, in text or by diagram, of the location of the real property that is the
subject of the hearing. If a proposed negative declaration, a final environmental impact report, or any other
appropriate environmental document has been prepared for the project pursuant to Chapter 18 of this code
(Environmental Review) and the California Environmental Quality Act (CEQA), the hearing notice shall
include a statement that the hearing body will also consider approval/certification of such document(s).
2.
Method of Notice Distribution—Amendments, Plans, Subdivisions, etc. Notice of a public
hearing required by this chapter for zoning ordinance amendments (i.e., either rezonings or zoning text
amendments), general/community/specific plan amendments, development agreements, subdivisions and
parcel maps, and appeals of decisions on these applications shall be given as follows, as required by
California Government Code Section 65090 and Section 65091:
a.
Notice shall be published at least once in a newspaper of general circulation in the county
at least ten days before the hearing; and
b.

Notice shall be mailed or delivered at least ten days before the hearing to:

i.

The owner(s) of the property being considered or the owners agent, and the applicant;

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or other
essential facilities or services to the project, whose ability to provide such facilities and services may be
significantly affected;
iii.
Any person who has filed a written request for notice with the planning department and
has paid the fee set by the most current fee schedule for such notice;
iv.
All owners of real property as shown on the latest equalized assessment roll within three
hundred feet of the property that is the subject of the hearing, unless fewer than thirty (30) properties
are within 300 feet, then the notification radius shall be extended to include the 30 nearest
properties; or where the number of property owners to whom notice would be mailed is more than one
thousand, the planning director may choose to provide the alternate notice allowed by California
Government Code Section 65091(a)(3);
c.
Notice shall be posted at least ten days prior to the hearing on the property which is subject of the
application, as well as in at least two public places in close proximity to the subject property.
3.
Method of Notice Distribution—Use Permits and Variances. Notice of a public hearing
required by this chapter for conditional or minor use permits, variances, and appeals of decisions on these
applications shall be given as follows, as required by California Government Code Section 65091:
a.

Notice shall be mailed or delivered at least ten days before the hearing to:

i.

The owner(s) of the property being considered or the owner’s agent, and the applicant;

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or other
essential facilities or services to the project, whose ability to provide such facilities and services may be
significantly affected;
iii.
Any person who has filed a written request for notice with the planning department and
has paid the fee set by the most current fee schedule for such notice;
iv.
All owners of real property as shown on the latest equalized assessment roll within three
hundred feet of the property that is the subject of the hearing; or, where the number of property owners
to whom notice would be mailed is more than one thousand, the planning director may choose to provide
the alternate notice allowed by California Government Code Section 65091(a)(3).
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b.
Notice shall be posted at least ten days prior to the hearing on the property which is subject
of the application, as well as in at least two public places in close proximity to the subject property.
4.
Additional Notice. The planning director may also provide any notice with content or using
a distribution method in addition to that required by this section as he or she determines is necessary or
desirable.
5.
Notice Requirements for Appeals of Other Official Actions. The legal notice requirements
specified in subsections (A)(1), (A)(2), and (A)(3) of this section are not required for the following types of
appeal hearings: appeals of rulings by the planning director or agency director; appeals of decisions by the
design/site review committee (D/SRC), the development review committee (DRC) or the environmental
review committee (ERC).
6.
Notice to Municipal Advisory Councils and other public meetings. Any private project
application that requires a public hearing before the planning commission shall first be submitted to any
local municipal advisory council (MAC) whose boundaries encompass the proposed project area. The
planning department shall transmit a copy of the project application to the appropriate MAC, and shall
request the MAC’s general review and comment and/or at the discretion of the Planning Director,
notice a public meeting(s) to provide the public the opportunity to make comment. In addition,
at the discretion of the planning director, in consultation with the District Supervisor, will
select the venue, format, and medium for the public meeting for projects affecting large
geographical areas (i.e., more than one Supervisorial District or encompasses an area larger
than 50 acres) and/or requires more than 500 employees. Notice of the meeting will be in
compliance with the Brown Act. No private project shall be invalid in the event it is not, for
any reason, reviewed by the municipal advisory council or reviewed in a public meeting prior
to the hearing by the planning commission. prior to any scheduled hearing before the planning
commission. Failure of the MAC to comment prior to the planning commission hearing shall not be cause
for the planning commission hearing to be postponed. See 17.60.090(B)(1) for noticing requirements
for county-initiated projects.
*****
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ATTACHMENT C
COMMUNITY DEVELOPMENT RESOURCE
AGENCY
PLANNING DIVISION
County of Placer
HEARING DATE: May 12, 2022
ITEM NO.: 2
TIME: 10:30 AM

TO:

Placer County Planning Commission

FROM:

Kally Kedinger-Cecil, Senior Planner

DATE:

April 26, 2022

SUBJECT:

2022 ZONING TEXT AMENDMENTS WORKSHOP (PLACER COUNTY CODE
CHAPTER 17)
ALL SUPERVISORIAL DISTRICTS

GENERAL PLAN/COMMUNITY PLAN AREA: Placer County General Plan and All Community
Plans except those located in the Tahoe Basin.
ZONING: All Zone Districts excluding those in the Tahoe Basin.
LOCATION: Unincorporated Placer County
APPLICANT: Placer County Planning Services Division
PURPOSE OF WORKSHOP: Staff requests the Planning Commission conduct a Public Workshop
to review the proposed 2022 Zoning Text Amendments and receive comments from the public and
Planning Commission.
CEQA COMPLIANCE: The activity of receiving a presentation on the proposed draft Chapter 17
Zoning Text Amendments is exempt from the California Environmental Quality Act (CEQA).
CEQA Guidelines Section 15061(b)(3) states that projects are exempt from CEQA “Where it can
be seen with certainty there is no possibility that the activity in question may have a significant
effect on the environment, the activity is not subject to CEQA.” A presentation, without a request
for approval of the code changes, does not have an effect on the environment, and therefore is
exempt.
PUBLIC NOTICES AND REFERRAL FOR COMMENTS:
Public notice of this workshop was posted on the County website. In addition, all Municipal Advisory
Committees received notice of this Planning Commission workshop.
PROPOSED ZONING TEXT AMENDMENT:
The Planning Services Division proposes amendments to Placer County Code, Chapter 17. The
amendments are broadly intended to improve internal consistency of the zoning code, to clarify
and simplify implementation of the Zoning Ordinance, and to correct conflicting code sections.
Examples include amendments to improve alignment between specific code sections with
recently-adopted Housing and Habitat Conservation programs, to address feedback from the
public and the Board of Supervisors, and to address grammatical errors and language conflicts.
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The most significant changes include creating a new allowance for cargo containers to be used
for residential accessory storage in certain zone districts, Incorporation of alternative parking lot
surfacing requirements for some low intensity uses, an update to residential, commercial, and
industrial fencing standards, and revisions to the Public Noticing and Public Meetings sections.
Staff also proposes elimination of residential care homes as an allowable use in the Residential
Agricultural zone district, reducing the setbacks for canals in areas outside of the Placer County
Conservation Program area, and to incorporate criteria for Planning Director tentative map
substantial conformance determinations consistent with substantial conformance determination
allowances for other discretionary project approvals. The proposed amendments are briefly
described below and are included in underline strikethrough format in Attachment A to this report.
Land Use Definitions – Section 17.04.030
• Revise the definition of “campgrounds” to include allowance for individual sewer hookups to
each campsite.
Allowable Land Uses and Permit Requirements – Sections 17.06.050, 17.20.010, 17.44.010 and
17.50.010
Staff proposes to:
• Eliminate residential care homes with 7 or more clients as an allowable use in the Residential
Agricultural (RA) zone district with a Minor Use Permit.
• Add residential care homes with 7 or more clients as an allowable use in the Residential
Single Family (RS) zone district with a Minor Use Permit in accordance with recent changes
to state law.
• Eliminate the Conditional Use Permit requirement for child daycare, family care homes and
in the Commercial Planned Development (CPD) zone district and replace with Zoning
Clearance allowance in accordance with recent changes to state law.
General Development Regulations – Sections 17.54.020, 17.54.030, 17.54.070 and 17.54.145
Height Limits and Exceptions
Staff proposes to allow for the height of a retaining wall and fence to be up to 8 feet in height, as
measured from the lowest finished grade within side and rear setbacks. The height of a retaining
wall may be up to ten feet in height if approved by the granting authority as part of the project
design during project entitlement review.
Landscaping and Fencing
Staff proposes to adjust the height limit for fencing to allow for a maximum 7-foot tall fence in
residential zone districts in the side, street-side, or rear setback. Establish an upper maximum
fence height of 8 feet in Commercial and Industrial zone districts when approved as part of the
project design.
Design and Improvement of Parking
Staff proposes to clarify the setback for the first parking space adjacent to a street is 40 feet where
such spaces are directly accessed by any drive aisle connecting to a public or private roadway.
Parking spaces that are served by a drive aisle that does not provide direct connection to a public
or private roadway shall be setback as required to meet minimum frontage landscape
requirements as described in the applicable community plan or Design Guidelines Manual where
no community plan is specified.
Staff proposes to modify the parking lot surfacing standards to allow for projects to have greater
flexibility for parking lot design for projects in residential zone districts to propose an alternative
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all-weather parking surface, such as chip-seal, compacted road base, or compacted asphalt
grindings. Projects would have to meet defined criteria such as requiring 10 or fewer parking
spaces and being low intensity in nature.
Watercourse setbacks and stream system boundary standards
Staff proposes to reduce the building setback from man-made canals from 100 feet to 50 feet from
centerline for all areas of the County.
Specific Development Standards – Sections 17.56.060, 17.56.080, 17.56.185 and 17.56.250
Antennae, Communication Facilities
Staff proposes to change “antennae” to “antennas” for correct word usage, which is found throughout
the code section.
Staff proposes to correct the code section to reflect the long established code requirement for an
Administrative Approval permit requirement for cellular antenna collocations on existing approved
towers and building facades, and to correct the code section to reflect the long established code
requirement for a Minor Use Permit for new communications towers. Establish a Zoning Clearance
allowance for installation of new ground based accessory equipment within existing approved ground
lease areas. Require an Administrative Approval permit for expansions of ground lease areas to
support installation of new ground-based equipment.
Camping and campgrounds, recreational vehicle parks
Staff proposes to allow campgrounds to have individual sewer hookups for each site and fix two
typos.
Request for reasonable accommodation
Staff proposes to eliminate public noticing and hearing requirements as well as two findings (Potential
impact on surrounding uses and physical attributes of the property and structures) for Reasonable
Accommodation requests in accordance with recent changes to state law.
Storage, accessory – Indoor and outdoor
Staff proposes to allow cargo containers to be used for residential accessory storage in the RA
(Residential Agriculture), RF (Residential Forest), F (Farm), AE (Agriculture Exclusive), TPZ
(Timberland Production Zone), and FOR (Forest) zone districts.
Permit time limits, exercising of permits, and extensions – Section 17.58.160
Staff proposes that all Extension of Time applications would be heard by the hearing body with
original jurisdiction.
Discretionary Use Requirements – Sections 17.58.180, 17.60.090 and 17.60.140
Changes to an approved project
Staff proposes to incorporate language allowing the Planning Director to approve minor changes to
approved tentative maps for minor and major subdivisions through a Finding of Substantial
Conformance consistent with existing code allowances for Planning Director substantial
conformance determinations for other discretionary permit types. The proposal includes findings for
substantial conformance for tentative maps.
Chapter or plan amendments and rezonings
Staff proposes to re-title the section as “Chapter amendments or rezonings.” Proposed modification
would allow the Planning Director to select meeting venue, format, and medium based on the scope
of the amendment and level of public interest. The proposed section amendment would also retitle
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subsection B and add new language for private amendments to be noticed per Zoning Ordinance
Section 17.60.140(6), as described below.
Public Notice/Meetings
Staff proposes to revise the language for hearing notice radius to be expanded to include the nearest
30 properties when fewer than 30 properties are within 300 feet of the property that is the subject of
the hearing. Additionally, allow public meetings in addition to, or instead of, Municipal Advisory
Council meetings based on the scope of the project and the level of public interest.
MUNICIPAL ADVISORY COUNCILS
Staff began presenting the Chapter 17 Zoning Text Amendments to the Municipal Advisory Councils
(MAC) on February 22, 2022 and concluded on May 11, 2022. The MACs in District 5 were
consolidated for a virtual meeting. All MACs had similar feedback, primarily related to the proposed
changes to public meetings and expressed concerns over the changes. Other comments included
support for the proposal to expand the hearing notice radius and questions about the cargo container
usage and cell tower regulations.
NEXT STEPS:
After receiving input from the public and Planning Commission, make any necessary changes, and
return to the Planning Commission for the formal public hearing to consider making a
recommendation on the proposed 2022 Zoning Text Amendments to the Board of Supervisors.
ACTION REQUESTED:
Staff requests that the Planning Commission receive public comment on the proposed 2022 Zoning
Text Amendments.
Respectfully submitted,

