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Ordinance 2020-XXX 

 
Adopted by the City of South Lake Tahoe 

City Council  
 

May 12, 2020 
 

An Ordinance Adding Chapter 6.75 to the South Lake Tahoe City Code 
Regarding Regulation of Wireless Facilities on Private Property 

 
 

FINDINGS 

A.  To date, the City has not adopted regulations specific to wireless communication facilities but 
instead has applied generally applicable permit requirements to this type of facility. 
 

B. The proposed ordinance is intended to address community concerns and increase local control 
over regulation of wireless facilities in compliance with federal and state law. 

 
C.  The City held a community workshop on November 20, 2019, a joint Planning Commission 

and City Council Special Meeting on January 16, 2020, and a Planning Commission meeting 
on February 20, 2020, to review possible standards and regulations for a draft ordinance, and 
the proposed ordinance incorporates input and direction received. 

 
D.  The Telecommunications Act, 47 U.S.C. § 332(c)(7)(B), preserves local government zoning 

authority as it relates to location and siting, but limits local regulations in three key ways: (1) a 
local ordinance may not unreasonably discriminate among providers of functionally equivalent 
services; (2) a local ordinance may not prohibit or effectively prohibit service; and (3) a local 
ordinance may not regulate based on environmental impacts from radio frequency emissions.  

Now, Therefore, the City Council of City of South Lake Tahoe does ordain as follows: 

 

SECTION 1.  Title 6 of the South Lake Tahoe City Code is amended by adding a new Chapter 6.75 
(Wireless Facilities on Private Property) as follows: 

 

6.75 Wireless Facilities on Private Property 

6.75.010  Purpose and Intent 
6.75.020 Definitions 
6.75.030  Applicability 
6.75.040 Required Permits and Other Approvals 
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6.75.050  Administrative Orders and Regulations 
6.75.060  Permit Applications 
6.75.070 Public Notice 
6.75.080 Approvals, Denials and Appeals 
6.75.090 Location Standards 
6.75.100 Design Standards 
6.75.110 Standard Conditions for Approved Permits 
6.75.120  Amortization 
6.75.130 Special Exceptions for Federal or State Preemption 
6.75.140 Violations 

 
6.75.010 Purpose and Intent 
 

A. The City of South Lake Tahoe intends this chapter to establish reasonable, uniform and 
comprehensive standards and procedures for wireless facilities deployment, construction, 
installation, collocation, modification, operation, relocation and removal within the city’s 
territorial boundaries, consistent with and to the extent permitted under federal and California 
state law. The standards and procedures contained in this chapter are intended to, and should 
be applied to, consistent with federal and state law, protect and promote public health, safety 
and welfare, and also balance the benefits that flow from robust, advanced wireless services 
with the city’s local values, which include without limitation the aesthetic character of the city, 
its neighborhoods and community. This chapter is also intended to reflect and promote the 
community interest by (1) ensuring that the balance between public and private interest is 
maintained on a case-by-case basis; (2) protecting the city’s visual character from potential 
adverse impacts or visual blight created or exacerbated by wireless communications 
infrastructure; (3) protecting and preserving the city’s environmental resources; and (4) 
promoting access to high-quality, advanced wireless services for the city’s residents, 
businesses and visitors. 
 

B. This chapter is not intended to, nor shall it be interpreted or applied to: (1) prohibit or effectively 
prohibit any personal wireless service provider’s ability to provide personal wireless services; 
(2) prohibit or effectively prohibit any entity’s ability to provide any interstate or intrastate 
telecommunications service, subject to any competitively neutral and nondiscriminatory rules, 
regulations or other legal requirements for rights-of-way management; (3) unreasonably 
discriminate among providers of functionally equivalent services; (4) deny any request for 
authorization to place, construct or modify personal wireless service facilities on the basis of 
environmental effects of radio frequency emissions to the extent that such wireless facilities 
comply with the FCC’s regulations concerning such emissions; (5) prohibit any collocation or 
modification that the city may not deny under federal or California state law; (6) impose any 
unfair, unreasonable, discriminatory or anticompetitive fees that exceed the reasonable cost to 
provide the services for which the fee is charged; or (7) otherwise authorize the city to preempt 
any applicable federal or California law. 

 



ITEM 4 - Attachment 03 Errata (March 19, 2020) 
 

Ordinance 2020-XXX March 19, 2020 Page 3 of 26 

6.75.020 Definitions 
 

The abbreviations, phrases, terms and words used in this chapter will have the following meanings 
assigned to them unless context indicates otherwise. Undefined phrases, terms or words in this 
chapter will have their ordinary meanings.  

The definitions in this chapter shall control over conflicting definitions for the same or similar 
abbreviations, phrases, terms or words as may be defined in the South Lake Tahoe City Code. 
However, if any definition assigned to any phrase, term or word in this chapter conflicts with any 
federal or state-mandated definition, the federal or state-mandated definition will control. 

“amateur station” means the same as defined by the FCC in 47 C.F.R. § 97.3, as may be amended 
or superseded, which defines the term as “a station in an amateur radio service consisting of the 
apparatus necessary for carrying on radiocommunications.” This term includes amateur radio 
antennas and related facilities used for amateur radio services. 
 
“approval authority” means the city official or body responsible for application review and vested 
with authority to approve or deny such applications. 
 
“Director” means the Director of Development Services of the City of South Lake Tahoe or the 
Director’s designee. 
 
“eligible facilities request” means the same as defined in 47 U.S.C. § 1455(a)(2), as may be 
amended or superseded, and as interpreted by the FCC in 47 C.F.R. § 1.6100(b)(3), as may be 
amended or superseded. 
 
“FCC” means the Federal Communications Commission, as constituted by the Communications Act 
of 1934, Pub. L: 73-416, 48 Stat. 1064, codified as 47 U.S.C. §§ 151 et seq. or its duly appointed 
successor agency. 
 
“OTARD” means any “over-the-air reception device” subject to 47 C.F.R. §§ 1.4000 et seq., as may 
be amended or superseded, which generally includes satellite television dishes and certain fixed 
wireless antennas not greater than one meter in diameter. 
 
“personal wireless service facilities” mean the same as defined in 47 U.S.C. § 332(c)(7)(C)(ii), as 
may be amended or superseded, which defines the term as facilities that provide personal wireless 
services. 
 
“personal wireless services” mean the same as defined in 47 U.S.C. § 332(c)(7)(C)(i), as may be 
amended or superseded, which defines the term as commercial mobile services, unlicensed wireless 
services and common carrier wireless exchange access services. 
 
“RF” means radio frequency. 
 
“Section 6409” means Section 6409(a) of the Middle Class Tax Relief and Job Creation Act of 2012, 
Pub. L. No. 112-96, 126 Stat. 156, codified as 47 U.S.C. § 1455(a), as may be amended. 
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“shot clock” means the presumptively reasonable time defined by the FCC in which a state or local 
government must act on an application or request for authorization to place, construct or modify 
personal wireless service facilities. 
 
“small wireless facility” means the same as defined by the FCC in 47 C.F.R. § 1.6002(l), as may be 
amended or superseded. 
 
“stealth” means concealment techniques that completely screen all transmission equipment from 
public view and architecturally integrate the macro facility into the built environment such that, given 
the particular context, the average, untrained observer would not recognize the structure as a macro 
facility. Stealth concealment techniques include, without limitation: (1) transmission equipment placed 
completely within existing or replacement architectural features such that the installation causes no 
visible change in the underlying support structure; and (2) new architectural features that mimic or 
blend with the underlying or surrounding structures in style, proportion and construction quality. 
 
“TRPA Code” means the Tahoe Regional Planning Agency Code of Ordinances. 
 
“wireless facility” means a personal wireless service facility. 
 
6.75.030 Applicability 
 

A. General. This chapter applies to all requests for the city’s regulatory authorization to construct, 
install, operate, collocate, modify, relocate, remove or otherwise deploy wireless facilities on 
private property (whether owned by a private party or public entity) within the city’s territorial 
and jurisdictional boundaries, unless expressly exempted pursuant to this section 6.75.030. 
 

