DEVELOPMENT
REVIEW COMMITTEE
STAFF REPORT

April 28, 2026

PROJECT SUMMARY

Application Number: 25PLN-0011

Subject: AT&T Telecommunication Facility

Applicant: Nick Tagas, 51 Wireless — On behalf of AT&T
(Applicant/Representative)/Nick Hayhurst (Property Owner)

Location/APNs: 109 Bank Street, Grass Valley, CA 95945 (APN: 008-373-
018), located on the south side of Bank Street and
immediately adjacent to the west of the Bank Street/Tinloy
Street intersection. Located 550-feet northeast of the Safeway
shopping center. Located on the west side of State Highway
49/20.

Current Zoning/General Plan: Town Core (TC)/ Commercial (C)

Entitlements: Use Permit and Minor Development Review

Environmental Status: Initial Study/ Mitigated Negative Declaration

Prepared by: Vanessa Franken, Associate Planner

RECOMMENDATION

Staff recommends that the Development Review Committee recommend that the

Planning Commission take the following actions:

1. Adopt Planning Commission Resolution 2026-01, adopting the Initial Study/Mitigated
Negative Declaration, pursuant to Sections 15074 and 15097 of the California
Environmental Quality Act (CEQA) and Guidelines, as detailed in the staff report; and

2. Adopt Planning Commission Resolution 2026-02, approving the Use Permit and Minor
Development Review for the installation of a 65-foot camouflaged telecommunication
facility as presented in the staff report and in accordance with the Conditions of
Approval.

BACKGROUND

The project parcel is zoned as Town Core (TC). The Grass Valley 2020 General Plan
identifies the site as Commercial (C). No specific plans, special designations, historic
overlays, or adopted conservation plans apply to the site.

The project parcel is 2.49-acres in size. The proposed lease area is to be within a currently
developed parking lot of an existing multi-story commercial hotel (Gold Miners Inn) and
additional ground level commercial tenants. The property is developed with a large, paved
parking lot making up a majority of the parcel, which includes downcast lighting for parking
lot use. There is an existing accessory building, a small tuff shed, used for hotel storage
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use within the parking lot. The property is bordered and interspersed with parking lot
landscape; shrubs, low-maintenance native vegetation, and trees. Two commercial
driveway access points exist on site for ingress/egress off Bank Street, a City maintained
road. The project parcel is served by public water and sewer. Directly northeast of the
project parcel, approximately 66-feet, is a portion of Wolf Creek. Wolf Creek flows north
to south, the creek then runs through existing culverts underground before navigating to
the Wolf Creek South Fork. The Wolf Creek South Fork is located 250-feet southeast from
the project parcel. The proposed project area is on the street level while the Wolf Creek
is below the street surface and flows through a box culvert.

Adjacent directly east of the project parcel is Tinloy Street, directly east of Tinloy Street
is State Highway 49/20 which runs overhead a portion of Grass Valley. CalTrans
confirmed the adjacent State Highway 49/20 is approximately 23-feet in vertical height.

The project site is located within the City’s adopted 1872 Historic Townsite. Within the
townsite, the project site falls within the City of Grass Valley downtown area. The project
property is immediately adjacent to the City’s adopted “Historic Combining District’/zone,
the historic downtown that is within the vicinity. There is no historic overlay on the project
property and there is no historical significance related to existing structures on site.
Immediate neighbors to the project property are described below.

Surrounding Land Uses:

» North: Directly north of the project parcel is an existing commercial restaurant on one
parcel and an existing dentist office on one parcel.

e Zoned Town Core (TC), with a General Plan designation of Commercial (C), and is
a part of the City’s adopted Historic Combining District.

» South: Directly south of the project parcel is the Neal Street and South Auburn Street

junction point that intersects with Tinloy Street, directly below State Highway 49/20.
No zoning/general plan designation; roads are city maintained roadways.

» West: Nine parcels abut the eastern property line. Amongst the neighboring parcels
exists a gas station, a restaurant, a dry cleaner facility, a commercial gym,
professional service offices and an investment/banking institution.

e Zoned Town Core (TC) with a General Plan designation of Commercial (C).

> East: Directly adjacent is Tinloy street and the overhead State Highway 20/49

¢ No zoning/general plan designation; roads are City-maintained roadways.

In February 2023, the applicant applied for a Use Permit (23PLN-0003) to locate a
wireless telecommunications facility on the roof of the Masonic Lodge at 126 South
Auburn Street. Historic Commission still concluded that the presence of the structures on
the roof of the building would alter the historical character of this Priority 1 structure in the
city’s historical inventory and recommended the applicant seek another location. The
Gold Miners Inn property was sought for a roof top located wireless telecommunications
facility as well. The Planning Commission approved the roof-top location at their meeting
April 16, 2024 (23PLN-0043), but ultimately, the applicant determined the building was
structurally incapable of supporting the facility.
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PROJECT PROPOSAL

The project consists of a Major Use Permit application that details a request to construct
a wireless telecommunications facility camouflaged as a clock tower within the existing
hotel parking lot. The facility is to be unmanned with occasional maintenance trips for
service on the facility.

While the applicant proposes an approximately 73-foot tall (to top antennas), to be
encased in a clock tower camouflage that creates a total height of 81-feet and 2-inches
(to top of tower) for consideration, Planning staff recommends approval of a reduced
height of 65-feet (to top of antennas) to better align with surrounding development scale
and visual character, and which appears to meet basic coverage needs of the applicant.