Kally Kedinger-Cecil
Senior Planner

ATTACHMENTS:
Attachment A – Proposed Chapter 17 Zoning Text Amendment
Attachment B – Correspondence

cc:

Jane Christenson, Interim Agency Director
EJ Ivaldi, Planning Director
Alex Fisch, Supervising Planner
Clayton Cook, County Counsel
Building Services Division
Environmental Health Services Division
Engineering Surveying Division
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ATTACHMENT A
Section 1: Placer County Code, Chapter 17, Article 17.04, Section 17.04.030 is amended as
follows:
17.04.030 Definitions of land uses, specialized terms and phrases.
*****
“Campgrounds” (land use) means land or premises that are used or intended to be used by
camping parties for occupancies including where individual water, sewer, and power
hookups may be provided to each campsite. where individual sewer hookups are not available
to individual campsites in the campground. See Section 17.56.080 for specific use requirements
for campgrounds which permits the same type of service amenities, but at higher overall
density/intensity.
*****
Section 2: Placer County Code Chapter 17, Article 17.06, Section 17.06.050(D) is amended as
follows:
17.06.050 Land Use Tables.
LAND USE TYPES
Residential Uses
Residential care homes, 7 or
more clients

ZONE DISTRICTS
RS
RA
MUP
MUP

LAND USE TYPES

ZONE
DISTRICTS
CPD

Service Uses
Child day care, family care
homes

CUP C

*****
Section 3: Placer County Code, Article 17.20, Section 17.20.010(B) is amended as follows:
17.20.010 Commercial Planned Development.
Allowable Land Uses
Service Uses
Child day care, family
care homes

Land Use Permit
CUP C

*****
Section 4: Placer County Code, Chapter 17, Article 17.44, Section 17.44.010(B) is amended as
follows:
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17.44.010 Residential Agriculture.
Allowable Land Uses
Residential Uses
Residential Care
Homes, 7 or more
clients

Land Use Permit

Minimum Lot Area
(sq. ft)

MUP

40,000

*****
Section 5: Placer County Code, Chapter 17, Article 50, Section 17.50.010(B) is amended as
follows:
17.50.010 Residential Single-Family.
Allowable Land Uses
Residential Uses
Residential Care
Homes, 7 or more
clients

Land Use Permit

Minimum Lot Area (sq.
ft)

MUP

40,000

*****
Section 6: Placer County Chapter 17, Article 17.54, Section 17.54.020(C)(1) is amended as
follows:
17.54.020 Height Limits and Exceptions.
C. Measurement of Fence Height. Fence Retaining Wall Combinations. Except as described
under subsection 1, Iin order for a fence’s height to be considered separately from the combined
height of a retaining wall and fence, the fence must be located a minimum distance from the
retaining wall equal to one-half the combined retaining wall/fence height (½(x+y)). If the fence is
constructed at a distance less than one-half the combined retaining wall/fence height, the fence’s
height is the distance from the lowest grade elevation at the base of the retaining wall to the
highest point on the fence (x+y). (See Figure 17.54-A-1.)

FIGURE 17.54-A-1
MEASUREMENT OF FENCE HEIGHT
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1. The height of a retaining wall and fence may be up to eight feet in height, as measured
from the lowest finished grade, when such a fence and retaining wall would be located in
a side or rear yard area, and not within any required front or street-side setback. The height
of a retaining wall and fence may be up to ten feet in height if approved by the granting
authority as part of the project design.
*****
Section 7: Placer County Chapter 17, Article 17.54, Section 17.54.030(D)(2)(b), is amended as
follows:
17.54.030 Landscaping and Fencing.
2. Within the Side, Street-Side, or Rear Setback. A maximum of six feet seven feet within a
required side or rear setback. Fences may be up to seven feet within a street-side setback,
provided the fencing is not within a public utility easement or multi-purpose easement and
does not conflict with vehicle site distance, as determined by the department of public
works. Swimming pool fencing up to five feet tall is permitted within side, rear, and streetside setbacks. See also Section 17.54.020(D) pertaining to combined height allowances for
fences and retaining walls.
b. Commercial and Industrial Zones. A minimum six foot solid wall or fencing (up to maximum 8
foot solid wall or fencing for all storage yard areas including frontages), or combination of
landscaping, berm and fencing, shall be located on the side and rear property lines of any site
within a commercial or industrial zone that abuts a zone district that is not commercial, industrial,
or professional office. Such fencing shall be constructed as part of the first project approval on
the commercial or industrial site. Barbed wire is allowed if included with the total height of
the fence. Appurtenant fence features such as pillars and pilasters shall not exceed the
height of the fence.
*****
Section 8: Placer County Code Chapter 17, Article 17.54, Section 17.54.070, is amended as
follows:
17.54.070 Design and Improvement of parking.
k. Required setbacks. The first parking space adjacent to a street shall be set back a minimum of
forty (40) feet from the curb line of the street where such spaces are directly accessed by any
drive aisle connecting to a public or private roadway (to ensure adequate queuing area for
vehicles to exist the roadway while waiting for another vehicle to complete parking
maneuvers). Parking spaces that are served by a drive aisle that does not provide direct
connection to a public or private roadway shall be setback as required to meet minimum
frontage landscaping requirements as listed in the applicable community plan or the
Placer County Design Guidelines Manual where no community plan standard is specified.
3. Other Commercial, Industrial, Recreational, Institutional, Multifamily Residential and Other
Uses. For all uses other than those specified in subsections (1) and (2) above, surfacing shall
be a minimum of asphaltic concrete or Portland cement concrete, as approved by the applicable
county department.
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a. Approved Use Permits in residential zone districts. Non-residential uses requiring a
Conditional Use Permit or Minor Use Permit in zone district shall be surfaced as
specified above in subsection 3. An alternative all-weather parking surface such as chipseal, compacted road base, or compacted asphalt grindings may be authorized with the
use permit provided the use:
i. Requires ten or fewer parking spaces;
ii. Limits trips to the site through an operational mechanism such as requiring
visitors to make appointments, or is a temporary use (i.e., seasonal or in operation for
thirty days or less);
iii. Is located on a parcel size of one acre or larger;
iv. Is low-intensity (i.e., uses with minimum visitor turnover and few repeat
visitors)
*****
Section 9: Placer County Code, Chapter 17, Article 17.54, Section 17.54.145(A)(1) is amended
as follows:
Section 17.54.145 Watercourse setbacks and stream system boundary standards.
A. Watercourse Setbacks Outside of the Placer County Conservation Plan (PCCP) Boundary.
For all areas outside the PCCP boundary (Chapter 19, Section 19.10.050) all proposed
structures shall be set back from any stream, creek, canal, pond, lake or river, as follows. The
watercourse setbacks required by this subsection shall be measured from the centerline of
the stream. These setbacks may be modified by a finding of good cause (including verified
map errors, etc.) by the appropriate hearing body.
1. Permanent Streams and Man-Made Canals. The required setback from the centerline
of a permanent stream shown on the National Hydrography Dataset (NHD), or manmade canal shall be one hundred (100) feet.
2. Intermittent Streams, Ponds, Canals and Lakes. The required setback from a manmade canal or the centerline of an intermittent stream shown on the NHD shall be
fifty (50) feet. The required setback from any pond or lake whether man-made or
natural shall be fifty (50) feet measured from the high water line except as authorized
by Section 17.54.140(D).
*****
Section 10: Placer County Chapter 17, Article 17.56, Section 17.56.060 is amended as follows:
Section 17.56.060 Atennase, Communication Facilities
17.56.060

Antennase, Communications Facilities.

A. Purpose. This section establishes standards for the placement of antennase and towers in all
zone districts. It is the intent of this section to minimize the adverse impacts of such equipment
and structures on neighborhoods and surrounding developments by limiting the height, number,
and location of such devices.
B. Permit Requirements. Where allowed by Sections 5.100 et seq., antennae and
communications towers are subject to the following land use permit requirements:
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Type of Antenna

Required Land Use Permit (2)

Cellular telephone, paging, etc.