B. Wireless Facilities on City Property. This chapter applies to permit applications for wireless 
facilities on property or structures owned or controlled by the city; provided, however, that this 
chapter does not govern whether or under what terms and conditions the city would lease, 
license or otherwise allow a wireless facility on such property or structures. 
 

C. Small Wireless Facilities. Notwithstanding anything in this chapter to the contrary, all small 
wireless facilities are subject to a permit as specified in a city council policy, which may be 
adopted, amended and/or repealed by a resolution of the city council. All small wireless 
facilities shall comply with the city council’s policy. If the city council policy is repealed and not 
replaced, an application for a small wireless facility shall be processed pursuant to this 
chapter. 
 

D. Eligible Facilities Requests. Notwithstanding anything in this chapter to the contrary, all 
eligible facilities requests and other applications submitted for approval pursuant to Section 
6409 are subject to a permit as specified in a city council policy, which may be adopted, 
amended and/or repealed by a resolution of the city council. All eligible facilities requests and 
other applications submitted for approval pursuant to Section 6409 shall comply with the city 
council’s policy. If the city council policy is repealed and not replaced, all eligible facilities 
requests and other applications submitted for approval pursuant to Section 6409 shall be 
processed pursuant to this chapter. 
 



ITEM 4 - Attachment 03 Errata (March 19, 2020) 
 

Ordinance 2020-XXX March 19, 2020 Page 5 of 26 

E. Other Exemptions. Notwithstanding anything in this chapter to the contrary, this chapter does 
not apply to the following: 
 

1. wireless facilities operated by the city for public purposes; 
 

2. wireless facilities installed completely indoors and used to extend personal wireless 
services into a business or the subscriber’s private residence, such as a femto cell or 
indoor distributed antenna system; 
 

3. OTARD antennas; 
 

4. antennas and related transmission equipment used in connection with a duly authorized 
amateur station; or 
 

5. wireless facilities or other transmission equipment owned and operated by CPUC-regulated 
electric companies for use in connection with electrical power, generation, transmission and 
distribution facilities subject to CPUC General Order 131-D. 

 

6.75.040 Required Permits and Other Approvals 
 

A. Design Review Permit. A design review permit, subject to the director’s prior review and 
approval, is required for all wireless facilities on private property in preferred locations as 
described in section 6.75.090 and do not require a special exemption under section 6.75.130. 
 

B. Use Permit. A use permit, subject to the planning commission’s prior review and approval, is 
required for all wireless facilities on private property that does not qualify for a design review 
permit. 
 

C. Referral. The director may refer any application for a design review permit to the planning 
commission when the director, in the director’s discretion, determines that the application 
implicates a significant planning concern. 
 

D. Other Permits and Regulatory Approvals. In addition to any permit or approval required 
under this chapter, the applicant must obtain all other permits and regulatory approvals (such 
as compliance with the California Environmental Quality Act) as may be required by any other 
federal, state, regional or local government agencies, which includes without limitation other 
any permits and/or approvals issued by other city departments or divisions. Furthermore, any 
permit or approval granted under this chapter or deemed granted or deemed approved by law 
shall remain subject to any and all lawful conditions and/or legal requirements associated with 
such other permits or approvals. 

 
6.75.050 Administrative Orders and Regulations 
 

In addition to the requirements in this chapter, the director may adopt such orders or regulations as 
the director deems necessary or appropriate to protect and maintain public health, safety, welfare and 
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convenience. All wireless facilities must conform to all applicable orders and regulations issued by the 
director, unless the director, in the director’s discretion, grants a prior written waiver to deviate, in 
whole or in part, any such order or regulation. The director shall develop and publish guidelines to 
implement the waivers authorized by this section. 

 

6.75.060 Permit Applications 
 

A. Application Required. The approval authority shall not approve any requests for authorization 
to construct, install, operate, collocate, modify, relocate, remove or otherwise deploy wireless 
facilities except upon a complete and duly filed application consistent with this section and any 
other written rules or requirements the city or the director may establish from time to time in 
any publicly-stated format. 
 

B. Application Content. All applications for a permit must include all the information and 
materials required by the director for the application. The city council authorizes the director to 
develop, publish and from time to time update or amend permit application requirements, 
forms, checklists, guidelines, informational handouts and other related materials that the 
director finds necessary, appropriate or useful for processing any application governed under 
this chapter. All such requirements must be in written form and publicly stated and available to 
provide applicants with prior notice. Notwithstanding anything in this chapter to the contrary, all 
applications shall, at a minimum, require the applicant to demonstrate that the proposed 
project will be in planned compliance with all applicable health and safety laws, regulations or 
other rules, which includes without limitation all building codes, electric codes and all FCC 
rules for human exposure to RF emissions.  
 

C. Application Submittal. Unless the director establishes an alternative submittal procedure 
pursuant to section 6.75.050, all applications under this chapter must be submitted to the city 
at a pre-scheduled appointment with the department. Applicants may generally submit one 
application per appointment but may schedule successive appointments for multiple 
applications whenever feasible and not prejudicial to other applicants. The department shall 
use reasonable efforts to provide the applicant with an appointment in writing within five 
working days after the department receives a written request and, if applicable, confirms that 
the applicant complied with the pre-submittal conference requirement. Any application received 
without an appointment, whether delivered in-person, by mail or through any other means, will 
not be considered duly filed. 
 

D. Optional Pre-application Conferences. The department shall provide prospective applicants 
with the opportunity to schedule and attend a pre-application conference with department staff. 
The city strongly encourages pre-application conferences for all proposed projects that: (1) 
require planning commission approval; (2) the prospective applicant believes will qualify as a 
stealth facility; and/or (3) involve any wireless facilities proposed to be located in or within 200 
feet from a residential land use category. The pre-application conference is intended to 
streamline the review process through informal discussion that includes, without limitation, the 
appropriate project classification and review process, any latent issues in connection with the 
proposed or existing wireless facility, such as compliance with generally applicable rules for 
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public health and safety; potential concealment issues or concerns (if applicable); coordination 
with other city departments and/or divisions responsible for application review; and application 
completeness issues. To mitigate unnecessary delays due to application incompleteness, 
applicants are encouraged (but not required) to bring any draft applications or other materials 
so that city staff may provide informal feedback and guidance about whether such applications 
or other materials may be incomplete or unacceptable. The department shall use reasonable 
efforts to provide the applicant with an appointment within five working days after receiving a 
written request and any applicable fee or deposit to reimburse the city for its reasonable costs 
to provide the services rendered in the pre-application conference. 
 

E. Community Meetings. The city strongly encourages applicants to conduct community 
meetings for all proposed projects requiring a use permit. Community meetings may be 
conducted before or after submittal. Public notice for a community meeting should be given in 
the manner described in section 6.75.070.C, except that the Applicant is responsible for the 
cost and implementation of noticing. 
 

F. Applications Deemed Withdrawn. To promote efficient review and timely decisions, any 
application governed under this chapter will be automatically deemed withdrawn by the 
applicant when the applicant fails to tender a substantive response to the department within 90 
calendar days after the department deems the application incomplete in a written notice to the 
applicant. The director, in the director’s discretion, may grant a written extension for up to an 
additional 30 calendar days when the applicant submits a written request prior to the 90th day 
that shows good cause to grant the extension. Good cause for an extension shall include, 
without limitation, delays due to circumstances outside the applicant’s reasonable control. 
 