The wireless telecommunication facility includes:
> (441 SF) ground-level lease area (project area) within the parking lot.
> The clock tower is to be comprised of multiple levels; the ground level, the first level,
the second level, and the third level.
e Ground level: Floor area is comprised of two parking spaces and the four
footings of the tower, which will be camouflaged as brick columns.
e Firstlevel/ “equipment level”: Consists of tower equipment, battery cabinets are
stored here with fiber cables running up conduits to reach the above levels.
e Second level/ “landing platform” An access level with fiber cables running
vertically.
e Third level/ “antenna level”: due to the housing of tower antennas.
e Screened equipment cabinets and utility connections within proposed clock
tower.
> Utilization of the existing hotel emergency standby generator, to include back up
camlock generator within lease area.
> Antenna arrays concealed within the upper portion of the clock tower.
> Design Features: Exterior architectural features designed to resemble a traditional
clock tower, including:
e Sloped roof form
Decorative fagade elements
Operable/non-illuminated clock face
Two styled types of faux windows for interest (arched and rectangular)
Horizontal X-pattern lattice detailing resembling a balcony
Designed with the 1872 Historic Townsite Guidelines
Design guidance from Julie V. Brooks, Grass Valley Museum and Cultural
Center
e Proposed design may be viewed on Project Plans (Attachment 7); from
Application Submittal 4 (14 Pages).
e Tower photo simulations may be viewed on Attachment 8

Electromagnetic Energy & Radiofrequency:

The Federal Communications Commission (FCC) is the government agency responsible
for the authorization and licensing of facilities such as cellular towers that generate RF
radiation. Radiofrequency (RF) radiation emanates from antenna on cellular towers and
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is generated by the movement of electrical charges in the antenna. The energy levels it
generates are not great enough to ionize, or break down, atoms and molecules, so it is
known as “non-ionizing” radiation. It should be noted that Section 704 of the
Telecommunications Act of 1996 states that, “No State or local government or
instrumentality thereof may regulate the placement, construction, and modification of
personal wireless service facilities on the basis of the environmental effects of radio
frequency emissions to the extent that such facilities comply with the Commission's
regulations concerning such emissions”. An Electromagnetic Energy & Radiofrequency
(EME-RF) Report was submitted as part of the application (Attachment 12).

» Maximum Permissible Exposure (MPE) is the maximum exposure of Radio Frequency
(RF) radiation allowed by the FCC for people; 100% is the limit and anything below
100% is compliant. Pursuant to federal law, the City’s review of RF emissions is limited
to compliance with FCC standards.

e From ground level, exposure is 11.96% of the limit (MPE); 88% below the
maximum allowed.

e From the adjacent hotel upper roof, exposure is 8.563% of the limit (MPE); ~91%
below the maximum allowed.

e Various levels of exposure may be viewed on Page 8 of (Attachment 12).

Fire and Flood Protection:

The majority of the project parcel is not within a fire severity zone; Only a portion of the

northeast corner falls within a “moderate fire hazard severity area”, as designated by Cal-

Fire. The property is considered to be within a Local Responsibility Area. There is typical

parking lot landscape (shade trees/shrubs) near the project area, the project proposal

does not include a standby generator at this time. The City of Grass Valley Fire Marshal
reviewed the project and provided Conditions of Approval (COA) about the construction
and operation of the telecommunication tower that have been incorporated into this

project (Attachment 13).

» Fire COA #3 requires non-combustible 2-hour rated exterior walls, fire resistive
enclosed eaves, class “A” roofs with edge protection, and fire-rated protected
openings. As a pre-cautionary measure.

» Fire COA #5 requires a minimum 30-foot fuel modification/defensible space around
the project lease area.

» Fire COA #6 regulates any emergency/uninterrupted power supplies to be in
accordance with the National Fire Protection Association standards.

» Fire COA #7 requires local approval of Fire Protection Systems and Equipment.

There is a Federal Emergency Mandate Agency (FEMA) designated Flood Zone on the
project parcel, “Zone X”; "0.2 Annual Flood Chance Hazard, Areas of 1% annual chance
flood with average depth less than one foot or with drainage areas of less than one square
mile. For development to occur, a flood elevation certificate stating the lowest finished
floor elevation is over the 1-foot flood hazard level, per Condition of Approval.

Access: Access to the site is via two commercial driveway encroachments along Bank
Street and internal circulation. No new access points are proposed. No significant traffic
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is anticipated due to the facility. Typical construction traffic is temporary, and the
operational phase of the facility will include maintenance technicians visiting the site, 1-5
times a year or as needed.

Parking: A total of 149-vehicle parking spaces are existing on site in conjunction with the
building. Of the existing parking spaces, a total of two parking spaces will be replaced
with the proposed (441 SF) lease area. The ground floor of the lease area is to remain as
two compact parking spaces. Remaining parking meets the required minimum for the
developed project property.

Landscape and Lighting: Typical parking lot landscape fingers and perimeter areas
surround the project parcel; a landscaped area is directly northwest and to the east of the
project area. The area is comprised of parking lot shade trees and shrubs. Removal of
any vegetation within 30-feet of the facility is required, per Fire Marshal review.

Utilities: The City of Grass Valley currently provides water/wastewater services to the
developed project property. Electricity provider is PG&E. The site is and will continue to
be served by the City of Grass Valley Fire and Police Departments.

ZONING AND GENERAL PLAN CONSISTENCY

The following discussion evaluates the project’s consistency with the Grass Valley 2020
General Plan. The intent of this section is to demonstrate that the proposed wireless
facility meets required standards of Chapter 17.46 — Telecommunications Facilities. The
subject telecommunications facility is allowed subject to approval of a Major Use Permit.

The project parcel is zoned as Town Core (TC). The Grass Valley 2020 General Plan
identifies the site as Commercial (C). The Commercial (C) General Plan designation is a
broad category, intended to encompass all types of retail commercial/commercial service
establishments. Per Section 17.21.030 — Purposes of the Traditional Community
Development Zones, the primary intent of the TC designation is to strengthen the mixed-
use, pedestrian-oriented nature of the existing historic downtown. The secondary intent
is to establish secondary mixed-use, pedestrian oriented centers within large, regional
districts that are likely to redevelop in the mid and long term.