CUP, MUP(3), ARP , or AA(1)

Commercial and public radio and television
broadcast

MUP

Commercial earth stations

MUP

Community receiving antennae

MUP

Ham radio

None

Individual radio and TV receiving antennae

None

Microwave communications

MUP

Satellite dish receiving antennae (for
private residential use only)

None

(1) See Sections 17.56.060(E) for “microcell cellular facilities requirements, and 17.56.060(F) for
antennase which are not visually obtrusive.
(2) Cellular facilities located in the Tahoe Basin Area fall under land use requirements in the
community plan in which they are located.
(3) Freestanding cellular communications towers not meeting the criteria of a microcell
cellular facility nor meeting the criteria of Section 17.56.060(F) for “Antennas which are not
visually obtrusive” are subject to approval of a minor use permit. Examples include, but
are not limited to, cellular monopoles and lattice towers.
C. General Standards. The following requirements apply to antennase in all zone districts, except
where a more restrictive standard is required by subsections D et seq., for a particular type of
antenna:
1. Minimum Lot Area. No minimum lot area is required for cellular antennase. For all other
antenna types, the minimum lot area shall be as required by the zoning district in which
the parcel is located.
2. Setbacks. All antennase shall meet the minimum setbacks for the zone district applied
to the site. Exception: no setback is required for a cellular telephone antenna except where
required as a land use permit condition of approval and shall not extend into any multipurpose easement or public utility easement that is adjacent to any public roadways or
streets.
3. Height Measurement. The height of any antenna, except for satellite dish antennase,
shall be the distance from natural or approved pad grade at its base (or to the base of any
other structure to which the antenna is attached) to its highest point. (See also Section
17.54.020(D)(3).)
4. Construction Code Applicability. The installation of any antenna shall comply with all
applicable building and electrical codes.
5. Advertising on Antennas. No advertising or display is permitted on any antenna.
6. Location Near Septic Systems. The placement of any antenna shall not be placed within
the boundaries of any on-site sewage disposal system or its repair area without written
approval from the division of environmental health.
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D. Satellite Dish Antennase. The following requirements apply to satellite dish antenna:
1. Minimum Residential and Agricultural Standards. The following requirements apply to
satellite dish antennae in residential and agricultural districts, in addition to the general
requirements in subsection C:
a. General Requirements. The following requirements apply to satellite antenna in
all residential and agricultural zones:
i. Height Limit. The maximum height for any ground-mounted satellite
antenna is twelve (12) feet.
ii. Roof-Mounting Prohibited. No satellite antenna shall be mounted on a
building roof in residential and agricultural zones, except for DSS antennae
less than eighteen (18) inches in diameter which shall not exceed the
maximum height limit for the zone district in which they are located. Satellite
dish antenna (other than DSS antennae less than eighteen (18) inches in
diameter) shall be ground-mounted.
b. Residential Zones. The following requirements shall apply to satellite antennae
in all residential zones established by Section 17.06.010 (Zone and combining
districts established), on parcels zoned for a minimum lot area less than 2.3 acres.
i. Number of Antennase Allowed. Only one satellite antenna is permitted
per parcel, except that where a parcel is zoned for a minimum lot area of
2.3 acres or more, an additional satellite antenna may be authorized by
way of the administrative review permit approval procedure (Section
17.58.100).
ii. Screening Required. Satellite antennae (other than DSS antenna less
than eighteen (18) inches in diameter) shall be screened from public view
from streets and adjacent properties by fences, or walls of six feet in height
and/or landscaping.
2. Commercial and Industrial Standards. The following requirements shall apply to satellite
antennae in all commercial and industrial zones established by Section 17.06.010 (Zone
and combining districts established):
a. Height Limit.
i. The maximum height for any ground-mounted satellite antenna is twenty
(20) feet above natural or approved pad grade.
ii. A roof-mounted satellite antenna may exceed the maximum height
requirement of the zone district by not more than ten (10) feet.
b. Number of Antennase Allowed. One satellite antenna is permitted per building
in the commercial and industrial zone districts. Additional antenna shall constitute
outdoor sales/storage, and their placement shall require minor use permit
approval. The minor use permit approval of these additional antenna may impose
different restrictions on their placement.
c. Satellite Antenna Businesses. Due to the special requirements of businesses
which sell satellite antennae, three antennase may be permitted for demonstration
purposes. See also subsection (D)(2)(f), for exceptions to setback requirements
for satellite antenna businesses.
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d. Design Review Districts. In design review (-Dc, -Dh, and -Ds) districts, the
placement of any satellite antenna shall require design review approval. The
design/site review committee may require additional conditions of approval based
on the review of the specific site. Such requirements may include, but are not
limited to, the color and materials (mesh or solid) of the proposed dish, screening,
landscaping, and other aesthetic considerations. The committee may, for satellite
antenna businesses only, approve locations within the front yard based on their
site review.
E. “Microcell” Cellular Communications Facilities. The purpose of a “microcell” cellular
communications facility is to provide communications coverage to a geographically limited and
specifically defined area (e.g., a busy street intersection, an individual building or a
topographically constrained area). Such facilities are integrated with standard cellular technology
(i.e., a macrocell) to provide wireless communications services to the public. The installation of
such facilities shall be subject to zoning clearance if the following standards are met; otherwise,
either an administrative review permit or a minor use permit approval permit, at the discretion of
the planning director, shall be required:
1. All required building and construction permits are first obtained;
2. Any required design review approvals are first secured;
3. No new antenna tower is erected (microcell facilities may be located on existing poles,
towers, buildings, etc. in compliance with this subsection);
4. No antenna shall be located within thirty (30) inches of any space occupied by or
available to the public;
5. No antenna shall exceed six square feet in area;
6. The equipment shelter associated with a microcell site may not exceed one hundred
(100) square feet in floor area nor six feet in height;
7. The antenna(se) may be mounted on a roof only if the height of the antenna(se) at
the highest point does not exceed the horizontal distance from the antenna to the edge of
the rooftop.
F. Antennase Which Are Not Visually Obtrusive. Antennase (including any supporting structures
and appurtenances) which are installed to meet the following standards (as determined by the
planning director), shall require the approval of an administrative review permit, except antennase
which are being collocated on existing approved towers or other existing approved structures
as described in sections 1, 2, and 5 below, shall only require administrative approval. Any such
installation must also be found not to create the potential for adverse noise (from generators or
other accessory equipment), access or grading problems. These types of installations may also
require building, electrical or other construction permits, as well as design review approval. It will
be necessary for an applicant to submit site plans, drawings, photographsic, simulations and any
related information deemed necessary by the planning director to determine that a proposed
installation meets these criteria. The planning director, at his or her discretion, may choose to
require that an Administrative Review Permit or conditional use permit be obtained for any
antenna installations described in sections 3, 4, 6 or 7 below.
1. Antennase located entirely within an otherwise approved sign. May include antennae
placed within the sign face or attached to a support structure so long as the design is such
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that the antennae is effectively unnoticeable. Such antennae may not be placed on a nonconforming sign.
2. Flush mounted, color coordinated antenna panels on existing buildings where
equipment is not visible above the roof line. All equipment shelters, cabinets, or other
accessory structures shall be located within the building utilized for the antennae, or on
the ground located outside of any required setback or parking space.
3. Antennase built into architectural features or which appear to be architectural features
themselves, added to existing structures (such as chimneys, cupolas, dormers, bell
towers, steeples, water tanks, stadium lights, utility poles, and other similar features)
where the height limit for such architectural features is not exceeded. All equipment must
be located as described in subsection (F)(2) of this section.
4. Antennase constructed such that they appear to be natural features indigenous to the
site (such as trees and rocks).
5. Co-location on existing facilities with the same types of antennae as those currently
present and where the height of the existing antennae pole does not increase.
6. Installations which are located so far from any prospective viewer and in such a way as
to have a backdrop of terrain which obscures the visibility of the antennae as to make it
visibly unobtrusive and effectively unnoticeable.
7. Antennas located on existing lattice power transmission towers where the overall height
of the tower would not increase by more than twelve (12) feet. A maximum of two service
providers may “stack” antenna in this arrangement, unless authorized by a minor use
permit approval. All equipment shelters, cabinets, or other accessory structures shall be
located within the footprint of the tower.
G. Ground-Based Equipment Installations Within Existing Approved Ground Lease Areas.
Installation of new ground based accessory equipment within existing approved ground
lease areas, including replacement of existing approved equipment, may be approved by
zoning clearance when found to meet the following criteria. Examples of ground-based
equipment that may meet the criteria of this section include installation of new or
replacement radio equipment cabinets (excluding establishment of new equipment shelter
buildings), new or replacement equipment shelter air conditioner units, fuel cell battery
back-up units, new or replacement electrical panels, telco support racks, ice bridges, fiber
cables and coaxial cables, back-up generators of less than 50 brake horsepower (gas,
diesel, propane or natural gas powered), and other such ancillary support equipment as
determined by the planning director or designee in accordance with the following
standards:
1. All equipment is located within an existing approved ground lease area.
2. All generators shall be fitted with a level 2 sound enclosure or better and all
building plans for such generator shall include noise information to demonstrate
that such noise shroud attenuates noise at the nearest property boundary to the
level specified in the Placer County General Plan Noise Element Table 9-1 (or less).
If inclusion of a noise shroud alone will not attenuate noise at the nearest receiving
property boundary as specified in Table 9-1, a CMU enclosure may be proposed and
information shall be included to demonstrate that the CMU enclose adequately
attenuates noise levels.

168

44
12

H. Expansion of ground lease areas to support installation of new ground based equipment
shall require approval of an Administrative Approval permit.
I. AM and FM Radio and Television Antennae. Refer to Section 17.56.180(C)(1) (Residential
Accessory Uses). (Ord. 6048-B § 35, 2020; Ord. 5942-B § 3, 2019; Ord. 5471-B Exh. A, 2007;
Ord. 5126-B, 2001)
*****
Section 11: Placer County Code, Chapter 17, Article 17.56, Section 17.56.080 is amended as
follows:
Section 17.56.080 Camping and campgrounds, recreational vehicle parks.
C. Campgrounds. (Permitted as a “Recreation, Education and Public Assembly” use in RF, MT,
HS, RES, FOR, O and TPZ districts, subject to the approval of a minor use permit). The following
requirements apply to sites to be used by camping parties where individual water, sewer, and
power hookups may be provided to each campsite. where individual sewer hookups are not
available to individual sites.; Recreational vehicles parks are instead subject to the provisions of
subsection D which permits the same type of service amenities, but at higher overall
density/intensity.
D. Recreational Vehicle Parks. (Permitted as “Transient Lodging” use in the CZ2, HS, MT, RES
and APT zone districts, subject to the approval of a conditional use permit by the planning
commission.) The following requirements apply to sites to be used by camping parties occupying
recreational vehicles or tents, where individual water, sewer, and power hookups may be provided
to each campsite.
*****
Section 12: Placer County Chapter 17, Article 17.56, Section 17.56.185, is amended as follows:
17.56.185 Request for reasonable accommodation.
A.