G. Peer and Independent Consultant Review. The city council authorizes the director to, in the 
director’s discretion, select and retain an independent consultant with specialized training, 
experience and/or expertise in telecommunications issues satisfactory to the director in 
connection with any permit application. The director may request an independent consultant 
review on any issue that involves specialized or expert knowledge in connection with wireless 
facilities deployment or permit applications for wireless facilities, which include without 
limitation: (A) permit application completeness and/or accuracy; (B) pre-construction planned 
compliance with applicable regulations for human exposure to RF emissions; (C) post-
construction actual compliance with applicable regulations for human exposure to RF 
emissions; (D) whether and to what extent a proposed project will comply with applicable laws; 
(E) the applicability, reliability and/or sufficiency of any information, analyses or methodologies 
used by the applicant to reach any conclusions about any issue with the city’s discretion to 
review; and (F) any other issue identified by the director that requires expert or specialized 
knowledge, which includes, without limitation, any issues related to an exception requested by 
the applicant pursuant to section 6.75.130. The director may request that the independent 
consultant prepare written reports, testify at public meetings, hearings and/or appeals and 
attend meetings with city staff and/or the applicant. Subject to applicable law, in the event that 
the director elects to retain an independent consultant in connection with any permit 
application, the applicant shall be responsible for the actual and reasonable costs in 
connection with the services provided, which may include actual and reasonable costs incurred 
by the independent consultant to attend and participate in any meetings or hearings directly 
related to the permit application. The director may also recover the reasonable and actual 
costs incurred to administer the consultant contract. Before the independent consultant may 
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perform any services, the applicant shall tender to the city a deposit in an amount equal to the 
estimated actual and reasonable cost for the services to be provided, as determined by the 
director. The director may request additional deposits as reasonably necessary to ensure 
sufficient funds are available to cover the reasonable costs in connection with the independent 
consultant’s services. If the deposit exceeds the total costs for consultant’s services, the 
director shall promptly return any unused funds to the applicant after the wireless facility has 
been installed and passes a final inspection by the director or his or her designee. If the 
reasonable costs for the independent consultant’s services exceed the deposit, the director 
shall invoice the applicant for the balance. The city shall not issue any building permit to any 
applicant with any unpaid invoices. 
 
 
 
 

6.75.070 Public Notice 
 

A. Posted Notice. Within 10 business days after an application is duly filed with the department, 
the applicant shall (1) post notice on the proposed project site in a location near to and visible 
from the public rights-of-way and (2) provide the department with evidence that such notice 
has been posted. The applicant is responsible for maintaining and replacing the sign as 
necessary during the duration of the application review process until the approval authority 
acts on the application. The sign shall be composed from durable quality and weather-resistant 
materials that will not deteriorate under normal circumstances for the duration of the notice 
period. The sign shall be at least two feet wide by three feet tall, placed in a conspicuous 
location at the project site where it will be visible from the nearest public right-of-way. The sign 
shall not be placed in any location where it would obstruct travel or visibility for vehicles, 
bicycles, pedestrians or other users in the public right-of-way. The city encourages applicants 
to consult with the department on placement locations to avoid any potential hazards. In 
addition to the content requirements in section 6.75.070.D, the posted notice shall include a 
URL for the city’s website page where application information can be obtained once uploaded 
in accordance with section 6.75.070.B. 
 

B. Website Notice. Within 10 business days after an application is duly filed with the department, 
the department shall post notice on the city’s website. 
 

C. Public Hearing Notice. At least 10 calendar days before any public hearing in connection with 
an application for a wireless facility, the director shall: (1) mail notice to all real property owners 
as shown on the most recent equalized assessment roll within 500 feet from the property on 
which the wireless facility is proposed; (2) mail notice to each physical address for all 
properties within 500 feet from the property on which the wireless facility is proposed; and (3) 
publish notice in at least one newspaper of general circulation within the city. In addition to the 
content requirements in section 6.75.070.D, public hearing notices shall also include the date, 
time and location for the public hearing and the URL to the project webpage on the city’s 
website. 
 

D. Notice Content. In addition to any other requirements, notices required under sections 
6.75.070.A, B and C shall include: (1) a general project description with photo simulations; (2) 
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the applicant’s identification and contact information as provided on the application submitted 
to the city; (3) contact information for the department for interested parties to request additional 
information and submit comments; and (4) a statement as to whether a public hearing will be 
required for the application or not.  
 

E. Decision Notices. Within five calendar days after the approval authority acts on an application 
governed under this chapter or before the shot clock expires (whichever occurs first), the 
director shall send a written notice to the applicant. If the approval authority denies the 
application (with or without prejudice), the written notice to the applicant must contain (1) the 
reasons for the denial and (2) instructions for how and when to file an appeal. 

 
6.75.080 Approvals, Denials and Appeals 
 

A. Required Findings. The approval authority may approve wireless communication facility 
applications only when the approval authority makes all the following findings: 

 
1. the proposed wireless facility is in a preferred location; or the proposed wireless facility is in 

a discouraged location and the applicant has demonstrated through a meaningful 
comparative analysis that no more preferred location or support structure would be 
technically feasible and potentially available; 
 

2. the proposed wireless facility complies with all applicable development standards in this 
code and any other applicable regulations; 

 
3. the applicant has provided a signed statement that indicates its willingness to allow other 

carriers and site operators to collocate transmission equipment with the proposed wireless 
facility, to the extent such facility or portions thereof are owned or controlled by the 
applicant, whenever technically feasible and aesthetically desirable in accordance with 
applicable provisions in this code; 

 
4. the applicant has demonstrated that the proposed wireless facility will comply with all 

applicable FCC regulations and guidelines for human exposure to RF emissions and will 
not, either individually or cumulatively with other transmitters in the vicinity, result in RF 
exposures that exceed the FCC’s maximum permissible exposure level for the general 
population; and 

 
5. In addition, use permit applications require the approval authority to make all the findings 

required for a use permit in accordance with section 6.55.610.B of this code. 
 

B. Conditional Approvals; Denials without Prejudice. Subject to any applicable federal or 
state laws, nothing in this chapter is intended to limit the approval authority’s ability to 
conditionally approve or deny without prejudice any application governed under this chapter as 
may be necessary or appropriate to protect and promote the public health, safety and welfare, 
and to advance the goals or policies in the general plan and any applicable specific plan, this 
code, or this chapter. 
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C. Appeals. Within 10 calendar days after the approval authority approves or denies any 
application under this chapter, any interested person may file an appeal for cause in 
accordance with the provisions in chapter 2.35 of this code; provided, however, that (1) the 
notice provisions in this chapter shall control over those in chapter 2.35 and (2) appeals from 
an approval shall not be permitted when based solely on the environmental effects from RF 
emissions that are compliant with applicable FCC regulations and guidelines. 

 
6.75.090 Location Standards 
 

A. Preface to Location Standards. This section sets out criteria to determine the preferred 
location and support structure for wireless facilities. The city considers the most preferred 
location and support structure to be the least intrusive means for an applicant to provide its 
services to the public. Subsection B describes general plan areas and land use designations 
where wireless facilities are generally most preferred. Subsection C provides specific locations 
where wireless facilities are discouraged. It is possible for a proposed facility to be 
simultaneously in a “preferred” and “discouraged” location, such as a commercial use within 
the Tahoe Valley Area Plan that happens to be within 200 feet from an historic structure. In 
such cases, the location shall not be deemed to be a “preferred” location. Finally, in situations 
where the applicant must consider alternative sites, preferences for facilities on land use 
classifications and support structures are ranked in subsection D and subsection E, 
respectively.  
 

B. Preferred Locations. All applicants must, to the extent technically feasible and potentially 
available, propose new facilities in a preferred location. No alternative sites analysis is required 
for new stealth facilities proposed in any preferred location. For all other new facilities, the 
approval authority shall consider whether any more preferred location would be technically 
feasible or potentially available. The following locations are all considered “preferred locations” 
so long as the site is not simultaneously in a discouraged location under section 6.75.090.C: 
 

1. parcels within the South Y Industrial Community Plan; 
2. parcels within the following zoning districts of the Tahoe Valley Area Plan: Town Center 

Core, Town Center Mixed-Use Corridor, Town Center Gateway, and Commercial Mixed-
Use Services; 

3. parcels within the following zoning districts of the Bijou/Al Tahoe Community Plan: District 
#1, District #2, District #3, and portions of District #4 (Recreation Center and Campground 
and the Lake Tahoe Community College); 

4. parcels within the following zoning districts of the Tourist Core Area Plan: Tourist Center, 
Tourist Center Mixed-Use, Tourist Center Mixed-Use Corridor, and Recreation. 

5. parcels within plan areas with a land use designation as Recreation or Conservation;  
6. parcels within Pan Area Statement 103 (Sierra Tract Commercial); and 
7. parcels within Plan Area Statement 116 (Airport). 