Per Section 17.21.040 — Town Core Standards, the maximum height of a structure in the
TC zone is 45-feet. The proposed height exceptions are permitted where necessary to
meet operational requirements (Section 17.46.060 — Facility Design and Standards).
Required Findings of Approval (#1), requires the hearing body to make the following
finding to approve the Use Permit; “The height of the tower is no taller than necessary to
meet the technical requirements of the proposed wireless communication system”.
Application items such as Alternative Site Analysis and Coverage Maps may be
referenced to justify the proposed height. The proposed wireless facility is approximately
73-feet tall (to top antennas), to be encased in a clock tower camouflage that creates a
total height of 81-feet and 2-inches (to top of clock tower roof point). Planning staff
recommends the consideration of approval for the tower at a height of 65-feet, for which
the applicant provided coverage maps. Planning staff recommends the height of 65-feet
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based on a marginal difference in anticipated coverage between the proposed and
recommended height of 65-feet. Provided Coverage Maps detail clock tower coverage at
65-feet and 70-feet in height (Attachment 9).

Section 17.46.060.A.b also requires “A ground-mounted communication facility (including
towers and antennas) [to] be located as far as possible from all property boundaries and
set back from the property line at a ratio of one and one-half horizontal feet for every one
foot of height, where feasible. The wireless facility/clock tower is a total of ~81-feet in
height, the required setback is 121.5-feet (81’ x 1.5’ = 121.5’). The Municipal Code allows
for a setback reduction for a tower by a minimum of 25-feet from property lines
(17.46.060.A.c), the tower has a proposed setback of 45-feet. Planning/City staff provided
a list of alternative sites that could be considered for the facility to the applicant, the
applicant and team provided a response as to why these sites did not work (Attachment
11).

The project supports and is consistent with goals and objectives of the City of Grass

Valley 2020 General Plan. A “goal” expresses a general community value, while an

“objective” represents a specific outcome or intermediate step toward achieving that goal.

The applicable goals and objectives and the project's consistency with each are

discussed below.

» Safety Goal (1-SG): Reduce the potential risk of death, injury property damage, and
economic/social dislocation resulting from hazards

e Safety Objective (1-SO): Assurance of a high level of protection from geologic and
seismic hazards for all residents, structures and vital services.

e Consistency: The project will require the issuance of a building permit and will be
designed/reviewed and constructed in compliance with applicable current State
Building/Fire Code regulations - assuring structural safety, and Federal
Communication Commission (FCC) regulations — electromagnetic energy and
radio frequency levels (Attachment 12), are safe at ground and vertical height
levels. Local regulation through the Nevada County Environmental Health Dept.
for oversight on the hazardous material amounts associated with the facility
(lithium-ion batteries) was deemed to be less than threshold amounts and the
requirement of Certified Unified Program Agency (CUPA) are non-applicable
(Attachment 6).

» Land Use Policy (32-LUP): Encourage development of state-of-the-art
telecommunications infrastructure to attract new employers and serve the needs of
the telecommuter.

e Consistency: The proposed telecommunications facility supports General Plan
Policy 32-LUP, which encourages the development of modern
telecommunications infrastructure to attract employers and provide improved
service to local employers/remote employees to work from home.

Further consistency with the General Plan is required, with respect to aesthetics and

reflection of City character, to be determined by the hearing authority. Scenic views may
consist of natural features or notable structures, the City of Grass Valley 2020 General
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Plan — Chapter 2, Vision Statement, calls out the high aesthetic priority of “entryways to
and highway corridors through town” (PDF Page 17). The project site is located within the
City’s 1872 Historic Townsite, adjacent to the City’s historic downtown district, and within
an area identified in the General Plan as part of a “scenic corridor’; associated with the
adjacent State Highway 49/20 (General Plan, PDF page 87). The City has locally
identified this adjacent highway corridor for scenic consideration. The adjacent highway
is not a State designated as a scenic highway.

Section 17.72.060 — Use Permits and Minor Use Permits and 17.46.040 — Permit
Requirements, of the Municipal Code requires the Planning Commission to make
specific findings before it acts on a use permit. The Findings are contained in the
Findings Section below.

ENVIRONMENTAL DETERMINATION

An Initial Study/Mitigated Negative Declaration (IS/MND), was prepared to examine
potential areas of impact resultant from this project (Attachment 15). The project was
routed internally and externally for agency review and comments. Comments received
have been incorporated into the project as Conditions of Approval and/or Mitigation
Measures. A “Public Notice of Intent to Adopt a Mitigated Negative Declaration and Notice
of Public Hearing” were mailed to property owners within a 300-foot radius of the site and
published within The Union newspaper, per State statute. A 30-day review/public
comment period on the draft Initial Study/ Mitigated Negative Declaration began on April
16, 2026 through May 18, 2026 (State Clearing House Number: 2026040727). Tribal
consultation on the discretionary project was conducted. At the time this staff report was
published (4/22/2026), no comments have been received. A “Notice of Public Hearing”
for the project and future Planning Commission hearing (meeting date of: 5/19/2026) was
prepared and posted pursuant to the CEQA Guidelines and State law; Public Notice
(public comment period) posting dates of 5/5/2026 — 5/14/2026. The Notice of Public
Hearing were mailed to property owners within a 300-foot radius of the site and published
within The Union newspaper. At the time this staff report was published (4/22/2026), no
comments have been received.

Based on the analysis contained in the draft Initial Study/Mitigated Negative Declaration
(Attachment 15), the proposed project would result in less-than-significant impacts with
mitigation incorporated for select environmental resource areas. Mitigation Measures
3A, 4A, 5A,9A, 10A, 13A, 18A, and 19A have been identified and are required to reduce
potential impacts to a level that is less than significant, per Mitigation Monitoring and
Reporting Program (Attachment 14).

> Measure 3A requires the reduction of construction equipment idling time with he
intention to reduce emissions.

> Measure 4A requires professionally prepared construction plans to assess
associated tower footings and potential impact to Wolf Creek and/or local culverts.

» Measure 5A requires consultation should cultural materials be discovered during
construction.

> Measure 9A requires hazard warning signage to advise the general public the
facility.
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> Measure 10A reiterates the need for engineered construction plans as well as a
Flood Elevation Certificate, per Federal Emergency Management Agency (FEMA).