Intent. It is the policy of Placer County to provide reasonable accommodation for exemptions
in the application of its zoning laws to rules, policies, practices, and procedures for the siting,
development, and use of housing, as well as other related residential services and facilities,
to persons with disabilities seeking fair access to housing. The purpose of this section is to
provide a process for making a request for reasonable accommodation to individual persons
with disabilities.

B.

Application. Any person who requires reasonable accommodation, because of a disability,
in the application of a zoning law which may be acting as a barrier to equal opportunity to
housing opportunities, or any person or persons acting on behalf of or for the benefit of such
a person, may request such accommodation. For purposes of this section, “disabled,”
“disability,” and other related terms shall be defined as in the Federal Americans with
Disabilities Act of 1990, the California Fair Employment and Housing Act, or their successor
legislation. Requests for reasonable accommodation shall be made in the manner
prescribed by subsection C (Required Information).

C.

Required Information.
1.

The applicant shall provide the following information:
a.

Applicant’s name, address, and telephone number;
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2.

D.

2.

F.

Address of the property for which the request is being made;

c.

The current actual use of the property;

d.

That the subject individual or individuals are disabled under the Acts. Any
information related to the subject individual or individuals’ disability shall be
kept confidential;

e.

The zoning code provision, regulation, or policy from which accommodation
is being requested; and

f.

Why the reasonable accommodation is necessary for people with disabilities
to have equal opportunity to use and enjoy the specific property accessible
to people with disabilities.

Review With Other Land Use Applications. If the project for which the request for
reasonable accommodation is being made also requires some other discretionary
approval (including but not limited to: use permit, design review, general plan
amendment, zone change, etc.), then the applicant shall file the information
required by subsection C together for concurrent review with the application for
discretionary approval, except a variance since none would be required for request
for consideration of an exemption(s) from development standard(s).

Review Authority.
1.

E.

b.

Planning Director. Requests for reasonable accommodation shall be reviewed by
the planning director (director), or designee if no approval is sought other than the
request for reasonable accommodation.
Other Review Authority. Requests for reasonable accommodation submitted for
concurrent review with another discretionary land use application shall be reviewed
by the authority reviewing the discretionary land use application.

Notice of Request for Reasonable Accommodation.
1.

Requests for reasonable accommodation shall be noticed. Notice shall be mailed
to the owners of record of all properties within a one hundred (100) foot radius of
the property which is the subject of the request. This notice shall include the
information in subsection C of this section, shall indicate that any person may
request a hearing on the request as provided in subsection F, and shall describe
the approval process.

2.

In the event that the request is being made in conjunction with another
discretionary land use application process, notice shall be included with the
notice of the other proceeding.

Planning Director’s Hearing. When a hearing is requested per subsection (E)(1), the
planning director or his or her designee shall hold a public hearing on the request for
reasonable accommodation. A request for a hearing must be made in writing to the director
within fifteen (15) days of the date of the notice of request for reasonable accommodation.
If requested, the director shall conduct a hearing on the request for reasonable
accommodation within thirty (30) days of the date of the notice of request for reasonable
accommodation. Notice of the hearing shall be mailed ten (10) days prior to the hearing to
the owners of record of all properties within a one hundred (100) foot radius of the property
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which is the subject of the request. This notice shall include the information in subsection C
of this section.
G.

H.

Review Procedure.
1.

Director Review. The director, or his/her designee, shall make a written determination
within forty-five (45) days and either grant, grant with modifications, or deny a
request for reasonable accommodation in accordance with subsection H (Findings
and Decision). Information related to the subject individual or individuals’ disability
shall be kept confidential and shall not be included in a public file.

2.

Other Reviewing Authority. The written determination on whether to grant or deny the
request for reasonable accommodation shall be made by the authority responsible
for reviewing the discretionary land use application in compliance with the applicable
review procedure for the discretionary review. Information related to the subject
individual or individuals’ disability shall be kept confidential and shall not be included
in a public file. The written determination to grant or deny the request for reasonable
accommodation shall be made in accordance with subsection H (Findings and
Decision).

Findings and Decision.
1.

2.

Findings. The written decision to grant or deny a request for reasonable
accommodation will be consistent with the Acts and shall be based on consideration
of the following factors:
a.

Whether the property, which is the subject of the request, will be used by
an individual disabled under the Acts;

b.

Whether the request for reasonable accommodation is necessary to make
specific housing available to an individual with a disability under the Acts;

c.

Whether the requested reasonable accommodation would impose an
undue financial or administrative burden on the county;

d.

Whether the requested reasonable accommodation would require a
fundamental alteration in the nature of a county code provision, including
but not limited to land use and zoning;

e.

Potential impact on surrounding uses;

f.

Physical attributes of the property and structures.

Conditions of Approval. In granting a request for reasonable accommodation, the
reviewing authority may impose any conditions of approval deemed reasonable and
necessary to ensure that the reasonable accommodation would comply with the
findings required by subsection (H)(1) above.

I.

Appeal of Determination. A determination by the reviewing authority to grant or deny a
request for reasonable accommodation may be appealed in compliance with Section
17.60.110 of the Zoning Ordinance.

J.

Fees. There shall be no fee for an application requesting reasonable accommodation. If the
project for which the request is being made requires other planning permit(s) or approval(s),
fees for applicable applications shall apply as established per county ordinance. Fees for
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appeals to decisions on reasonable accommodation shall be the same as those fees for
appeals as established per county ordinance. (Ord. 5510-B § 1, 2008)
*****
Section 13: Placer County Chapter 17, Article 17.56, Section 17.56.250(F), is added as follows:
17.56.250: Storage, accessory-Indoor and outdoor.
F. Cargo containers. This subsection applies to the use of cargo containers for accessory
storage. A “cargo container” (also known as a “conex box,” “sea-land container,” or
“seatrain box”) is defined as a prefabricated metal structure designed for use as an
individual shipping container in accordance with international standards or a metal
structure designed and built for use as an enclosed truck trailer in accordance with
Department of Transportation standards. Cargo containers are nine-feet, six inches tall
and vary in length from ten feet up to fifty feet. Cargo containers may be used for accessory
storage subject to the following standards:
1. Allowable zone districts. Cargo containers are allowed in the RA, RF, F, AE, TPZ, and
FOR zone districts in accordance with the standards of this section.
2. Number of allowable containers. One cargo container is allowed, except for parcels
that are ten acres or greater, where two cargo containers are allowed. Up to five cargo
containers may be allowed on parcels ten acres or larger upon a written determination
by the Agricultural Commissioner that the containers are utilized for a bona fide
commercial agricultural use or other resource-based land use such as forest
management or timber harvest.
3. Setbacks. Cargo containers shall meet all building setback requirements. In no case
shall a cargo container be located within a required setback area.
4. Screening and design. Cargo containers shall be solid-colored earth-toned (i.e. beige,
brown, green, or another neutral earth-toned color) and shall not contain lettering,
logos, or graffiti. Colors shall be maintained for the life of the container.
5. Stacking. Cargo containers shall not be stacked.
*****
Section 14: Placer County Chapter 17, Article 17.58, Section 17.58.160(C), is amended as
follows:
17.58.160 Permit time limits, exercising of permits, and extensions.
C. Extensions of Time. The time limit established by subsection (B)(1) of this section for the
implementation of an approved administrative review permit, minor use permit, conditional use
permit or variance may be extended by the zoning administrator (or planning commission in the
case of projects for which the planning commission or board of supervisors is the granting
authority) hearing body having original jurisdiction of the project entitlement(s) for a total of
no more than six years as provided by this section:
*****
Section 15: Placer County Chapter 17, Article 17.58, Section 17.58.180 is amended as follows:
17.58.180 Changes to an approved project.
A new land use authorized through an administrative review permit, minor use permit, conditional
use permit or variance, or a tentative map for either a minor or major subdivision, shall be
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constructed, or exercised with recordation of a Final Map, or otherwise established only as
approved by the granting authority and subject to any conditions of approval, except where
changes to the project are approved as set forth in this section. An applicant shall request any
desired changes in writing, and shall also furnish appropriate supporting materials including an
application and associated fee and an explanation of the reasons for the request. Changes may
be requested either before of after construction or establishment and operation of the approved
use, except for tentative maps, where such requests shall be made prior to recordation of
a Final Map. Changes to recorded Final Maps shall be subject to the procedures for
certificates of correction as required by Section 16.16.180 of county code.
A. The planning director may authorize minor changes to an approved site plan, project
architecture, or the nature of the approved use if the changes:
1. Are consistent with the applicable provisions of this chapter; and
2. Do not involve a feature of the project that was specifically addressed or was a basis
for findings in a negative declaration or environmental impact report for the project; and
3. Do not involve a feature of the project that was specifically addressed or was a basis
for conditions of approval for the project or that was a specific consideration by the granting
authority in the approval of the permit; and
4. Do not result in an significant expansion of the use; and
5. Do not substantially alter the original approved action; and
6. Do not result in any new direct or indirect effect on an aquatic resource or habitat for
species covered by the habitat conservation plan/natural community conservation plan
(HCP/NCCP); and
7. If Chapter 19, Article 19.10 applies to the approved project, the change cannot increase
the amount of land cover impacted by the project.
B. Changes to the project involving features described in subsections (A)(2) and (A)(3) of this
section shall only be approved by the granting authority pursuant to a new permit application
processed as set forth in this chapter. (Ord. 6041-B § 21, 2020; Ord. 5126-B, 2001)
C. Changes to approved tentative maps. The planning director may authorize changes to
tentative parcel maps or tentative subdivision maps upon making findings of substantial
conformance if such a request is made in writing and is supported by exhibit materials
detailing the proposed minor modifications. Proposed changes must be found consistent
with subsections (A)(1) through (A)(7) above, and the following:
1. Does not increase the number of approved development parcels; and
2. Does not result in changes to any required onsite or offsite improvement(s) that was
specifically addressed or was a basis for findings in a negative declaration or
environmental impact report for the project; and
3. Does not result in other changes that would substantially alter the project character,
operation, land use patterns, parcel configuration or would result in overall improvement
of these criteria.
*****
Section 16: Placer County Chapter 17, Article 17.60, Section 17.60.090 is amended as follows:
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17.60.090 Chapter or plan amendments and or rezonings.
A.
Initiation of Amendment. An amendment to this chapter may be initiated by the agency
director, planning director, the planning commission or the board of supervisors. Amendment
requests from the public shall be filed using the forms provided by the planning department,
shall be signed by the legal owner(s) of property affected by the proposed amendment, and
shall include the filing fee set by the county fee ordinance.
B.
Meetings.