 
C. Discouraged Locations. When an application involves a new facility in a discouraged 

location, the approval authority shall consider whether any alternative site within a preferred 
location would be technically feasible and potentially available. If no such alternative exists, the 
approval authority shall consider whether any less discouraged location would be technically 
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feasible and potentially available. The following locations are all “discouraged” and ordered 
from most discouraged to least discouraged: 
 

1. any location within where the facility would be 200 feet from a school, a structure approved 
for residential use, a local, state, or nationally designated historic property, structure, or 
district, or any property, structure, or district eligible for local, state, or national historic 
designationeligible for historic designation; 

2. any parcel with a General Plan Land Use Designation as Low-Density Residential or High-
Density Residential.; 

 

D. Land Use Preferences. Within any area plan, community plan, or plan area, applicants must 
propose new facilities on parcels with the most preferred land use designation whenever 
technically feasible and potentially available. Applications must include a written justification, 
supported by factual and verifiable evidence, that shows no location with a more preferred land 
use designation is technically feasible and potentially available, unless the proposed facility is 
in the most preferred land use designation or is a stealth facility in a preferred location. The 
following General Plan land use designations are ranked from most preferred to least 
preferred: 

 
1. Special District;  
2. Recreation (R);  
3. Conservation (C);  
4. Town Center; (TC) 
5. Tourist Center (TS-C) 
6. Neighborhood Center (NC);  
7. High-Density Residential (HDR); and 
8. Low-Density Residential (LDR). 

 
E. Support Structures. The approval authority shall consider whether any more preferred 

support structure would be technically feasible and potentially available. The approval authority 
may require the applicant to use a more preferred support structure when the alternative is 
technically feasible and potentially available. The city’s preferences for support structures are 
as follows, order from most preferred to least preferred: 

 
1. collocation on an existing structure with existing wireless facilities; 
2. installations on a rooftop; 
3. installations on a building facade; 
4. installations on a new or replacement pole within the public rights-of-way; 
5. installations on a new freestanding pole within the public rights-of-way; 
6. installations on a new freestanding structure outside the public rights-of-way. 

 
6.75.100 Design Standards 
 

A. Concealment. All wireless facilities must be concealed to the maximum extent feasible with 
design elements and techniques that mimic or blend with the underlying support structure, 
surrounding environment and adjacent uses. 
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B. Overall Height. To maintain a the natural appearance of the community, wireless facilities 

may not exceed more than 10 feet above the average height of mature natural trees within the 
vicinity or the maximum height allowed by the TRPA Code; whichever is more restrictive. If the 
applicant plants new natural trees around the proposed wireless facility, the approval authority 
shall consider the future mature height of such trees when evaluating compliance with this 
standard.  
 

C. Setbacks. All wireless facilities must be compliant with all setback requirements applicable to 
structures on the underlying parcel. 
 

D. Fall Zone. All freestanding towers outside the public rights-of-way must be setback from 
habitable structures approved for residential occupancy by a distance equal to one horizontal 
foot for every foot of the tower height, or the distance from the highest engineered break point 
to the top of the tower. The approval authority may waive the setback requirement for 
freestanding towers that meet Class 3 structural standards for critical infrastructure as defined 
in the most current revision of the ANSI/TIA-222 Structural Standard for Antenna Supporting 
Structures, Antennas and Small Wind Turbine Support Structures. 
 

E. Noise. All wireless facilities must be compliant with all applicable noise regulations, which 
includes, without limitation, any noise regulations in the TRPA Code. The approval authority 
may require the applicant to incorporate appropriate noise-baffling materials and/or noise-
mitigation strategies to avoid any ambient noise from equipment reasonably likely to exceed 
the applicable noise regulations. 
 

F. Landscaping. All wireless facilities proposed to be placed in a landscaped area must include 
landscape features (which may include, without limitation, trees, shrubs and ground cover) and 
a landscape maintenance plan. The approval authority may require additional landscape 
features to screen the wireless facility from public view, avoid or mitigate potential adverse 
impacts on adjacent properties or otherwise enhance the concealment required under this 
chapter. All plants proposed or required must be native and/or drought-resistant and be 
consistent with the TRPA Home Landscaping Guide for Lake Tahoe and Vicinity. 
 

G. Security Measures. To prevent unauthorized access, theft, vandalism, attractive nuisance or 
other hazards, reasonable and appropriate security measures, such as fences, walls and anti-
climbing devices, may be approved. Security measures shall be designed and implemented in 
a manner that enhances or contributes to the overall concealment, and the approval authority 
may condition approval on additional concealment elements to mitigate any aesthetic impacts, 
which may include, without limitation, additional landscape features. The approval authority 
shall not approve barbed wire, razor ribbon, electrified fences or any similar security measures. 
 

H. Secondary Power Sources. The approval authority may approve secondary or backup power 
sources and/or generators on a case-by-case basis. The approval authority shall not approve 
any permanent diesel generators or other similarly noisy or noxious generators in or within 250 
feet from any residential structure absent a showing of extraordinary need, such as a declared 
public emergency; provided, however, the approval authority may approve sockets or other 
connections used for temporary backup generators. 
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I. Lights. Wireless facilities may not include exterior lights other than as may be required under 
Federal Aviation Administration, FCC, other applicable federal or state governmental 
regulations. All exterior lights permitted or required to be installed must be installed in locations 
and within enclosures that mitigates illumination impacts on other properties to the maximum 
extent feasible. Any lights associated with the electronic equipment shall be appropriately 
shielded from public view. Any light beacons or lightning arresters shall be included in the 
overall height calculation. 
 

J. Signage; Advertisements. All wireless facilities must include signage that accurately 
identifies the equipment owner/operator, the owner/operator’s site name or identification 
number and a toll-free number to the owner/operator’s network operations center. Wireless 
facilities may not bear any other signage or advertisements unless expressly approved by the 
approval authority, required by law or recommended under FCC or other federal governmental 
agencies for compliance with RF emissions regulations. 
 

K. Future Expansion. To the extent feasible and aesthetically desirable, all new wireless 
facilities should be designed and sited in a manner that accommodates potential future 
collocations and other expansions that can be integrated into the proposed wireless facility or 
its associated structures with no or negligible visual changes to the outward appearance. The 
approval authority may waive the requirements in this section when the approval authority 
determines future expansions at a proposed wireless facility would be aesthetically 
undesirable. 
 

L. Utilities. All cables and connectors for telephone, primary electric and other similar utilities 
must be routed underground to the extent feasible in conduits large enough to accommodate 
future collocated wireless facilities. To the extent feasible, undergrounded cables and wires 
must transition directly into the pole base without any external doghouse. Meters, panels, 
disconnect switches and other associated improvements must be placed in inconspicuous 
locations to the extent possible. The approval authority shall not approve new overhead utility 
lines or service drops merely because compliance with the undergrounding requirements 
would increase the project cost. Microwave or other wireless backhaul is discouraged when it 
would involve a separate and unconcealed antenna. 
 

M. Parking; Access. Any equipment or improvements constructed or installed in connection with 
any wireless facilities must not reduce any parking spaces below the minimum requirement for 
the subject property. Whenever feasible, wireless facilities should use existing parking and 
access rather than construct new parking or access improvements. Any new parking or access 
improvements should be the minimum size necessary to reasonably accommodate the 
proposed use and comply with applicable safety codes. 
 

N. Compliance with Laws. All wireless facilities must be designed and sited in compliance with 
all applicable federal, state, regional, and local laws, regulations, rules, restrictions and 
conditions, which includes without limitation the California Building Standards Code, 
Americans with Disabilities Act, general plan and any applicable specific plan, the South Lake 
Tahoe City Code and any conditions or restrictions in any permit or other governmental 
approval issued by any public agency with jurisdiction over the project. 
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O. Towers and Freestanding Wireless Facilities. In addition to all other design requirements in 
this chapter, the following provisions shall be applied to an application for a tower or other 
freestanding wireless facility: 
 

1. Tower-Mounted Equipment. All tower-mounted equipment must be mounted as close to 
the vertical support structure as possible to reduce its overall visual profile. Applicants must 
mount non-antenna, tower-mounted equipment (including, but not limited to, remote radio 
units/heads, surge suppressors and utility demarcation boxes) directly behind the antennas 
to the maximum extent feasible. All tower-mounted equipment, cables and hardware must 
be painted with flat/neutral colors subject to the approval authority’s prior approval. 
 