» Measure 11A requires potential noise associated with the facility will be subject to
City noise standards, (Chapter 8.28 - Noise). Measure 18A

> Measure 18A requires construction work to halt if a cultural discovery is made.

> Measure 19A requires appropriate disposal of any hazardous waste and
vegetation.

» The project site is a completely developed commercial site within an existing
commercial corridor, surrounded by a substantial amount of urban uses. The project
site has no value as habitat for endangered, rare, or threatened species.

» The proposed project would not result in significant traffic impacts as operational
traffic from the facility will consist of occasional maintenance trips. The project site is
served by existing public roadways and is developed with existing internal
circulation.

> Anticipated effects to air quality, associated with anticipated traffic, are deemed as
negligible in that construction-related emissions would be temporary and subject to
compliance with applicable dust control and emission reduction measures required
by the City and applicable air quality regulations. Operational emissions would be
negligible due to operational traffic levels.

» The site is fully developed and served by existing utilities and stormwater
infrastructure. The project does not propose expansion of the site footprint or new
impervious surface areas that would adversely affect drainage or runoff patterns. All
development would comply with applicable stormwater and water quality
requirements.

FINDINGS

The proposed project meets the required findings of 17.46.040 — Permit Requirements ,
Section 17.72.060.F — Use Permits and Minor Use Permits, and Section 17.72.030 —
Development Review Permits, to include listed standard findings.

1. The Use Permit and Minor Development Review application (25PLN-0011) was
received by the City of Grass Valley on March 26, 2025 and paid on April 07, 2025.

2. The City of Grass Valley Development Review Committee reviewed the Use Permit
and Minor Development Application (25PLN-0011) at their regular meeting on April
28, 2026.

3. The City of Grass Valley Planning Commission reviewed the Use Permit and Minor
Development Review application (25PLN-0011) at their regular meeting on May 19,
2026.

The proposed project meets the required findings (4 — 8) of Section 17.46.040 — Permit
Requirements, for the proposed Telecommunication Facility:

4. The height of the tower is no taller than necessary to meet the technical
requirements of the proposed wireless communication system;
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e The proposed telecommunications facility, as recommended by Planning staff at
a height of 65 feet, is no taller than necessary to meet the technical
requirements of the wireless telecommunication facility. Submitted coverage
maps and demonstrate that the reduced height provides sufficient coverage to
address the identified service gap in the area, while minimizing visual impacts.
The recommended reduction from the applicant’s proposed height reflects a
balance between operational needs and compatibility with the surrounding built
environment.

. The applicant has agreed to accept proposals from future applicants to collocate at
the approved site;

e The applicant has indicated that the facility will be designed to accommodate
future collocation opportunities, consistent with industry standards and City
requirements. Collocation reduces the need for additional telecommunication
facilities within the community and supports efficient use of infrastructure.

. The project as proposed is necessary for the provision of an efficient wireless
communication system;

e The project is necessary to improve wireless service coverage and network
reliability within the surrounding area. The facility is intended to address an
identified gap in service and enhance connectivity for residents, businesses, and
emergency communications. The recommended 65-foot height allows the facility
to function effectively while reducing potential visual impacts.

. The communication facility will not adversely impact the character and aesthetics of

any public right-of-way; and

e The facility is designed as a camouflaged clock tower incorporating architectural
features intended to reflect the character of the surrounding area and the City’s
historic context. With the recommended reduction in height to 65-feet, the facility
is more proportionate to existing nearby structures and reduces visual
prominence from public viewpoints, including adjacent roadways. Design review
through the Development Review Committee and Planning Commission ensures
that the final design is compatible with the visual character of the area.

. The communication facility complies with all applicable requirements of this chapter.

e The proposed telecommunications facility, as conditioned, complies with the
applicable development standards of Chapter 17.46 of the Municipal Code.
Where strict compliance is not feasible, such as setback requirements on a fully
developed site, the project satisfies the intent of the code through site design,
placement, and architectural camouflage. The recommended height reduction
further supports consistency with applicable standards.

The proposed project meets the required findings (9 — 11) of Section 17.72.060 — Use
Permits and Minor Use Permits, for the Use Permit application:
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9. The proposed project is consistent with the general plan and any applicable specific
plan;

The project is consistent with the Grass Valley 2020 General Plan, including
Land Use Policy 32-LUP, which encourages development of modern
telecommunications infrastructure to support economic development and
telecommuting. The facility also aligns with safety goals by supporting reliable
communication systems. The recommended 65-foot height helps ensure visual
compatibility with existing development in the surrounding area while
maintaining functionality.

10.The proposed project is allowed within the applicable zone and complies with all
other applicable provisions of this development code and the Municipal Code; and

Telecommunications facilities are permitted within the Town Core (TC) zone
subject to approval of a Use Permit. The project, as conditioned and with the
recommended height of 65 feet, complies with applicable provisions of the
Municipal Code, including Chapter 17.46, and meets the intent of development
standards.

11.The design, location, size, and characteristics of the proposed project are in
compliance with any project-specific design standards in effect and any standards
and guidelines for development review permits which may be established from time
to time by the council.

The project has been designed to incorporate a clock tower fagade designed
with architectural features consistent with the 1872 Historic Townsite Design
Guidelines, additional guidance from a local historian, and the existing hotel
building, intended to reduce visual impacts. The recommended reduction in
height improves proportionality with nearby development and supports
compliance with applicable design guidelines and review standards.

The proposed project meets the required findings (12 — 14) of Section 17.72.030 —
Development Review Permits, for the Minor Development Review application:

12.The proposed project is consistent with the general plan and any applicable specific
plan;

The proposed project is consistent with the Grass Valley 2020 General Plan, to
include policies supporting infrastructure development and community safety.
The recommended 65-foot height ensures the project remains compatible with
surrounding development while meeting operational needs.