Notices to Municipal Advisory Councils/Planning Commission Hearing. and

1. County initiated amendments and public review. Once initiated, county-initiated
amendments, will be posted on the agency website. Once the amendment(s) is drafted, a
public meeting will be noticed to provide the public the opportunity to make comments.
The planning director will select the meeting venue, format and medium based on the
scope of the amendment and level of early interest by the public. Noticing of the meeting
will be in compliance with the Brown Act. No amendment proposed by the county shall be
invalid in the event it is not, for any reason, reviewed in a public meeting prior to the
hearing by the planning commission.
1.
Notice of any proposed amendment to the text of this Chapter 17 that is initiated by the
county and that is not associated with an application for a private project shall be provided to all
of the municipal advisory councils in accordance with this subsection (1). At least sixty (60) days
prior to the date the proposed amendment is scheduled to be heard by the planning commission,
the planning director shall notify in writing the chair and secretary of each municipal advisory
council, describe the proposed amendment and offer to present it to the municipal advisory
council for its review and comment. The chair may request that the proposed amendment be
reviewed by the municipal advisory council by contacting the planning department within fifteen
(15) days, or as soon as possible after receipt of the information, and the proposed amendment
shall be scheduled for review and comment by the municipal advisory council as soon as feasible
thereafter. No zoning text amendment proposed by the county shall be invalid in the event it is
not, for any reason, reviewed by a municipal advisory council prior to its hearing by the planning
commission.
2.
Private project amendments and public review. For a private project that
requires a hearing before the planning commission, a meeting will be noticed as
described in 17.60.140(6).
Section 17: Placer County Chapter 17, Article 17.60, Section 17.60.140 is amended as follows:
17.60.140 Public hearings.
When a public hearing is required by this chapter, public notice shall be given and the hearing
shall be conducted as provided by this section.
A.

Notice of Hearing: Notice of a public hearing shall be given as follows:

1.
Content of Notice. Notice of a public hearing shall include, but not be limited to: the
date, time and place of the hearing; the name of hearing body; a general explanation of the matter
to be considered; and a general description, in text or by diagram, of the location of the real
property that is the subject of the hearing. If a proposed negative declaration, a final environmental
impact report, or any other appropriate environmental document has been prepared for the project
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pursuant to Chapter 18 of this code (Environmental Review) and the California Environmental
Quality Act (CEQA), the hearing notice shall include a statement that the hearing body will also
consider approval/certification of such document(s).
2.
Method of Notice Distribution—Amendments, Plans, Subdivisions, etc. Notice of a
public hearing required by this chapter for zoning ordinance amendments (i.e., either rezonings
or zoning text amendments), general/community/specific plan amendments, development
agreements, subdivisions and parcel maps, and appeals of decisions on these applications shall
be given as follows, as required by California Government Code Section 65090 and Section
65091:
a.
Notice shall be published at least once in a newspaper of general circulation in the
county at least ten days before the hearing; and
b.
i.
applicant;

Notice shall be mailed or delivered at least ten days before the hearing to:
The owner(s) of the property being considered or the owners agent, and the

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or
other essential facilities or services to the project, whose ability to provide such facilities and
services may be significantly affected;
iii.
Any person who has filed a written request for notice with the planning department
and has paid the fee set by the most current fee schedule for such notice;
iv.
All owners of real property as shown on the latest equalized assessment roll within
three hundred feet of the property that is the subject of the hearing, unless fewer than thirty (30)
properties are within 300 feet, then the notification radius shall be extended to include the
30 nearest properties; or where the number of property owners to whom notice would be mailed
is more than one thousand, the planning director may choose to provide the alternate notice
allowed by California Government Code Section 65091(a)(3);
c.
Notice shall be posted at least ten days prior to the hearing on the property which is subject
of the application, as well as in at least two public places in close proximity to the subject property.
3.
Method of Notice Distribution—Use Permits and Variances. Notice of a public
hearing required by this chapter for conditional or minor use permits, variances, and appeals of
decisions on these applications shall be given as follows, as required by California Government
Code Section 65091:
a.
i.
applicant;

Notice shall be mailed or delivered at least ten days before the hearing to:
The owner(s) of the property being considered or the owner’s agent, and the

ii.
Each local agency expected to provide water, sewage, streets, roads, schools, or
other essential facilities or services to the project, whose ability to provide such facilities and
services may be significantly affected;
iii.
Any person who has filed a written request for notice with the planning department
and has paid the fee set by the most current fee schedule for such notice;
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iv.
All owners of real property as shown on the latest equalized assessment roll within
three hundred feet of the property that is the subject of the hearing; or, where the number of
property owners to whom notice would be mailed is more than one thousand, the planning director
may choose to provide the alternate notice allowed by California Government Code Section
65091(a)(3).
b.
Notice shall be posted at least ten days prior to the hearing on the property which
is subject of the application, as well as in at least two public places in close proximity to the subject
property.
4.
Additional Notice. The planning director may also provide any notice with content
or using a distribution method in addition to that required by this section as he or she determines
is necessary or desirable.
5.
Notice Requirements for Appeals of Other Official Actions. The legal notice
requirements specified in subsections (A)(1), (A)(2), and (A)(3) of this section are not required for
the following types of appeal hearings: appeals of rulings by the planning director or agency
director; appeals of decisions by the design/site review committee (D/SRC), the development
review committee (DRC) or the environmental review committee (ERC).
6.
Notice to Municipal Advisory Councils and other public meetings. Any private
project application that requires a public hearing before the planning commission shall first be
submitted to any local municipal advisory council (MAC) whose boundaries encompass the
proposed project area. The planning department shall transmit a copy of the project application
to the appropriate MAC, and shall request the MAC’s general review and comment and/or at the
discretion of the Planning Director, notice a public meeting(s) to provide the public the
opportunity to make comment. The planning director will select the venue, format, and
medium for the public meeting based on the scope of the project and level of early interest
by the public. Noticing of the meeting will be in compliance with the Brown Act. No private
project shall be invalid in the event it is not, for any reason reviewed by the municipal
advisory council or reviewed in a public meeting prior to the hearing by the planning
commission. prior to any scheduled hearing before the planning commission. Failure of the MAC
to comment prior to the planning commission hearing shall not be cause for the planning
commission hearing to be postponed. See 17.60.090(B)(1) for information on noticing for
county-initiated projects.
*****
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ATTACHMENT B

From:
Sent:
To:
Cc:
Subject:

Chuck-Muriel Davis <chamdavis@yahoo.com>
Tuesday, March 29, 2022 2:01 PM
Kally Kedinger-Cecil
Beverly Roberts
[EXTERNAL] 2022 Zoning Text Amendments - comments

Follow Up Flag:
Flag Status:

Follow up
Flagged

RE: 2022 Zoning Text Amendments
Hi Kally,
Here is a recap of what I was trying to convey at the MAC meeting on 3/22/22.
I hope you will consider my comments/concerns.
The page numbers refer to the presentation pages.
I really like the change to:
1) eliminate the care homes with 7 or more people from Residential Ag areas.(p 3)
2) expanding the public notice radius to include up to 30 nearby residents.(p 14)
I do have concerns for the following:
1) I had been concerned about the change of a Cell tower from a CUP to
Administrative Approval, but you said that would still require
a notice to neighbors.(p 7)
2) I wasn't clear about what 'reasonable accommodation' meant....
but I got the impression that this term relates to changes
to accommodate disabled and does not refer
to secondary housing. True? (p. 9)
3) In reference to pages 13 & 14:
--- What is defined to be a 'larger format'?
"Allow County-initiated amendments and rezonings to be
presented at a larger format"
A larger building or a larger meeting, like a town hall? (p 13)
If a project is county wide, like this zoning text, a local MAC is still
critical! In a town hall situation, the concerns of some residents could
get lost with the concerns of others. Even though the amendment
or rezoning is county-initiated, and maybe also county wide, they
could impact areas differently.
--- How is a Planning Director to know "the level of public interest"? (p 13)
"Planning Director to determine venue, format, and medium based
on scope of the amendment and level of public interest"
Many projects are within a certain area, so a town hall type meeting would not
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be appropriate because concerns of the residents of the area should be considered.
The MAC meetings provide that venue for residents impacted by a project.
This change to have public meetings determined by the Planning Director
based on "the level of public interest" is ludicrous. I don't believe
that mind reading is a skill set required for a planning director.
The county already has set up processes for what public meetings
should be held for which events; and the current process has worked.
The MAC is really the only local meeting which sends public
recommendations to the BOS. I believe this process works well.
--- I was surprised to see this amendment.....(p 13)
"Add language to require private projects to be noticed to the MACs
pursuant to Section 17.60.140: Public Hearings"
I had thought that certain private projects already go to the MAC.
In this amendment, what is meant by "private projects"?
For example, a project to add a cell tower wouldn't go to the MAC, right?
--- This amendment allowing the Planning Director to bypass a
process deemed necessary for the public benefit, does not seem right: (p 14)
"Enable larger public meetings for private projects instead of, or
in addition to, MAC meetings, at the discretion of the Planning Director"
Putting such power in one person seems counter to the other
amendment which says for projects go to the MAC.
Am I misunderstanding this amendment?
For example, a project like Bickford Ranch should not
bypass a MAC and go directly to the Planning Commission.
But, this amendment would allow that to happen.
--- This amendment about allowing a project to bypass the MAC or
possibly the Planning Commission is super vague: (p14)
"Clarify language for allowing a project to move forward in the event
a project cannot be presented to the MAC and/or other public meeting"
Would you please describe what this amendment means?
Why would a project move forword without a public meeting?
What does "move forward" mean, forward to the BOS?
I am concerned that these amendments on pg 13&14 are attempting to
change how our county is open to receiving input from the residents.
Hally, thank you for your very well written presentation and for bringing it
to our MAC!
We appreciate you taking the time and being receptive of our comments.
Muriel Davis
3/29/22