2. Ground-Mounted Equipment. All ground-mounted equipment must either be concealed 
underground, or concealed within an existing or new structure, or other enclosure(s) 
subject to the approval authority’s prior approval. The approval authority may require 
additional concealment elements as the approval authority finds necessary or appropriate 
to blend the ground-mounted equipment, enclosure and/or other improvements into the 
natural and/or built environment. 

 
3. Monopines. In addition to all other design requirements in this chapter, the following 

provisions shall be applied to an application for a monopine: 
 
a. Shape and Branching. Monopines shall be gradually tapered from bottom to top to 

resemble the natural conical pine-tree shape, with shorter branches at the top and wider 
branches at the bottom. All monopines shall include a “crown” or “topper” installed 
above the monopole to create a natural point at the top. Branches shall begin at no 
greater than 15 feet above ground level and maintain at least 3.5 branches per vertical 
foot when averaged between the bottom-most branch and the highest point on the 
monopole (excluding any “crown” or “topper” installed above the monopole). 
 

b. Bark Cladding. The entire tower above any fence line shall be fitted with faux-pine bark 
cladding, painted or colored with browns or other appropriate earth tones to mimic 
natural pine bark. 
 

c. Equipment Concealment. All antennas, accessory equipment, cross arms, hardware, 
cables and other attachments to the monopine must be painted or colored with a flat 
greens, browns or other appropriate earth tones to blend into the faux pine branches. All 
antennas, remote radio units, tower-mounted amplifiers and other similar equipment 
larger than one cubic foot shall be fitted with a faux-pine “sock” with faux-pine needles. 
No tower-mounted equipment shall be permitted to protrude beyond the branch canopy 
such that it would materially alter the tapered pine shape. 
 

d. Material Selection and Approval. All materials and finishes used to conceal the 
monopine shall be subject to prior approval by the department. Applicants shall use only 
high-quality materials to conceal the wireless facility. The applicant shall use color-
extruded plastics for elements such as the faux-pine needles and faux-bark cladding to 
prolong the like-new appearance and reduce fading caused by exposure to the sun and 
other weather conditions. 
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P. Building-Mounted Wireless Facilities. In addition to all other design requirements in this 
chapter, the following provisions shall be applied to an application for a wireless facility 
installed on a building rooftop or facade: 

 
1. Architectural Integration. All applicants should, to the extent feasible, propose new non-

tower wireless facilities that are completely concealed and architecturally integrated into the 
existing facade or rooftop features with no visible impacts from any publicly accessible 
areas at ground level (examples include, but are not limited to, antennas behind existing 
parapet walls or facades replaced with RF-transparent material and finished to mimic the 
replaced materials). Alternatively, when integration with existing building features is not 
feasible, the applicant should propose completely concealed new structures or 
appurtenances designed to mimic the support structure’s original architecture and 
proportions (examples include, but are not limited to, cupolas, steeples, chimneys and 
water tanks). Facilities must be located behind existing parapet walls or other existing 
screening elements to the maximum extent feasible. 
 

2. Rooftop Wireless Facilities. All rooftop-mounted equipment must be screened from public 
view with concealment measures that match the underlying structure in proportion, quality, 
architectural style and finish to the maximum extent practicable. The approval authority 
may approve unscreened rooftop equipment only when it expressly finds that such 
equipment is effectively concealed due to its low height and/or setback from the roofline. 
 

3. Facade-Mounted Wireless Facilities. When wireless facilities cannot be placed behind 
existing parapet walls or other existing screening elements, the approval authority may 
approve facade-mounted equipment in accordance with this section 6.75.100.P(3). All 
facade-mounted equipment must be concealed behind screen walls and mounted as flush 
to the facade as practicable. The approval authority may not approve “pop-out” screen 
boxes unless the design is architecturally consistent with the original building or support 
structure. Except for parcels located within the South Y Industrial Community Plan or the 
Tahoe Valley Area Plan Commercial Mixed-Use Services District, the approval authority 
may not approve any exposed facade-mounted antennas, including but not limited to 
exposed antennas painted to match the facade. To the extent feasible, facade-mounted 
equipment must be installed on the facade(s) along the building frontage that is the least 
prominent or publicly visible. 

 
Q. Administrative Design Guidelines. The director may develop, and from time to time amend, 

design guidelines consistent with the generally applicable design regulations to clarify the 
aesthetic and public safety goals and standards in this chapter for city staff, applicants and the 
public. The design guidelines shall provide more detailed standards to implement the general 
principals articulated in this section and may include specific standards for particular wireless 
facilities or site locations but shall not unreasonably discriminate between functionally 
equivalent service providers. The design guidelines, and any subsequent amendments, shall 
not be effective unless approved by a resolution adopted by the city council. If a conflict arises 
between the development standards specified in this chapter and the design guidelines 
adopted under this section, the development standards specified in this chapter shall control. 
 

6.75.110 Standard Conditions for Approved Permits 
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A. General. Except as may be authorized in subsection B, all wireless facilities approved under 
this chapter or deemed approved by the operation of law shall be automatically subject to the 
following conditions: 

 
1. Permit Term; Approval Applies to Land. This permit will automatically expire 10 years 

and one day from its issuance unless California Government Code section 65964(b) 
authorizes the city to establish a shorter term for public safety or substantial land use 
reasons. Any other permits or approvals issued in connection with any collocation, 
modification or other change to this wireless facility, which includes without limitation any 
permits or other approvals deemed-granted or deemed-approved under federal or state 
law, will not extend this term limit unless expressly provided otherwise in such permit or 
approval or required under federal or state law. This permit shall run with the land and shall 
be valid for the term specified in these conditions of approval. No change in ownership of 
the wireless facility, the site, or the subject property shall affect the permit term. This permit 
may not be transferred to another site or property. 
 

2. Permit Renewal. The permittee may apply for permit renewal not more than one year 
before this permit expires. The permittee must demonstrate that the subject wireless facility 
complies with all the conditions of approval associated with this permit and all applicable 
provisions in this code that exist at the time the decision to renew or not renew is rendered. 
The director may modify or amend the conditions on a case-by-case basis as may be 
necessary or appropriate to ensure compliance with this code or other applicable law. Upon 
renewal, this permit will automatically expire 10 years and one day from its issuance, 
unless the applicant applies for an additional permit renewal.. Additional permit renewals 
shall be subject to the procedures in this condition. 
 

3. Build-Out Period. This permit will automatically expire 36 months from the approval date 
(the “build-out period”) unless the permittee obtains all other permits and approvals 
required to install, construct and/or operate the approved wireless facility, which includes 
without limitation any permits or approvals required by any federal, state or local public 
agencies with jurisdiction over the subject property, support structure or the wireless facility 
and its use. The permittee may request in writing, and the director may grant in writing, one 
six-month extension to the build-out period if the permittee submits substantial and reliable 
written evidence demonstrating justifiable cause for a six-month extension. If the build-out 
period (and any extension) finally expire, the permit shall be automatically void but the 
permittee may resubmit a complete application, which includes, without limitation all 
application fees, for the same or substantially similar project. 

 
4. Pre-Construction. The permittee shall stake the site, install temporary best management 

practices and request a pre-grade inspection prior to the commencement of any 
construction. Construction can only occur after the inspection is approved. 
 