13.The proposed project is allowed within the applicable zone and complies with all
other applicable provisions of this development code and the Municipal Code;

The project is permitted within the Town Core (TC) zone subject to
discretionary/Use Permit approval and complies with applicable Municipal Code
provisions, including development standards and telecommunications facility
requirements.
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14.The design, location, size and characteristics of the proposed project are in
compliance with any project specific design standards in effect and any standards
and guidelines for development review permits which may be established from time
to time by the council.

e The design, location, and scale of the proposed telecommunications facility,
including the recommended 65-foot height and clock tower camouflage, are
compatible with the surrounding built environment. The project has been
reviewed for consistency with applicable design standards and will be subject to
Conditions of Approval to ensure continued compliance.

15.The Development Review Committee and Planning Commission have reviewed the
project in compliance with the California Environmental Quality Act (CEQA) and
State CEQA Guidelines. An Initial Study / Mitigated Negative Declaration (IS/MND)
was prepared and circulated for public review pursuant to CEQA Guidelines §15073.
After considering the whole record, including the IS/MND and any comments
received, the Committee/Commission finds there is no substantial evidence that the
project, as mitigated, will have a significant effect on the environment and that the
IS/MND reflects the City’s independent judgment and analysis. The
Committee/Commission further finds that a Mitigation Monitoring and Reporting
Program (MMRP) has been prepared and will be implemented in accordance with
CEQA §15097 to ensure that all adopted Mitigation Measures are carried out.

ATTACHMENTS
1. Resolution 2026-01 (Initial Study/Mitigated Negative Declaration)
2. Resolution 2026-02 (Use Permit and Minor Development Review)
3. Vicinity Map
4. Aerial Map
5. Universal Application
6. Nevada County Environmental Health — Comment Letter
7. Project Plans — Complete Development Plans (Submittal 4 - 14 Pages)
8. Tower Photo simulations (Submittal 4)
9. Coverage Map (Submittal 4)

10. Alternative Site Analysis (Submittal 3) — Co-Location and Alternative Analysis
11.Alternative Site Analysis (Submittal 4)- Response from Applicant (Requested by
City Staff)
12.Electromagnetic Energy & Radiofrequency (EME-RF) Report (Submittal 4)
13.Draft Conditions of Approval
14.Mitigation Monitoring and Reporting Program (MMRP)
15. Draft Initial Study/Mitigated Negative Declaration (State Clearing House Number:
2026040727); Published April16, 2026
e Document may be viewed at:
e https://www.grassvalleyca.gov/sites/main/files/file-
attachments/1. draft ismnd - ceqa_ submit.pdf?1775750375
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RESOLUTION NO. 2026-01

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF GRASS VALLEY
ADOPTING THE MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING
AND REPORTING PROGRAM FOR A USE PERMIT AND MINOR DEVELOPMENT
REVIEW PERMIT TO ALLOW A CAMOUFLAGED TELECOMMUNICATION FACILITY AT
109 BANK STREET (PLN25-0011)

WHEREAS, the City of Grass Valley is the Lead Agency for the Use Permit and
Development Review Permit to authorize a 65-foot high telecommunication tower at 109 Bank
Street development (APN: 008-373-018) proposed by 51 Wireless, LLC on behalf of AT&T (the
Project), File no. 25PLN-0011; and

WHEREAS, the City prepared a Mitigated Negative Declaration (MND) in accordance
with the California Environmental Quality Act (CEQA), Public Resource Code §21000 et seq,

and the CEQA Guidelines to evaluate the potential environmental impacts of the Project (SCH
No. 2026040727); and

WHEREAS, the MND analyzed the reasonably foreseeable physical environmental
impacts of the entire Project and concluded that, with implementation of required mitigation
measures, the Project would not result in significant environmental impacts; and

WHEREAS, the City prepared a Mitigation Monitoring and Reporting Program (MMRP)
in compliance with CEQA Guidelines §15097, to ensure implementation of all mitigation

measures identified in the MND; and

WHEREAS, the City circulated the MND for public review from April 16, 2026 through
May 18, 2026, for which no comments were submitted which required responses in
accordance with CEQA, and determined that no substantial revisions were required to the
MND as presented; and

WHEREAS, on May 19, 2026, the Planning Commission conducted a duly noticed
public hearing on the Project, and considered the MND and the Mitigation Monitoring and
Reporting Program (MMRP).

NOW, THEREFORE, BE IT RESOLVED that:

1. The City Council finds that the MND, Exhibit A, has been completed in compliance
with CEQA; and

2. The Planning Commission has independently reviewed and considered the MND
and the MMRP prior to making a decision on the Project; and

3. The MND reflects the City’s independent judgement and analysis; and

There is no substantial evidence in the record that the Project, as mitigated, will
have a significant effect on the environment; and

5.  All Mitigation Measures described in the MND are fully enforceable through the
MMRP, Conditions of Approval, or other adopted mechanisms.

1



ADOPTED as a resolution of the Planning Commission of the City of Grass Valley at a
regular meeting held on the __ day of 2026 by the following vote:

AYES:

NOES:

ABSENT:

NOT VOTING:

Ari Brouilette, Chair
City of Grass Valley

ATTEST:

Taylor Whittingslow, Deputy City Manager
City of Grass Valley

APPROVED AS TO FORM:

David Ruderman, City Attorney
City of Grass Valley

Exhibit A: Conditions of Project Approval and Mitigated Monitoring and Reporting Program
(25PLN-0011)



RESOLUTION NO. 2026-02

A RESOLUTION OF THE GRASS VALLEY PLANNING
COMMISSION APPROVING A USE PERMIT AND MINOR
DEVELOPMENT REVIEW PERMIT TO ALLOW A
CAMOUFLAGED TELECOMMUNICATION FACILITY AT A 65-
FOOT HEIGHT AT 109 BANK STREET

WHEREAS, the City of Grass Valley received an application for a use permit and
minor development review permit on March 26, 2025, with payment made on April 7, 2025
with a proposal for a telecommunication facility at 109 Bank Street (25PLN-11); and

WHEREAS, the City of Grass Valley Development Review Committee reviewed the
Use Permit application (25PLN-0011) at their regular meeting on April 28, 2026; and