178

54
22

From:
Sent:
To:
Subject:

Steven Palmer <palmer.engineer@gmail.com>
Thursday, April 21, 2022 2:12 PM
Kally Kedinger-Cecil; Placer County Planning
[EXTERNAL] Comments on Proposed 2022 Zoning Text Amendments

Follow Up Flag:
Flag Status:

Follow up
Flagged

I have the following comments on the Proposed 2022 Zoning Text Amendments that were presented to
the Newcastle Ophir MAC on March 17, 2022.
1. Several of these changes are an attempt by County staff to eliminate community input and review by
MACs. I object to the reduction of community input in this manner.
2. I support leaving Residential Care Homes with 7 or more clients as an allowable use in the RA Zone
with an MUP. This would mean no change to the existing zoning text. Residential Care Homes are a
valuable and much needed resource for the community, and I do not see a reason to completely exclude
them from the RA Zone. It seems like the larger lot size would be valuable in dealing with a home with 7
or more clients.
3.I object to the elimination of the CUP requirement for cell towers and the substitution of
administrative approval. Cell towers always bring a lot of community input, especially in rural
areas. Eliminating the CUP requirement will remove all community input. This change shows the
community that the County does not value their input and will result in cell tower installation in rural
areas where they are not compatible. How will the County address the concerns of neighbors and the
community?
4. Delete Section 17.56.060(F)(4) "Antennase constructed such that they appear to be natural features
indiginous to the site (such as trees and rocks)." This one item alone is not enough to make a cell tower
"visually unobtrusive." While the camouflaging of cell towers as trees helps to reduce the visual impact,
it does not make them visually unobtrusive. They still stand out, especially in rural areas. For example,
a 100 foot pine tree (cell tower) is not indiginous to the oak woodlands and rolling foothills of Ophir.
5. Provide more detail in Section 17.56.060(F)(6) to better define what would make an antenna visually
unobtrusive and effectively unnoticeable. How far above the ridge or tree line can they extend? From
how many vantage points are they visible?
6. I object to modification of 17.60.090(B) as proposed. This section eliminates the opportunity for
community input to County initiated zoning text amendments at the MAC. This will reduce community
input opportunities.
Please make sure that my comments are included with any reports to the commission or the Board.
When is this scheduled for the planning commission?
Sincerely,
Steve Palmer
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ATTACHMENT D

From:
Sent:
To:
Cc:
Subject:

Chuck-Muriel Davis <chamdavis@yahoo.com>
Tuesday, March 29, 2022 2:01 PM
Kally Kedinger-Cecil
Beverly Roberts
[EXTERNAL] 2022 Zoning Text Amendments - comments

Follow Up Flag:
Flag Status:

Follow up
Flagged

RE: 2022 Zoning Text Amendments
Hi Kally,
Here is a recap of what I was trying to convey at the MAC meeting on 3/22/22.
I hope you will consider my comments/concerns.
The page numbers refer to the presentation pages.
I really like the change to:
1) eliminate the care homes with 7 or more people from Residential Ag areas.(p 3)
2) expanding the public notice radius to include up to 30 nearby residents.(p 14)
I do have concerns for the following:
1) I had been concerned about the change of a Cell tower from a CUP to
Administrative Approval, but you said that would still require
a notice to neighbors.(p 7)
2) I wasn't clear about what 'reasonable accommodation' meant....
but I got the impression that this term relates to changes
to accommodate disabled and does not refer
to secondary housing. True? (p. 9)
3) In reference to pages 13 & 14:
--- What is defined to be a 'larger format'?
"Allow County-initiated amendments and rezonings to be
presented at a larger format"
A larger building or a larger meeting, like a town hall? (p 13)
If a project is county wide, like this zoning text, a local MAC is still
critical! In a town hall situation, the concerns of some residents could
get lost with the concerns of others. Even though the amendment
or rezoning is county-initiated, and maybe also county wide, they
could impact areas differently.
--- How is a Planning Director to know "the level of public interest"? (p 13)
"Planning Director to determine venue, format, and medium based
on scope of the amendment and level of public interest"
Many projects are within a certain area, so a town hall type meeting would not
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be appropriate because concerns of the residents of the area should be considered.
The MAC meetings provide that venue for residents impacted by a project.
This change to have public meetings determined by the Planning Director
based on "the level of public interest" is ludicrous. I don't believe
that mind reading is a skill set required for a planning director.
The county already has set up processes for what public meetings
should be held for which events; and the current process has worked.
The MAC is really the only local meeting which sends public
recommendations to the BOS. I believe this process works well.
--- I was surprised to see this amendment.....(p 13)
"Add language to require private projects to be noticed to the MACs
pursuant to Section 17.60.140: Public Hearings"
I had thought that certain private projects already go to the MAC.
In this amendment, what is meant by "private projects"?
For example, a project to add a cell tower wouldn't go to the MAC, right?
--- This amendment allowing the Planning Director to bypass a
process deemed necessary for the public benefit, does not seem right: (p 14)
"Enable larger public meetings for private projects instead of, or
in addition to, MAC meetings, at the discretion of the Planning Director"
Putting such power in one person seems counter to the other
amendment which says for projects go to the MAC.
Am I misunderstanding this amendment?
For example, a project like Bickford Ranch should not
bypass a MAC and go directly to the Planning Commission.
But, this amendment would allow that to happen.
--- This amendment about allowing a project to bypass the MAC or
possibly the Planning Commission is super vague: (p14)
"Clarify language for allowing a project to move forward in the event
a project cannot be presented to the MAC and/or other public meeting"
Would you please describe what this amendment means?
Why would a project move forword without a public meeting?
What does "move forward" mean, forward to the BOS?
I am concerned that these amendments on pg 13&14 are attempting to
change how our county is open to receiving input from the residents.
Hally, thank you for your very well written presentation and for bringing it
to our MAC!
We appreciate you taking the time and being receptive of our comments.
Muriel Davis
3/29/22
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From:
Sent:
To:
Subject:

Steven Palmer <palmer.engineer@gmail.com>
Thursday, April 21, 2022 2:12 PM
Kally Kedinger-Cecil; Placer County Planning
[EXTERNAL] Comments on Proposed 2022 Zoning Text Amendments

Follow Up Flag:
Flag Status:

Follow up
Flagged

I have the following comments on the Proposed 2022 Zoning Text Amendments that were presented to
the Newcastle Ophir MAC on March 17, 2022.
1. Several of these changes are an attempt by County staff to eliminate community input and review by
MACs. I object to the reduction of community input in this manner.
2. I support leaving Residential Care Homes with 7 or more clients as an allowable use in the RA Zone
with an MUP. This would mean no change to the existing zoning text. Residential Care Homes are a
valuable and much needed resource for the community, and I do not see a reason to completely exclude
them from the RA Zone. It seems like the larger lot size would be valuable in dealing with a home with 7
or more clients.
3.I object to the elimination of the CUP requirement for cell towers and the substitution of
administrative approval. Cell towers always bring a lot of community input, especially in rural
areas. Eliminating the CUP requirement will remove all community input. This change shows the
community that the County does not value their input and will result in cell tower installation in rural
areas where they are not compatible. How will the County address the concerns of neighbors and the
community?
4. Delete Section 17.56.060(F)(4) "Antennase constructed such that they appear to be natural features
indiginous to the site (such as trees and rocks)." This one item alone is not enough to make a cell tower
"visually unobtrusive." While the camouflaging of cell towers as trees helps to reduce the visual impact,
it does not make them visually unobtrusive. They still stand out, especially in rural areas. For example,
a 100 foot pine tree (cell tower) is not indiginous to the oak woodlands and rolling foothills of Ophir.
5. Provide more detail in Section 17.56.060(F)(6) to better define what would make an antenna visually
unobtrusive and effectively unnoticeable. How far above the ridge or tree line can they extend? From
how many vantage points are they visible?
6. I object to modification of 17.60.090(B) as proposed. This section eliminates the opportunity for
community input to County initiated zoning text amendments at the MAC. This will reduce community
input opportunities.
Please make sure that my comments are included with any reports to the commission or the Board.
When is this scheduled for the planning commission?
Sincerely,
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Steve Palmer
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ATTACHMENT D
From:
Sent:
To:
Cc:
Subject:

Chuck-Muriel Davis <chamdavis@yahoo.com>
Tuesday, March 29, 2022 2:01 PM
Kally Kedinger-Cecil
Beverly Roberts
[EXTERNAL] 2022 Zoning Text Amendments - comments

Follow Up Flag:
Flag Status:

Follow up
Flagged

RE: 2022 Zoning Text Amendments
Hi Kally,
Here is a recap of what I was trying to convey at the MAC meeting on 3/22/22.
I hope you will consider my comments/concerns.
The page numbers refer to the presentation pages.
I really like the change to:
1) eliminate the care homes with 7 or more people from Residential Ag areas.(p 3)
2) expanding the public notice radius to include up to 30 nearby residents.(p 14)
I do have concerns for the following:
1) I had been concerned about the change of a Cell tower from a CUP to
Administrative Approval, but you said that would still require
a notice to neighbors.(p 7)
2) I wasn't clear about what 'reasonable accommodation' meant....
but I got the impression that this term relates to changes
to accommodate disabled and does not refer
to secondary housing. True? (p. 9)
3) In reference to pages 13 & 14:
--- What is defined to be a 'larger format'?
"Allow County-initiated amendments and rezonings to be
presented at a larger format"
A larger building or a larger meeting, like a town hall? (p 13)
If a project is county wide, like this zoning text, a local MAC is still
critical! In a town hall situation, the concerns of some residents could
get lost with the concerns of others. Even though the amendment
or rezoning is county-initiated, and maybe also county wide, they
could impact areas differently.
--- How is a Planning Director to know "the level of public interest"? (p 13)
"Planning Director to determine venue, format, and medium based
on scope of the amendment and level of public interest"
Many projects are within a certain area, so a town hall type meeting would not
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be appropriate because concerns of the residents of the area should be considered.
The MAC meetings provide that venue for residents impacted by a project.
This change to have public meetings determined by the Planning Director
based on "the level of public interest" is ludicrous. I don't believe
that mind reading is a skill set required for a planning director.
The county already has set up processes for what public meetings
should be held for which events; and the current process has worked.
The MAC is really the only local meeting which sends public
recommendations to the BOS. I believe this process works well.
--- I was surprised to see this amendment.....(p 13)
"Add language to require private projects to be noticed to the MACs
pursuant to Section 17.60.140: Public Hearings"
I had thought that certain private projects already go to the MAC.
In this amendment, what is meant by "private projects"?
For example, a project to add a cell tower wouldn't go to the MAC, right?
--- This amendment allowing the Planning Director to bypass a
process deemed necessary for the public benefit, does not seem right: (p 14)
"Enable larger public meetings for private projects instead of, or
in addition to, MAC meetings, at the discretion of the Planning Director"
Putting such power in one person seems counter to the other
amendment which says for projects go to the MAC.
Am I misunderstanding this amendment?
For example, a project like Bickford Ranch should not
bypass a MAC and go directly to the Planning Commission.
But, this amendment would allow that to happen.
--- This amendment about allowing a project to bypass the MAC or
possibly the Planning Commission is super vague: (p14)
"Clarify language for allowing a project to move forward in the event
a project cannot be presented to the MAC and/or other public meeting"
Would you please describe what this amendment means?
Why would a project move forword without a public meeting?
What does "move forward" mean, forward to the BOS?
I am concerned that these amendments on pg 13&14 are attempting to
change how our county is open to receiving input from the residents.
Hally, thank you for your very well written presentation and for bringing it
to our MAC!
We appreciate you taking the time and being receptive of our comments.
Muriel Davis
3/29/22