5. Approved Plans. Any construction plans submitted to the building official shall incorporate 
the permit, together with all conditions of approval and the photo simulations associated 
with the permit (collectively, the “approved plans”). The permittee must construct, install 
and operate the wireless facility in substantial compliance with the approved plans. Any 
alterations, modifications or other changes to the approved plans, whether requested by 
the permittee or required by other departments or public agencies with jurisdiction over the 
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wireless facility, shall be subject to the director’s prior review and approval. After the 
director receives a written request to approve an alteration, modification or other change to 
the approved plans, the director may refer the request to the original approval authority if 
the director finds that it substantially deviates from the approved plans or implicates a 
significant or substantial land-use concern 
 

6. Post-Installation Certification., Within 60 calendar days after the permittee commences 
full, unattended operations at a wireless facility, the permittee shall provide the director with 
documentation reasonably acceptable to the director that the wireless facility has been 
installed and/or constructed in strict compliance with the approved plans. Such 
documentation shall include without limitation as-built drawings, GIS data and site 
photographs. In a written notice to the permittee, the director shall either certify that the 
wireless facility complies with the approved plans or order the permittee to correct any 
noncompliance.the director, in addition to any other actions or remedies authorized by the 
permit, this code or other applicable laws, may require the permittee to commission a noise 
study by a qualified professional to evaluate the facility’s compliance. 
 

7. Adverse Impacts on Other Properties. The permittee shall use all reasonable efforts to 
avoid any and all unreasonable, undue or unnecessary adverse impacts on nearby 
properties that may arise from the permittee’s or its authorized personnel’s construction, 
installation, operation, modification, maintenance, repair, removal and/or other activities on 
or about the site. The permittee shall not perform or cause others to perform any 
construction, installation, operation, modification, maintenance, repair, removal or other 
work that involves heavy equipment or machines except during normal construction work 
hours authorized by the TRPA Code. The restricted work hours in this condition will not 
prohibit any work required to prevent an actual, immediate harm to property or persons, or 
any work during an emergency declared by the city or other state or federal government 
agency or official with authority to declare an emergency within the city. The director may 
issue a stop work order for any activities that violates this condition in whole or in part. If the 
director finds good cause to believe that ambient noise from a facility violates applicable 
provisions in the TRPA Code, the director, in addition to any other actions or remedies 
authorized by the permit, this code or other applicable laws, may require the permittee to 
commission a noise study by a qualified professional to evaluate the facility’s compliance. 

 
7.8. Compliance with Applicable Laws. The permittee shall maintain compliance at all times 

with all federal, state and local statutes, regulations, orders or other rules that carry the 
force of law (“laws”) applicable to the permittee, the subject property, the wireless facility or 
any use or activities in connection with the use authorized in this permit, which includes 
without limitation any laws applicable to human exposure to RF emissions and any 
standards, specifications or other requirements identified by the director (such as, without 
limitation, those requirements affixed to an encroachment permit). If the director finds good 
cause to believe that the wireless facility is not in compliance with any laws applicable to 
human exposure to RF emissions, the director may require the permittee to submit a 
written report certified by a qualified radio frequency engineer familiar with the wireless 
facility that certifies that the wireless facility is in compliance with all such laws. The director 
may order the facility to be powered down if, based on objective evidence, the director finds 
that the wireless facility is in fact not in compliance with any laws applicable to human 
exposure to RF emissions until such time that the permittee demonstrates actual 
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compliance with such laws. The permittee expressly acknowledges and agrees that this 
obligation is intended to be broadly construed and that no other specific requirements in 
these conditions are intended to reduce, relieve or otherwise lessen the permittee’s 
obligations to maintain compliance with all laws. No failure or omission by the city to timely 
notice, prompt or enforce compliance with any applicable provision in this code, this 
chapter, any permit, any permit condition or any applicable law or regulation, shall be 
deemed to relieve, waive or lessen the permittee’s obligation to comply in all respects with 
all applicable provisions in this code, this chapter, any permit, any permit condition or any 
applicable law or regulation. 
 

8.9. Annual RF Compliance Affidavit. On or before January 30th in each calendar year, the 
permittee acknowledges and agrees that the permittee shall submit to the department an 
affirmation, under penalty of perjury, that the proposed installation will be FCC compliant, 
because it will not cause members of the general public to be exposed to RF levels that 
exceed the maximum permission exposure levels deemed safe by the FCC. 
 

9.10. Site Maintenance. The permittee shall keep the site area, which includes, without 
limitation, any and all improvements, equipment, structures, access routes, fences and 
landscape features, in a neat, clean, safe and code compliant condition in accordance with 
the approved plans and all conditions in this permit. The permittee shall keep the site area 
free from all litter and debris at all times. Routine maintenance within residential zones shall 
be restricted to normal construction work hours specified in the TRPA Code (generally 8 
a.m. to 6:30 p.m.). The permittee, at no cost to the city, shall remove and remediate any 
graffiti or other vandalism at the site within 48 hours after the permittee receives notice or 
otherwise becomes aware that such graffiti or other vandalism occurred.  
 

10.11. Landscape Features. The permittee shall replace any landscape features damaged or 
displaced by the construction, installation, operation, maintenance or other work performed 
by the permittee or at the permittee’s direction on or about the site. If any trees are 
damaged or displaced, the permittee shall hire and pay for a licensed arborist to select 
plant and maintain replacement landscaping in an appropriate location for the species. Any 
replacement tree must be substantially the same size as the damaged tree or as otherwise 
approved by the city. The permittee shall, at all times, be responsible to maintain any 
replacement landscape features. 
 

11.12. Abandonment. The permittee shall notify the director when the permittee intends to 
abandon or decommission the wireless facility authorized under this permit. In addition, the 
wireless facility authorized under this permit shall be deemed abandoned if the wireless 
facility has not operated for any continuous six-month period and the permittee fails to 
resume operations within 90 days from a written notice from the director. Within 90 days 
after a wireless facility is abandoned or deemed abandoned, the permittee and/or property 
owner shall completely remove the wireless facility and all related improvements and shall 
restore all affected areas to a condition compliant with all applicable laws, which includes 
without limitation this code. The permittee and/or property owner may request an extension 
to complete restoration to 180 days after a wireless facility is abandoned or deemed 
abandoned, which the director may grant if the applicant presents evidence of good cause 
for the extension. In the event that neither the permittee nor the property owner complies 
with the removal and restoration obligations under this condition within the required period, 
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the city shall have the right (but not the obligation) to perform such removal and restoration 
with or without notice, and the permittee and property owner shall be jointly and severally 
liable for all costs and expenses incurred by the city in connection with such removal and/or 
restoration activities. 
 

12.13. Inspections; Emergencies. The permittee expressly acknowledges and agrees that the 
city’s officers, officials, staff, agents, contractors or other designees may enter onto the site 
and inspect the improvements and equipment upon reasonable prior notice to the 
permittee. Notwithstanding the prior sentence, the city’s officers, officials, staff, agents, 
contractors or other designees may, but will not be obligated to, enter onto the site area 
without prior notice to support, repair, disable or remove any improvements or equipment in 
emergencies or when such improvements or equipment threatens actual, imminent harm to 
property or persons. The permittee, if present, may observe the city’s officers, officials, staff 
or other designees while any such inspection or emergency access occurs. 
 

13.14. Safety Hazard Protocol. If the fire chief (or designee) finds good cause to believe that the 
wireless facility presents an immediate fire risk, electrical hazard or other threat to public 
health and safety in violation of any applicable law, the fire chief may order the facility to be 
shut down and powered off until such time as the immediate threat has been mitigated, 
after a good faith effort is made to notify the applicant, if feasible. Any mitigations required 
shall be at the permittee’s sole cost and expense. 
 

14.15. Contact Information. Prior to final inspection and at all times relevant to this permit, the 
permittee shall keep on file with the department basic contact and site information. This 
information shall include, but is not limited to, the following: (A) the name, physical address, 
notice address (if different), direct telephone number and email address for (i) the permittee 
and, if different from the permittee, the (ii) site operator, (ii) equipment owner, (iii) site 
manager and (iv) agent for service of process; (B) the regulatory authorizations held by the 
permittee and, to the extent applicable, site operator, equipment owner and site manager 
as may be necessary for the facility’s continued operation; (C) the facility’s site identification 
number and/or name used by the permittee and, to the extent applicable, site operator, 
equipment owner and site manager; and (D) a toll-free telephone number to the facility’s 
network operations center where a live person with power-down control over the facility is 
available 24 hours-per-day, seven days-per-week. Within 10 business days after a written 
request by the city, the permittee shall furnish the city with an updated form that includes all 
the most-current information described in this condition. 
 