WHEREAS, City of Grass Valley Planning Commission reviewed the Use Permit and
Minor Development Review application (25PLN-0011) at their regular meeting on May 19,
2026; and

WHEREAS, the 65-foot height of the tower is no taller than necessary to meet the
technical requirements of the proposed wireless communication system as supported by the
coverage maps submitted by the applicant, which demonstrated that the identified service
gap is covered by the facility at this height; and

WHEREAS, the applicant has agreed to accept proposals from future applicants to
collocate at the approved site based on their submittal which indicates that the facility will be
designed to accommodate future collocation opportunities, consistent with industry standards
and City requirements; and

WHEREAS, the project as proposed is necessary for the provision of an efficient
wireless communication system as indicated by the coverage gap maps showing that the
facility will enhance connectivity for residents, businesses, and emergency communications;
and

WHEREAS, the 65-foot-high communication facility will not adversely impact the
character and aesthetics of any public right-of-way because the camouflaged treatment as a
clock tower incorporates features intended to reflect the character of the surrounding area
and the City’s historic context, and is only marginally higher than surrounding buildings; and

WHEREAS, the communication facility as conditioned, complies with all applicable
requirements of Chapter 17.46 including height limitations of the Municipal Code which allows
the height of communication towers to be “no taller than necessary to meet the technical
requirements of the proposed communication system; and

WHEREAS, the proposed communication tower is consistent with the general plan
including Land Use Policy 32-LUP, which encourages development of modern
telecommunications infrastructure to support economic development and telecommuting, as
well as safety goals by supporting reliable communication system; and

194778.1



WHEREAS, the proposed project is allowed within the applicable zone and complies
with all other applicable provisions of this development code and the Municipal Code
because telecommunication facilities are permitted within the Town Core (TC) zone subject to
approval of a Use Permit, and because even though the facility does not comply to the 30-
foot height limit applicable to ancillary buildings, the applicant has demonstrated that the
tower is “no taller than necessary to meet the technical requirements of the communication
system” as required by Chapter 17.46 of the Municipal Code;” and

WHEREAS, the design, location, size, and characteristics of the proposed project are
in compliance with any project-specific design standards in effect and any standards and
guidelines for development review permits which may be established from time to time by the
council because the project has been designed to incorporate a clock tower fagade designed
with architectural features consistent with the 1872 Historic Townsite Design Guidelines with
an intension to reduce visual impacts, and because the 65-foot height recommended by staff
improves proportionality with nearby development as compared to the 81-foot proposed
height, and supports compliance with applicable design guidelines and review standards; and

WHEREAS, the proposed communication facility is consistent with the Grass Valley
2020 General Plan, supporting policies for infrastructure development and community safety,
as well as supporting neighborhood compatibility with the shorter tower height proposed by
the applicant; and

WHEREAS, the proposed project is allowed within the Town Core (TC ) zoning
designation subject to approval of a Use Permit and applicable Conditions of Approval and
Mitigation Measures as shown in Exhibit A (Staff Report Attachment 13 and 14), and in
compliance with Chapter 17.46 the City of Grass Valley Municipal Code; and

WHEREAS, the Planning Commission adopted Planning Commission Resolution
2026-01 at their regular meeting held May 19, 2026, certifying that a Mitigated Negative
Declaration (MND) in accordance with the California Environmental Quality Act (CEQA) for a
Use Permit to allow the telecommunication tower proposed by Nick Tagas of 51 Wireless,
LLC, on behalf of AT&T, and which includes a Use Permit and Minor Development Review
Permit (SCH No. 2026040727).

Now, therefore, the City Council of the City of Grass Valley does hereby resolve as
follows:

SECTION 1. That the City of Grass Valley approves the Use Permit to allow 65-foot
telecommunication tower camouflaged as a clock tower pursuant to the staff report and
application material submitted and approved by the Planning Commission in accordance with
the Conditions of Approval as presented in the staff report; and

SECTION 2. Pursuant to Section 17.74.020 of the Grass Valley municipal Code, this
Resolution shall be effective on the sixteenth day following the date of approval where no
appeal has been filed in compliance with Chapter 17.91 of the Grass Valley Municipal Code.

SECTION 3. The City Clerk shall certify the adoption of this Resolution and certify this
record to be a full true, correct copy of the action taken.



PASSED AND ADOPTED by the Planning Commission of the City of Grass Valley at a
regular meeting held the 19th day of May, 2026, by the following vote:

AYES:
NOES:
ABSENT:
NOT VOTING:
Ari Brouilette, Chair
City of Grass Valley
ATTEST:

Taylor Whittingslow, Deputy City Manager
City of Grass Valley

APPROVED AS TO FORM:

David Ruderman, City Attorney
City of Grass Valley

Exhibit A: Conditions of Project Approval and Mitigated Monitoring and Reporting Program
(25PLN-0011)
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CITY OF GRASS VALLEY

Community Development Department
125 E. Main Street

Grass Valley, California 95945

(530) 274-4330

(530) 274-4399 fax

UNIVERSAL PLANNING
APPLICATION

Application Types

inistrative
Limited Term Permit

$757.00

Zoning Interpretation

$243.00

elopment Review
Minor Development Review — under 10,000 sq. ft.

$1,966.00

Major Development Review — over 10,000 sq. ft.

Enti

$3,571.00

Conceptual Review - Minor
$497.00

Conceptual Review — Major
$847.00

Plan Revisions — Staff Review
$342.00

Plan Revisions — DRC / PC Review
$901.00

Extensions of Time — Staff Review
$306.00

Extensions of Time — DRC / PC Review
$658.00

tlements

Annexation

$8,505.00 (deposit) + $20.00 per acre
Condominium Conversion

$5,339.00 (deposit) + $25 / unit or $25 / 1,000 sf
com.