186

From:
Sent:
To:
Subject:

Steven Palmer <palmer.engineer@gmail.com>
Thursday, April 21, 2022 2:12 PM
Kally Kedinger-Cecil; Placer County Planning
[EXTERNAL] Comments on Proposed 2022 Zoning Text Amendments

Follow Up Flag:
Flag Status:

Follow up
Flagged

I have the following comments on the Proposed 2022 Zoning Text Amendments that were presented to
the Newcastle Ophir MAC on March 17, 2022.
1. Several of these changes are an attempt by County staff to eliminate community input and review by
MACs. I object to the reduction of community input in this manner.
2. I support leaving Residential Care Homes with 7 or more clients as an allowable use in the RA Zone
with an MUP. This would mean no change to the existing zoning text. Residential Care Homes are a
valuable and much needed resource for the community, and I do not see a reason to completely exclude
them from the RA Zone. It seems like the larger lot size would be valuable in dealing with a home with 7
or more clients.
3.I object to the elimination of the CUP requirement for cell towers and the substitution of
administrative approval. Cell towers always bring a lot of community input, especially in rural
areas. Eliminating the CUP requirement will remove all community input. This change shows the
community that the County does not value their input and will result in cell tower installation in rural
areas where they are not compatible. How will the County address the concerns of neighbors and the
community?
4. Delete Section 17.56.060(F)(4) "Antennase constructed such that they appear to be natural features
indiginous to the site (such as trees and rocks)." This one item alone is not enough to make a cell tower
"visually unobtrusive." While the camouflaging of cell towers as trees helps to reduce the visual impact,
it does not make them visually unobtrusive. They still stand out, especially in rural areas. For example,
a 100 foot pine tree (cell tower) is not indiginous to the oak woodlands and rolling foothills of Ophir.
5. Provide more detail in Section 17.56.060(F)(6) to better define what would make an antenna visually
unobtrusive and effectively unnoticeable. How far above the ridge or tree line can they extend? From
how many vantage points are they visible?
6. I object to modification of 17.60.090(B) as proposed. This section eliminates the opportunity for
community input to County initiated zoning text amendments at the MAC. This will reduce community
input opportunities.
Please make sure that my comments are included with any reports to the commission or the Board.
When is this scheduled for the planning commission?
Sincerely,
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Steve Palmer
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From:
To:
Cc:
Subject:
Date:

Amber Beckler
Andrea Dashiell; Nathan Herzog
General Woodward; Suzanne Jones; Michael Spelis
[EXTERNAL] Public Comment on May 12, 2022 10:30AM Timed Item - 2022 ZONING TEXT AMENDMENTS
WORKSHOP (PLACER COUNTY CODE CHAPTER 17)
Wednesday, May 11, 2022 7:31:42 AM

Hello Chair Herzog and Andrea,
Please accept my comments and share with the other Planning Commissioners for the
10:30AM timed item related to the 2022 ZTA workshop.
Overall, the changes outlined in the document are far more significant than what is described
as minor language cleanup and updates per state code. The scope of changes being requested
is much more expansive and material than the way it is characterized in the staff report.
Items 1 and 2 are being reiterated a second time since this was presented at the Granite Bay
MAC as an informational item earlier this year. Hopefully, the Planning staff has responses to
the open questions as it appears none of the proposed language in the ZTA was changed
based on the feedback during the MAC informational hearing.
1. Abuse of power and removal of local governing input - the proposed changes will put
the authority of public commenting on private projects at the hands of one sole
individual, the Planning Director. By making the MAC an optional venue, this is removing
effective public input process at the local level. The purpose of the MAC is to enable the
local community of residents and their representatives on the MAC to weigh in and
discuss the pros and cons of a project and how it impacts their community. Those
closest to the impacts should have a direct opportunity to make the advisory
recommendation. What is the justification for this change?
The proposed language, "The planning department shall transmit a copy of the project
application to the appropriate MAC, and shall request the MAC’s general review and
comment and/or at the discretion of the Planning Director, notice a public
meeting(s) to provide the public the opportunity to make comment. The
planning director will select the venue, format, and medium for the public
meeting based on the scope of the project and level of early interest by the
public." This proposed language allows the Planning Director to decide whether MACs

can review and make public comment vs taking it to a townhall or workshop. Townhalls
are unidirectional and presented in the perspective of the County, not the community
members. I understand the need to add additional venues for presenting project
information, I completely understand that. This should be standard in communicating
through multiple forums. This should be additive and not removing the MACs or making
them optional. What are the clear rules around what is considered significant, or has
enough public interest to go in front of various public forums? How is that measured
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and how is the County held accountable?
The language should be revised to remove the "OR" from "AND/OR" for the MACs or at
minimum at the discretion of the Supervisor in that district. The process can work and
will ultimately lead to better projects and outcomes for the community with the MACs
involved as a required step.
I know multiple MACs provided similar feedback related to the Planning Director having
sole power to decide whether MACs get to review and make advisory recommendations
via agenda actions. As far as I know, none of the feedback was in support of this change.
2. Group Homes of 7+ - the proposed changes to remove Group Homes of 7 or more as an
allowable use in Residential Agriculture is very positive. This use has been abused in
Granite Bay and has eroded the character of our community. It is appreciated that it will
no longer be allowed in Res-Ag. However, the proposed language now allows Group
Homes of 7+ to be in single family residential. County staff have been asked multiple
times to show the state code language where it requires Group Homes to be allowed in
residential zoning but the staff has not been able to provide this language. Group
Homes of 7 or more are consistent with Commercial multi-family use which is allowed.
These are commercial enterprises and is fitting in commercial zoning. My understanding
is that the state code only mandates that Group Homes need to be treated equally and
allowing this use of 7 ore more in multi-family Commercial would seem to meet that
requirement. What is the legal language and interpretation that shows this does not
satisfy the state mandate?
3. Stream/waterway setbacks - the proposed language moves man-made canals in line
with a 50-foot setback which makes sense. However, I do think the zoning code and the
PCCP should require 100-feet setback for intermittent streams. This enables protection
of these important riparian areas and acts as wildlife corridors in our ever changing and
more severely fragmented landscape.
4. Fence heights in residential areas should remain at 6 feet. The proposed update is to
increase that to 7 feet in residential areas. This will further degrade the open rural
character of rural residential communities like Granite Bay. The fence heigh standard
should remain at 6 feet. What is the justification for this and how is this related to
language and/or state mandates?
Thank you for your consideration.
Amber Beckler
Placer County resident
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From:
To:
Cc:
Subject:
Date:
Attachments:

Defend Granite Bay - A Community Association
Andrea Dashiell; Shirlee Herrington
GBCA; Alliance For Environmental Leadership; Judy Isaman; public-interest@live.com
[EXTERNAL] Item 2 Planning Commission Hearing 5/12/2022
Wednesday, May 11, 2022 12:27:20 PM
image.png

DEFEND GRANITE BAY

Planning Commissioners,
Please accept our comments on the proposed zoning text amendment changes.
Changes proposed appear to be more significant than clarifications, resolutions of conflicting codes and
conformance with newly adopted standards and state mandates. Requested changes impact aesthetics,
noticing of impacts to nearby properties and granting the Planning Director discretionary powers which
should be left to the Planning Commission and Board of Supervisors who are held directly accountable
to residents of the County.
1. While we are appreciative of removing residential care homes with 7 or more clients in
Residential Agriculture zoned districts, it was promised that the zta’s would provide guidance on
comparably sized projects within Residential Single Family. Can the Planning Commission
please have clarified the exact State language and explain how we can rely upon our local
jurisdiction to ensure that residential neighborhoods are not compromised with facilities not in
keeping with the size and intensity of the impacted neighborhood?
2. Regarding fencing and heights of retaining walls, what is the driving factor? Most recently a
project proposed within Granite Bay was objected to based on a 10 ft retaining wall since it
lacked respect for the natural topography and would allow for 100% grading of the subject
parcel. This leads to the ability to construct projects of a size and density not in keeping with
community plans and residents’ visions of their communities. How many requests for 10 ft
retaining walls have been submitted?
3. Fence height should be limited to 6 ft as Granite Bay has already been negatively impacted
in the Olive Ranch subdivision with a fence and berm exceeding that height recommended by
the DRC. This is an aesthetic issue being imposed upon residents across from the project.
4. Intermittent streams should be maintained at a 100 ft set back in rural communities. This
would allow for more sustainable wildlife corridors and reinforce community plan goals and
policies to remain rural and not feel overcrowded. The environmental benefits of larger setbacks
include greater water quality from run off, increased wildlife survival and a greater rural appeal.
5. “No amendment proposed by the county shall be invalid in the event it is not, for any
reason, reviewed in a public meeting prior to the hearing by the planning commission.” This is
in conflict with the intent for public input. The process in place is under 17.06.060
Development Review Committee. Placing the Planning Director in charge of this is granting
singular authority, removing public input and placing discretionary powers in the hands of an
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employee rather than to elected bodies held accountable by their constituents.
a. 17.06.060 A.1. “To review all administrative review, minor and conditional use
permit, variance, rezoning, zoning ordinance amendment applications, specific plans,
general plan amendments, and development agreements as a staff project review group
to advise the planning director, zoning administrator, planning commission and board
of supervisors on such applications.” How is this not circumventing due process?
b. We further request information as to why the DRC does not fall under the Brown
and Bagley Keene Open Meeting Act? As a codified, appointed committee, even
temporary committee, requires notification to allow the public to be included in
decisions which impact them.
c. “The planning director will select the meeting venue, format and medium based on
the scope of the amendment and level of early interest by the public.” This is subjective,
circumvents established processes and should not be up to the discretion of a single
individual.
6. Can Staff please clarify the term “Private Project”? Would this include projects such as
specific plans or only singular homes, office buildings, etc.?
7. “The planning director will select the venue, format, and medium for the public meeting
based on the scope of the project and level of early interest by the public. Noticing of the
meeting will be in compliance with the Brown Act. No private project shall be invalid in the
event it is not, for any reason, reviewed by the municipal advisory council or reviewed in a
public meeting prior to the hearing by the planning commission.”
a. This again places full authority up to the discretion of one individual who is not
held accountable. There are no assurances that the Planning Director has an
understanding of individual community reactions to projects and the process is once
again subjective. Supervisors should have a greater say in these projects than Planning