15.16. Indemnification. The permittee and, if applicable, the property owner upon which the 
wireless facility is installed shall defend, indemnify and hold harmless the city, city council 
and the city’s boards, commissions, agents, officers, officials, employees and volunteers 
(collectively, the “indemnitees”) from any and all (A) damages, liabilities, injuries, losses, 
costs and expenses and from any and all claims, demands, law suits, writs and other 
actions or proceedings (“claims”) brought against the indemnitees to challenge, attack, 
seek to modify, set aside, void or annul the city’s approval of this permit, and (B) other 
claims of any kind or form, whether for personal injury, death or property damage, that arise 
from or in connection with the permittee’s or its agents’, directors’, officers’, employees’, 
contractors’, subcontractors’, licensees’ or customers’ acts or omissions in connection with 
this permit or the wireless facility. If the city becomes aware of any claims, the city will use 
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best efforts to promptly notify the permittee and the private property owner (if applicable) 
and shall reasonably cooperate in the defense. The permittee expressly acknowledges and 
agrees that the city shall have the right to approve, which approval shall not be 
unreasonably withheld, the legal counsel providing the city’s defense, and the property 
owner and/or permittee (as applicable) shall promptly reimburse the city for any costs and 
expenses directly and necessarily incurred by the city in the course of the defense. The 
permittee expressly acknowledges and agrees that the permittee’s indemnification 
obligations under this condition are a material consideration that motivates the city to 
approve this permit, and that such indemnification obligations will survive the expiration, 
revocation or other termination of this permit. 
 

16.17. Insurance. At all times relevant to this permit, the permittee shall obtain and maintain 
insurance policies as follows: 

 
a. Commercial General Liability. Insurance Services Office Form CG 00 01 covering 

Commercial General Liability (“CGL”) on an “occurrence” basis, with limits not less than 
$1,000,000 per occurrence or $2,000,000 in the aggregate. If a general aggregate limit 
applies, either the general aggregate limit shall apply separately to this project/location 
or the general aggregate limit shall be twice the required occurrence limit. CGL 
insurance must include coverage for the following: Bodily Injury and Property Damage; 
Personal Injury/Advertising Injury; Premises/Operations Liability; Products/Completed 
Operations Liability; Aggregate Limits that Apply per Project; Explosion, Collapse and 
Underground (“UCX”) exclusion deleted; Contractual Liability with respect to the permit; 
Broad Form Property Damage; and Independent Consultants Coverage. The policy 
shall contain no endorsements or provisions limiting coverage for (i) contractual liability; 
(ii) cross liability exclusion for claims or suits by one insured against another; (iii) 
products/completed operations liability; or (iv) contain any other exclusion contrary to 
the conditions in this permit. 
 

b. Automotive Insurance. Insurance Services Office Form Number CA 00 01 covering, 
Code 1 (any auto), or if permittee has no owned autos, Code 8 (hired) and 9 (non-
owned), with limit no less than $1,000,000 per accident for bodily injury and property 
damage. 

 
c. Workers’ Compensation. The permittee shall certify that it is aware of the provisions of 

California Labor Code § 3700, which requires every employer to be insured against 
liability for workers’ compensation or to undertake self-insurance in accordance with the 
provisions of that code, and further certifies that the permittee will comply with such 
provisions before commencing work under this permit. To the extent the permittee has 
employees at any time during the term of this permit, at all times during the performance 
of the work under this permit the permittee shall maintain insurance as required by the 
State of California, with Statutory Limits, and Employer’s Liability Insurance with limit of 
no less than $1,000,000 per accident for bodily injury or disease. 

 
d. Umbrella Policy. If an umbrella or excess liability insurance policy is used to satisfy the 

minimum requirements for CGL or Automobile Liability insurance coverage listed above, 
the umbrella or excess liability policies shall provide coverage at least as broad as 
specified for the underlying coverages and covering those insured in the underlying 
policies. Coverage shall be “pay on behalf,” with defense costs payable in addition to 
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policy limits. permittee shall provide a “follow form” endorsement or schedule of 
underlying coverage satisfactory to the city indicating that such coverage is subject to 
the same terms and conditions as the underlying liability policy. 

 
e. Endorsements. The relevant policy(ies) shall name the city, its elected/ appointed 

officials, commission members, officers, representatives, agents, volunteers and 
employees as additional insureds. The permittee shall use its best efforts to provide 
thirty (30) calendar days’ prior written notice to the city of to the cancellation or material 
modification of any applicable insurance policy; provided, however, that in no event 
shall the permittee fail to provide written notice to the city within 10 calendar days after 
the cancellation or material modification of any applicable insurance policy. 

 
f. Certificates. Before the city issues any permit, the permittee shall deliver to the director 

insurance certificates, in a form satisfactory to the director, that evidence all the 
coverage required above. In addition, the permittee shall promptly deliver complete 
copies of all insurance policies upon a written request by the director. 

 
17.18. Performance Bond. Before the building official issues any permits required to commence 

construction in connection with this permit, the permittee shall post a performance bond 
from a surety and in a form acceptable to the director in an amount reasonably necessary 
to cover the cost to remove the improvements and restore all affected areas based on a 
written estimate from a qualified contractor with experience in wireless facilities or other 
infrastructure removal. The written estimate must include the cost to remove all equipment 
and other improvements, which includes without limitation all antennas, radios, batteries, 
generators, utilities, cabinets, mounts, brackets, hardware, cables, wires, conduits, 
structures, shelters, towers, poles, footings and foundations, whether above ground or 
below ground, constructed or installed in connection with the wireless facility, plus the cost 
to completely restore any areas affected by the removal work to a standard compliant with 
applicable laws. In establishing or adjusting the bond amount required under this condition, 
the director shall take into consideration any information provided by the permittee 
regarding the cost to remove the wireless facility to a standard compliant with applicable 
laws. The performance bond shall expressly survive the duration of the permit term to the 
extent required to effectuate a complete removal of the subject wireless facility in 
accordance with this condition. 
 

18.19. Record Retention. Throughout the permit term, the permittee must maintain a complete 
and accurate copy of the written administrative record, which includes without limitation the 
permit application, permit, the approved plans and photo simulations incorporated into this 
approval, all conditions associated with this approval, any ministerial permits or approvals 
issued in connection with this approval and any records, memoranda, documents, papers 
and other correspondence entered into the public record in connection with the permit 
(collectively, “records”). If the permittee does not maintain such records as required in this 
condition, any ambiguities or uncertainties that would be resolved by inspecting the missing 
records will be construed against the permittee. The permittee shall protect all records from 
damage from fires, floods and other hazards that may cause deterioration. The permittee 
may keep records in an electronic format; provided, however, that hard copies or electronic 
records kept in the city’s regular files will control over any conflicts between such city-
controlled copies or records and the permittee’s electronic copies, and complete originals 
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will control over all other copies in any form. The requirements in this condition shall not be 
construed to create any obligation to create or prepare any records not otherwise required 
to be created or prepared by other applicable laws. Compliance with the requirements in 
this condition shall not excuse the permittee from any other similar record-retention 
obligations under applicable law. 
 

19.20. Permit Revocation. Any permit granted under chapter 6.75 or deemed approved by the 
operation of law may be revoked in accordance with the provisions and procedures in this 
condition. The director may initiate revocation proceedings when the director has 
information that the facility may not be in compliance with all applicable laws, which 
includes without limitation, any permit in connection with the facility and any associated 
conditions with such permit(s). A permit granted under chapter 6.75 or deemed approved 
by the operation of law may be revoked only by the city council after a duly notice public 
hearing and opportunity to cure. Before any public hearing to revoke a permit granted 
under chapter 6.75 or deemed approved by the operation of law, the director must issue a 
written notice to the permittee that specifies (A) the facility; (B) the violation(s) to be 
corrected; (C) the timeframe in which the permittee must correct such violation(s); and (D) 
that, in addition to all other rights and remedies the city may pursue, the city may initiate 
revocation proceedings for failure to correct such violation(s). The city council may revoke a 
permit when it finds substantial evidence in the written record to show that the facility is not 
in compliance with any applicable laws, which includes without limitation, any permit in 
connection with the facility and any associated conditions with such permit(s). Any decision 
by the city council to revoke or not revoke a permit shall be final and not subject to any 
further appeals. Within five business days after the city council adopts a resolution to 
revoke a permit, the director shall provide the permittee with a written notice that specifies 
the revocation and the reasons for such revocation. 
 