Development Agreement — New

$20,023.00 (deposit) + cost of staff time &
consultant minimum $300

Development Agreement — Revision

$7,486.00 + cost of staff time & consultant
minimum $300

General Plan Amendment

$8,000.00

Planned Unit Development

$8,839.00 + $100.00 /unit and / or $100 / 1,000 sf
floor area

Specific Plan Review - New

Actual costs - $18,399.00 (deposit) (+ consultant
min. $300)

Specific Plan Review - Amendments / Revisions
Actual costs - $7,576.00 (deposit) (+ consultant
min. $300)

Zoning Text Amendment

$3,364.00

Zoning Map Amendment

nv

$5,501.00
Easements (covenants & releases)
$1,794.00

ronmental

Environmental Review — Initial Study

$1,858.00

Environmental Review — EIR Preparation

Actual costs - $34,274.00 (deposit)

Environmental Review - Notice of Determination

$162.00 (+ Dept. of Fish and Game Fees)

v

Environmental Review - Notice of Exemption

$162.00 (+ County Filing Fee)

Sign Reviews

Minor — DRC, Historic District, Monument Signs

or other districts having specific design criteria
$330.00

Major — Master Sign Programs

$1,407.00

Exception to Sign Ordinance

$1,046.00

Subdivisions

Tentative Map (4 or fewer lots)

$3,788.00

Tentative Map (5 to 10 lots)
$5,267.00

Tentative Map (11 to 25 lots)
$7,053.00

Tentative Map (26 to 50 lots)
$9,668.00

Tentative Map (51 lots or more)
$14,151.00

Minor Amendment to Approved Map (staff)
$1,208.00

Major Amendment to Approved Map
(Public Hearing) $2,642.00
Reversion to Acreage

$829.00

Tentative Map Extensions

$1,136.00

Tentative Map - Lot Line Adjustments/Merger
$1,325.00

Use

Permits

Minor Use Permit - Staff Review

$562.00

v

Major Use Permit - Planning Commission Review
$3,292.00

Vari

ances

Minor Variance - Staff Review

$562.00

Major Variance - Planning Commission Review

$2,200.00

Application Fee
Minor Development Review| $1,966.00
Environmental Review $162.00
Major Use Permit $3,292.00
Total*: | $5,420.00

*Additional fees may be assessed by Nevada County
Environmental Health and/or NSAQMD for services
rendered for application review.
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Below is the Universal Planning Application form and instructions for submitting a complete
planning application. In addition to the Universal Planning Application form, a project specific
checklist shall be submitted. All forms and submittal requirements must be completely filled out
and submitted with any necessary supporting information.

Upon receipt of the completed forms, site plan/maps, and filing fees, the Community
Development Department will determine the completeness of the application. This review will be
completed as soon as possible, but within thirty (30) days of the submittal of the application. If
the application is determined to be complete, the City will begin environmental review, circulate
the project for review by agencies and staff, and then schedule the application for a hearing before
the Planning Commission.

If sufficient information has not been submitted to adequately process your application, you will
receive a notice that your application is incomplete along with instructions on how to complete the
application. Once the City receives the additional information or revised application, the thirty (30)
day review period will begin again.

Since the information contained in your application is used to evaluate the project and in the
preparation of the staff report, it is important that you provide complete and accurate information.
Please review and respond to each question. If a response is not applicable, N/A should be used
in the space provided. Failure to provide adequate information could delay the processing of your
application.

Additional information may be obtained at www.cityofgrassvalley.com regarding the 2020 General
Plan and Zoning. You may also contact the Community Development Department for assistance.

ADVISORY RE: FISH AND GAME FEE REQUIREMENT

Permit applicants are advised that pursuant to Section 711.4 of the Fish and Game Code a fee
of $3,539.25 for an Environmental Impact Report and $2,548.00 for a Negative Declaration* shall
be paid to the County Recorder at the time of recording the Notice of Determination for this
project. This fee is required for Notices of Determination recorded after January 1, 1991. A
Notice of Determination cannot be filed and any approval of the project shall not be operative,
vested, or final until the required fee is paid. This shall mean that building, public works and
other development permits cannot be approved until this fee is paid. These fees are accurate at
the time of printing, but increase the subsequent January 15t of each year.

This fee is not a Grass Valley fee; it is required to be collected by the County pursuant to State
law for transmission to the Department of Fish and Game. This fee was enacted by the State
Legislature in September 1990, to be effective January 1, 1991.

*If the City finds that the project will not have an impact on wildlife resources, through
a De Minimus Impact Finding, the City will issue certificate of fee exemption.
Therefore, this fee will not be required to be paid at the time an applicant files the
Notice of Determination with the County Recorder. The County’s posting and filing
fees will still be required.
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Applicant/Representative

Name: 91 Wireless on behalf of AT&T

Property Owner

. Nick Hayhurst, Sr,. Hallmark Funding Corporation (Miners Inn Hotel)
Name:

Address: 4930 Pacific St

Address: 126 S Auburn Street

Rocklin, CA 95677

Grass Valley, CA 95945

phone: 916-990-1446

530-383-6614

Phone:

E-mail: Nick. Tagas@51wireless.net

E-mail: havref@ins.net

Architect Engineer
Name: Streamline Eningeering Name: S@me as Architect
Address: 8445 Sierra College Blvd., Suite E Address:
Granite Bay, CA 95746
Phone: ( 916 ) 660-1930 Phone: ( )
E-mail: KEVIN@streamlineeng.com E-mail:

1. Project Information

a. Project Name AT&T Site CVL01084 (Downtown Grass Valley)

b. Project Address 109 Bank Street, Grass Valley, CA 95945

c. Assessor’s Parcel No(s)008-373-018-000

(include APN page(s))

d. Lot Size 249 acres

Project Description AT&T to install new wireless cell tower disguised as a clock tower in the parking lot of the Gold Miners Inn.

All antennas and ground equipment to be fully concealed within the new clock tower.
No existing parking spaces to be removed to accommodate this new clock tower.

3. General Plan Land Use: TC

4. Zoning District: Commercial
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4. Cortese List: Is the proposed property located on a site which is included on the Hazardous
Waste and Substances List (Cortese List)? Y N X

The Cortese List is available for review at the Community Development Department counter.
If the property is on the List, please contact the Planning Division to determine appropriate
notification procedures prior to submitting your application for processing (Government Code
Section 65962.5).