Defend Granite Bay Board and members
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From:
To:
Subject:
Date:

pneifer
Andrea Dashiell
[EXTERNAL] Public Comment for May 12 Zoning Text Amendment Planning Commission Workshop
Thursday, May 5, 2022 10:30:02 PM

May 5, 2022
This comments concerns the Zoning Text Amendment section changing Municipal Advisory
Commission protocol regarding agenda items presented at public MAC meetings.
There has been widespread opposition from MAC members and from the public regarding the
change granting the Planning Director sole authority to remove controversial or significant
projects from being presented at MAC meetings.
The amended Zoning Text allows the Planning Director to change current protocol and have
projects with a high level of public interest typically on MAC agendas, presented in a different
venue, without MAC recommendations.
The change allows projects to be removed from public MAC meetings and instead be
presented in another venue or format.
There is also no requirement that the public meeting in the new venue be held locally in the
community where the project is proposed.
Adding larger public meeting for project input is a good goal. The issue is with the term in the
new language that reads "instead of"!
It seems clear that holding one meeting instead of another does little to to increase public
input. Whereas, holding larger public meetings for private projects in addition to MAC
meetings is completely acceptable, without eliminating local community members' input by
eliminating MAC input.
Currently the text amendment reads:
"Enable larger public meetings for private projects instead of, or in addition to, MAC
meetings, at the discretion of the Planning Director. Planning Director to determine venue,
format, and medium based on scope of the amendment and level of public interest."
Removing the words "instead of" seems the correct action to take if the true purpose of this
text amendment is to increase public input.
Please forward my comments to the Planning Commissioners as public comment for the
Zoning Text Amendment on the May 12 meeting agenda.
Patty Neifer
Penryn resident
Horseshoe Bar/Penryn MAC
Pneifer@gmail.com
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Kally Kedinger-Cecil
From:
Sent:
To:
Cc:
Subject:

Chuck-Muriel Davis <chamdavis@yahoo.com>
Friday, May 13, 2022 10:19 AM
Kally Kedinger-Cecil; EJ Ivaldi; Andrea Dashiell
Jim Holmes; Beverly Roberts
[EXTERNAL] Thanks! - ZTA PC Workshop - 5-12-2022

Re: ZTA PC Workshop on 5-12-2022
To: Kally Kedinger-Cecil, E.J. Ivaldi, Planning Commissioners
Thank you for having the ZTA PC Workshop yesterday!!!
It was wonderful to see our planning commissioners representing their
constituents' many concerns about these ZTA proposals!
Thanks to the planning commissioners and to Kally for agreeing
that the MACs are very important and provide critical information
to both the planning department and the planning commissioners.
The proposed text amendments regarding code 17.60.090 seem to put
less emphasis on public notifications and public input and
take more power away from the public. This is disconcerting.
I agree with Mr. Woodward in his remarks about the extensions
of time on projects!
For example, the Penryn Townhomes project on Penryn Rd,
near I-80, was approved in 2007, 15 years ago!!!!
This project was again given an extension!
Sometimes, it seems like developers get a project approved in order
to increase the property value before selling. This Penryn Townhomes
property was up for sale even before the project was approved.
It does not seem proper for developers to propose a project unless they
are serious about developing the project.
I hope the planning department considers the possibility of reducing
the time that a project expires. Since the state law requires that projects be
given a time extension, why not reduce the county time limit?
Thanks again for this workshop and for letting the meeting be on Zoom,
so that we can attend, even though we were unable to attend in person!
Sincerely,
Muriel Davis
5/13/22
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From: Defend Granite Bay ‐ A Community Association <defendgb@gmail.com>
Sent: Tuesday, July 12, 2022 11:50 AM
To: David Kwong <dkwong@placer.ca.gov>
Subject: [EXTERNAL] Fwd: Item 4. 2022 CHAPTER 17 ZONING TEXT AMENDMENT ZONING TEXT AMENDMENT (PLN21‐
00153) ‐ July 14, 2022
Director Kwong,
I have been encouraged by a number of residents to forward our comments on the proposed zoning text amendments
being heard by the Planning Commission on Thursday. This is not the first incident of Staff presenting impactful policy
changes as technical corrections. Prior workshops which proposed reduced setbacks and minimum lot sizes, increased
heights and density/intensity and increased coverage from 35% to 75% were also described as technical corrections and
clarifications.
These sweeping changes are in direct conflict with multiple community plans and should require voter rather than Board
approval.
Thank you for taking our comments into consideration
Larissa Berry
President Defend Granite Bay

1
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‐‐‐‐‐‐‐‐‐‐ Forwarded message ‐‐‐‐‐‐‐‐‐
From: Defend Granite Bay ‐ A Community Association <defendgb@gmail.com>
Date: Mon, Jul 11, 2022 at 6:36 PM
Subject: Item 4. 2022 CHAPTER 17 ZONING TEXT AMENDMENT ZONING TEXT AMENDMENT (PLN21‐00153) ‐ July 14,
2022
To: Shirlee Herrington <SHerring@placer.ca.gov>
Cc: Suzanne Jones <suzannejones@placer.ca.gov>, GBCA <gbca@granitebay.com>, Alliance For Environmental
Leadership <Allianceforenviroleadership@gmail.com>, Judy Isaman <protectruralplacer@gmail.com>, <public‐
interest@live.com>

DEFEND GRANITE BAY

Planning Commissioners,
Thank you for the opportunity to comment on the proposed Chapter 17 Zoning Text Amendments.
What is being presented today has incorrectly been noticed to you and the public as zoning text amendments which
are “intended to improve internal consistency of the zoning code, to clarify and simplify implementation of the
Zoning Ordinance, to ensure consistency with recently adopted Housing and Habitat Conservation programs, and
to correct conflicting code sections.”
The county characterizes these changes as technical in nature rather than policy changes. This can be perceived as
violating the Brown Act by not disclosing that substantive changes are being made to zoning texts, obscuring new
policies that members of the public may oppose.
It should also be noted that a significant amount of correspondence, including an email from The Granite Bay
Municipal Advisory Council, was not included in the packet before you today.
Policy changes of significant undisclosed impacts and improperly identified as compliance with state law:
1) Allowable Land Uses and Permit Requirements – Sections 17.06.050, 17.20.010, 17.44.010 and
17.50.010
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o Add residential care homes with 7 or more clients as an allowable use in the Residential Single
Family (RS) zone district with a Minor Use Permit in accordance with recent changes to state law.
 Staff states that this change is being made to comply with California Civil Code section 51.
The Unruh Civil Rights Act which provides that “all persons within California shall be free
and equal, entitled to full and equal accommodations, advantages, facilities, privileges, or
services in all business establishments of every kind whatsoever; to not construe any right or
privilege; not requiring any construction, alteration, repair, or modification of any kind
whatsoever not otherwise required by law; and that any violation of the federal Americans
with Disabilities Act of 1990 is also a violation of this Act.”.
 There is no provision authorizing or requiring the establishment of seven or
more residential care homes in single family residential districts.
 Essentially, all persons are to be treated equally. Staff has added their own interpretation
and improperly identified that the State mandates 7+ group homes in Residential zoned
districts.
 Group homes of 7+ related to daily, weekly or monthly habitation are typically recognized
as boarding houses and inappropriate for residential neighborhoods with inadequate parking
and unmitigable traffic impacts.
 As such, this should require a CUP rather than an MUP, placing the determination in the
hands of elected officials rather than a county employee.
 Public noticing of this magnitude would most assuredly have had more public
participation to ensure that group homes of 7+ were not atypical in bulk and size for
any given neighborhood.
2) 17.54.020 Height Limits and Exceptions. Changes to heights is again clearly a change in policy rather
than an internal consistency.
o The height of a retaining wall and fence may be up to ten feet in height if approved by the
granting authority as part of the project design.
 It should be noted that a 10-foot retaining wall was adamantly opposed on a proposed
office complex on Berg in Granite Bay. (Emphasis added)
3) Section 17.54.145 Watercourse setbacks and stream system boundary standards.
o Reducing setbacks to 50ft from intermittent streams is consistent with the PCCP, however, this
reduction in setback may not be individual community desires as it does not promote healthy
wildlife corridors and may impart a reduced rural aesthetic.
4) 17.60.090 Chapter or plan amendments and or rezonings.
o County initiated amendments have not been clarified as to whether these override individual
community plans. A sweeping policy change of this nature should require a vote on a ballot rather
than approval by the Board of Supervisors. This is granting new authority and is not a technical
correction.
3
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o B (1).The planning director will select the meeting venue, format and medium based on the scope
of the amendment and level of early interest by the public.
 The Planning Director should not be granted the authority to make arbitrary and
capricious decisions as to the level of interest of the public.
 This is a sweeping policy change rather than a consistency or technical issue.
5) 17.60.140 Public hearings A (6)
o The planning director will select the meeting venue, format and medium based on the scope of
the amendment and level of early interest by the public.
 The Planning Director should not be granted the authority to make arbitrary and
capricious decisions as to the level of interest of the public.
 This is a sweeping policy change rather than a consistency or technical issue.

Please accept our comments as part of the administrative record
The Defend Granite Bay Board and members
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