20.21. Cost Reimbursement. The permittee acknowledges and agrees that (A) the permittee’s 
request for authorization to construct, install and/or operate the wireless facility will cause 
the city to incur costs and expenses; (B) the permittee shall be responsible to reimburse the 
city for all reasonable and actual costs incurred in connection with the permit, which 
includes without limitation costs related to application review, permit issuance, site 
inspection and any other costs reasonably related to or caused by the request for 
authorization to construct, install and/or operate the wireless facility; (C) any application 
fees required for the application may not cover all such reimbursable costs and that the 
permittee shall have the obligation to reimburse the city for all such costs 10 business days 
after a written demand for reimbursement and reasonable documentation to support such 
costs; and (D) the city shall have the right to withhold any permits or other approvals in 
connection with the wireless facility until and unless any outstanding costs have been 
reimbursed to the city by the permittee. 
 

21.22. Truthful and Accurate Statements. The permittee acknowledges that the city’s approval 
relies on the written and/or oral statements by permittee and/or persons authorized to act 
on permittee’s behalf. In any matter before the city in connection with the permit or the 
wireless facility, neither the permittee nor any person authorized to act on permittee’s 
behalf shall, in any written or oral statement, intentionally provide material factual 
information that is incorrect or misleading or intentionally omit any material information 
necessary to prevent any material factual statement from being incorrect or misleading. 
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22.23. Successors and Assigns. The conditions, covenants, promises and terms contained in 

this permit will bind and inure to the benefit of the city and permittee and their respective 
successors and assigns. 
 

23.24. City’s Standing Reserved. The city’s grant or grant by operation of law of a permit does 
not waive, and shall not be construed to waive, any standing by the city to challenge any 
provision in federal or state law or any interpretation thereof. 
 

24.25. Severability. If any provision in these conditions or such provision’s application to any 
person, entity or circumstances is or held by any court with competent jurisdiction to be 
invalid or unenforceable: (1) such provision or its application to such person, entity or 
circumstance will be deemed severed from this permit; (2) all other provisions in this permit 
or their application to any person, entity or circumstance will not be affected; and (3) all 
other provisions in this permit or their application to any person, entity or circumstance will 
be valid and enforceable to the fullest extent permitted by law. 

 
B. Modified Conditions. The city council authorizes the director to modify, add or remove 

conditions to any permit as the director deems necessary or appropriate to: (1) protect and/or 
promote the public health, safety and welfare; (2) tailor the standard conditions in subsection 
(a) to the particular facts and circumstances associated with the deployment; and/or (3) 
memorialize any changes to the proposed deployment need for compliance with this code, 
generally applicable health and safety requirements and/or any other applicable laws. 
 

6.75.120 Amortization 
 

Any nonconforming wireless facilities in existence at the time this chapter becomes effective must be 
brought into conformance with this chapter in accordance with the amortization schedule in this 
section. As used in this section, the “fair market value” will be the construction costs listed on the 
building permit or application for the subject wireless facility and the “minimum years” allowed will be 
measured from the date on which this chapter becomes effective. 

 

Fair Market Value  
on Effective Date 

Minimum Years  
Allowed 

less than $50,000………………………………….5 

$50,000 to $500,000……………………………..10 

greater than $500,000…………………………...15 

 

The director may grant a written extension to a date certain when the wireless facility owner shows 
(1) a good faith effort to cure non-conformance; (2) the application of this section would violate 
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applicable laws; or (3) extreme economic hardship would result from strict compliance with the 
amortization schedule. Any extension must be the minimum time period necessary to avoid such 
extreme economic hardship. The director may not grant any permanent exemption from this section. 

Nothing in this section is intended to limit any permit term to less than 10 years for any permit granted 
on or after January 1, 2007. In the event that the amortization required in this section would reduce 
the permit term to less than 10 years for any permit granted on or after January 1, 2007, then the 
minimum years allowed will be automatically extended by the difference between 10 years and the 
number of years since the city granted such permit. Nothing in this section is intended or may be 
applied to prohibit any collocation or modification covered under 47 U.S.C. § 1455(a) on the basis 
that the subject wireless facility is a legal nonconforming wireless facility. 

6.75.130 Special Exceptions for Federal or State Preemption 
 

A. Preface. The provisions in this section establish a procedure by which the city may grant an 
exception to the standards in this chapter but only to the extent necessary to avoid conflict with 
applicable federal or state law. When the applicant requests an exception, the approval 
authority shall consider the findings in section 6.75.130.B in addition to the findings required 
under section 6.75.080.A. Each exception is specific to the facts and circumstances in 
connection with each application. An exception granted in one instance shall not be deemed to 
create a presumption or expectation that an exception will be granted in any other instance. 
 

B. Findings for an Exception. The approval authority may grant an exception to any provision or 
requirement in this chapter only if the approval authority finds that: 

 
1. a denial based on the application’s noncompliance with a specific provision or requirement 

would violate federal law, state law or both; or 
 

2. a provision in this chapter, as applied to the applicant, would violate any rights or privileges 
conferred on the applicant by federal or state law. 

 
C. Scope of Exception. If the approval authority finds that an exception should be granted, the 

exception shall be narrowly tailored so that the exception deviates from this chapter to least 
extent necessary for compliance with federal or state law. 
 

D. Burden of Proof. The applicant shall have the burden to prove to the approval authority that 
an exception should be granted pursuant to this section. The standard of evidence shall be the 
same as required by applicable federal or state law for the issue raised in the applicant’s 
request for an exception.  

 
6.75.140 Violations 
 

Any use or condition caused or permitted to exist in violation of any provision of this chapter shall be 
and hereby is declared a public nuisance and may be subject to administrative citations as set forth in 
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chapter 2.30 of this code, summary abatement pursuant to chapter 4.40 of this code, California Code 
of Civil Procedure section 731, or any other remedy available to the city. 

SECTION 2. If any section, subsection, sentence, clause, or phrase of this Ordinance is for any 
reason held to be invalid or unconstitutional by a decision of any court of competent jurisdiction, such 
decision will not affect the validity of the remaining portions of this Ordinance. The City Council 
declares that it would have passed this Ordinance and each and every section, subsection, sentence, 
clause, or phrase not declared invalid or unconstitutional without regard to whether any portion of the 
Ordinance would be subsequently declared invalid or unconstitutional. 

SECTION 3. The City Clerk is directed to certify this Ordinance and cause it to be published in the 
manner required by law. 

SECTION 4. This Ordinance shall become effective thirty days after the date of its adoption. 

SECTION 5. The City Council finds that this Ordinance is exempt from the California Environmental 
Quality Act (CEQA) under CEQA Guidelines section 15061(b)(3), Common Sense Exemption, in that 
it can be seen with certainty that there is no possibility for this action to have a significant effect on the 
environment, and individual development applications will be reviewed under CEQA as they are 
proposed. Adoption of this Ordinance would enact changes in land use regulations adding additional 
regulations and siting requirements on wireless facilities that would reduce their impacts, and it can 
be seen with certainty that its adoption will not have a significant effect on the environment because it 
will not allow for the development of any new or expanded wireless communication facilities 
anywhere other than where they were previously allowed under existing federal, state and local 
regulations.  

Adopted by the City of South Lake Tahoe City Council on May 12, 2020 by the following vote: 
 
Yes: 
No: 
Abstain: 
Absent: 
 
 
________________________      Date:_________ 
Jason Collin, Mayor 
 
Attest: 
________________________   
Susan Blankenship, City Clerk 
 
 
First Reading: 
Published: 
Effective: 
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The presence of electronic signature certifies that the foregoing is a true and correct copy as approved by 
the South Lake Tahoe City Council. 
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