5. Indemnification: The City has determined that City, its employees, agents and officials
should, to the fullest extent permitted by law, be fully protected from any loss, injury, damage,
claim, lawsuit, expense, attorney’s fees, litigation expenses, court costs or any other costs
arising out of or in any way related to the issuance of this permit, or the activities conducted
pursuant to this permit. Accordingly, to the fullest extent permitted by law, the applicant shall
defend, indemnify and hold harmless City, its employees, agents and officials, from and
against any liability, claims, suits, actions, arbitration proceedings, regulatory proceedings,
losses, expenses or costs of any kind, whether actual, alleged or threatened, including, but not
limited to, actual attorney’s fees, litigation expenses and court costs of any kind without
restriction or limitation, incurred in relation to, as a consequence of, arising out of or in any way
attributable to, actually, allegedly or impliedly, in whole or in part, the issuance of this permit,
or the activities conducted pursuant to this permit. Applicant shall pay such obligations as they
are incurred by City, its employees, agents and officials, and in the event of any claim or
lawsuit, shall submit a deposit in such amount as the City reasonably determines necessary
to protect the City from exposure to fees, costs or liability with respect to such claim or lawsuit.

6. Appeal: Permits shall not be issued until such time as the appeal period has lapsed. A
determination or final action shall become effective on the 16" day following the date by the
appropriate review authority, where no appeal of the review authority’s action has been filed
in compliance with Chapter 17.91 of the City’s Development Code.

The 15-day period (also known as the “appeal” period in compliance with Chapter 17.91)
begins the first full day after the date of decision that the City Hall is open for business, and
extends to the close of business (5:00 p.m.) on the 15™ day, or the very next day that the City
Hall is open for business.

| hereby certify, to the best of my knowledge, that the above statements are correct.

Property Owner/*Representative Signature:

*Property owner must provide a consent letter allowing representative to sign on their behalf.

Applicant Signature: A lo4elea 7Efﬁ,¢

~-OFFICE USE ONLY--
Application No.: Date Filed:

Fees Paid by: Amount Paid:
Other Related Application(s):
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Cortese List: Is the proposed property located on a site which is included on the Hazardous
Waste and Substances List (Cortese List)? Y N X

The Cortese List is available for review at the Community Development Department counter.
If the property is on the List, please contact the Planning Division to determine appropriate
notification procedures prior to submitting your application for processing (Government Code
Section 65962.5),

Indemnification: The City has determined that City, its employees, agents and officials
should, to the fullest extent permitted by law, be fully protected from any loss, injury, damage,
claim, lawsuit, expense, attorney's fees, litigation expenses, court costs or any other costs
arising out of or in any way related to the issuance of this permit, or the activities conducted
pursuant to this permit. Accordingly, to the fullest extent permitted by law, the applicant shall
defend, indemnify and hold harmless City, its employees, agents and officials, from and
against any liability, claims, suits, actions, arbitration proceedings, regulatory proceedings,
losses, expenses or costs of any kind, whether actual, alleged or threatened, including, but not
limited to, actual attorney's fees, litigation expenses and court costs of any kind without
restriction or limitation, incurred in relation to, as a consequence of, arising out of ar in any way
attributable to, actually, allegedly or impliedly, in whole or in part, the issuance of this permit,
or the activities conducted pursuant to this permit. Applicant shall pay such obligations as they
are incurred by City, its employees, agents and officials, and in the event of any claim or
lawsuit, shall submit a deposit in such amount as the City reasonably determines necessary
to protect the City from exposure to fees, costs or liability with respect to such claim or lawsuit.

. Appeal: Pemmits shall not be issued until such time as the appeal period has lapsed. A

determination or final action shall become effective on the 16" day following the date by the
appropriate review authority, where no appeal of the review authority's action has been filed
in compliance with Chapter 17.91 of the City’s Development Code.

The 15-day period (also known as the “appeal” period in compliance with Chapter 17.91)
begins the first full day after the date of decision that the City Hall is open for business, and
extends to the close of business (5:00 p.m.) on the 15" day, or the very next day that the City
Hall is open for business.

| hereby certify, to the best of my knowledge, that the a ove stat ments are correct

=k
Property Owner/*Representative Signature: ’ /”"" v, // % é

Applicant Signature:

=
*Property owner must provide a consent letter aﬂowmg representative to sign on their behalf.

; ~—OFFICE USE ONLY=
Application No.: _ Date Filed:
Fees Paid by: Amaount Paid:
Other Related Application(s):
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Community Development Agency 950 Maidu Avenue, Suite #170

% . PO BOX #599002
= COUNTY Environmental Health Nevada Gty CA 95959
’ Env.Health@nevadacountyca.gov PH: (530) 265-1222 ext. 3
’ CALIFORNIA www.nevadacountyca.gov/eh FAX: (530) 265-9854

Environmental Health Approval with Conditions

25PLN-11
121 Bank Street, Grass Valley CA, 95945

October 10, 2025

Your plans have been reviewed by Drew Cline. If you have any questions, please call (530)265-1363 or email
drew.cline@nevadacountyca.gov

After reviewing the information submitted by the applicant, Nevada County Department of Environmental Health (NCDEH)
has determined that no NCDEH permit is required at this time.

Should facility operations change to include storage of hazardous materials that are above the reportable threshold, the
applicant must complete the following:

The applicant and/or facility operator must apply for and obtain a permit for the storage of hazardous materials from the
Nevada County Department of Environmental Health (NCDEH), Certified Unified Program Agency (CUPA). The applicant
and/or facility operator shall secure and annually renew the permit for this facility within 30 days of becoming subject to
applicable regulations. The applicant and/or facility operator must also submit their Hazardous Materials Business Plan
(HMBP) to the California Environmental Reporting System (CERS) database.

Subsequent corrections may be required once the initial corrections are made due to insufficient information.



