
 

GRASS VALLEY 

Development Review Committee Meeting 

Tuesday, August 11, 2026 at 9:00 AM 
Council Chambers, Grass Valley City Hall | 125 East Main Street, Grass Valley, California 

Telephone: (530) 274-4310 – Fax: (530) 274-4399 
E-Mail: info@cityofgrassvalley.com Web Site: www.cityofgrassvalley.com 

AGENDA 

Any person with a disability who requires accommodations to participate in this meeting 
should telephone the City Clerk’s office at (530)274-4390, at least 48 hours prior to the 
meeting to make a request for a disability related modification or accommodation. 

MEETING NOTICE 

Development Review Committee welcomes you to attend the meetings electronically or in 
person at the City Hall Council Chambers, located at 125 E. Main St., Grass Valley, CA 95945. 
Regular Meetings are scheduled at 9:00 a.m. on the 2nd and 4th Tuesday of each month. 
Your interest is encouraged and appreciated. 

Members of the public are encouraged to submit public comments via voicemail at (530) 
274-4390 and email to public@cityofgrassvalley.com. Comments will be reviewed and 
distributed before the meeting if received by 9 am. Comments received after that will be 
addressed during the item and/or at the end of the meeting. The committee will have the 
option to modify their action on items based on comments received. Action may be taken on 
any agenda item. 

Agenda materials, staff reports, and background information related to regular agenda items 
are available on the City’s website: www.cityofgrassvalley.com. Materials related to an item 
on this agenda submitted to the Committee after distribution of the agenda packet will be 
made available on the City of Grass Valley website at www.cityofgrassvalley.com, subject to 
City staff’s ability to post the documents before the meeting. 

Please note, individuals who disrupt, disturb, impede, or render infeasible the orderly 
conduct of a meeting will receive one warning that, if they do not cease such behavior, they 
may be removed from the meeting. The chair has authority to order individuals removed if 
they do not cease their disruptive behavior following this warning. No warning is required 
before an individual is removed if that individual engages in a use of force or makes a true 
threat of force. (Gov. Code, § 54957.95.) 

Council Chambers are wheelchair accessible and listening devices are available.  Other 
special accommodations may be requested to the City Clerk 72 hours in advance of the 

meeting by calling (530) 274-4390, we are happy to accommodate. 

 

CALL TO ORDER 
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City of Grass Valley, CA AGENDA August 11, 2026 

ROLL CALL 

ANNOUNCEMENTS, AGENDA REVIEW AND CHANGES 

PUBLIC COMMENT - Members of the public are encouraged to submit public comments via 
voicemail at (530) 274-4390 and email to public@cityofgrassvalley.com. There is a time 
limitation of three minutes per person. For items not on the agenda and within the 
jurisdiction or interest of the City, please address the Development Review Committee at 
this time. For items on the agenda please address the Development Review Committee 
when the number and subject matter are announced. Comments will be reviewed and 
distributed before the meeting if received by 9AM. Comments received after that will be 
addressed during the item and/or at the end of the meeting. The Development Review 
Committee will have the option to modify their action on items based on comments 
received. Action may be taken on any agenda item. 

GENERAL APPLICATION FOR REVIEW 

1. Proposed two new windows on the rear north elevation of building, associated with 
proposed residential unit. (26PLN-0029) Location/APN: 148 Mill Street (APN: 008-
371-007) 

Environmental Status: Categorical Exemption, Section 15301, Existing 
Facilities (Class 1). 

Recommendation: 1. Planning staff recommend the Development Review 
Committee to approve the proposed exterior modification associated with the new 
residential unit, as presented or as modified at the public meeting, which includes 
the following actions: a. Determine the project Categorically Exempt pursuant to 
Section 15301, Existing Facilities (Class 1), of the California Environmental Quality 
Act (CEQA) and Guidelines, as detailed in the staff report; b. Adopt the Findings of 
Fact for approval of the Minor Development Review as presented in the Staff Report; 
and, c. Approve the Minor Development Review Application that details a proposal of 
a new residential unit within the second story of existing building, above the 
ground level retail storefront. To include two new windows proposed on the 
north elevation, as presented or as modified at the public meeting, in accordance 
with the Conditions of Approval, attached to this Staff Report.  

ADJOURN 

 

POSTING NOTICE 

This is to certify that the above notice of a meeting of a Development Review Committee 
Meeting, scheduled for Tuesday, August 11, 2026, at 9:00 a.m., was posted at city hall, 
easily accessible to the public, as of 5:00 p.m. Friday, August 7, 2026. 

________________________ 

Taylor Whittingslow, City Clerk 
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DEVELOPMENT  
REVIEW 

COMMITTEE 
August 11, 2026 

  

 

PROJECT SUMMARY 

Application Number: 26PLN-0029 
Entitlement: Minor Development Review 
Subject: Proposed two new windows on the rear north elevation of 

building, associated with proposed residential unit. 
Location/APN: 148 Mill Street (APN: 008-371-007) 
Applicant: James Arbaugh (Applicant/Owner), Gary Burke 

(Representative/Architect) 
Zoning/General Plan: Town Core (TC) and Historical (H)/Commercial (C) 
Environmental Status: Categorical Exemption, Section 15301, Existing Facilities 

(Class 1).     
Prepared by:   Vanessa Franken, Associate Planner  
 

 

RECOMMENDATION 
1. Planning staff recommend the Development Review Committee to approve the 

proposed exterior modification associated with the new residential unit, as presented 
or as modified at the public meeting, which includes the following actions: 

 
a. Determine the project Categorically Exempt pursuant to Section 15301, Existing 

Facilities (Class 1), of the California Environmental Quality Act (CEQA) and 
Guidelines, as detailed in the staff report;  
 

b. Adopt the Findings of Fact for approval of the Minor Development Review as 
presented in the Staff Report; and,  
 

c. Approve the Minor Development Review Application that details a proposal of a 
new residential unit within the second story of existing building, above the ground 
level retail storefront. To include two new windows proposed on the north 
elevation, as presented or as modified at the public meeting, in accordance with 
the Conditions of Approval, attached to this Staff Report. 

 
GENERAL PLAN AND ZONING   
General Plan: The Grass Valley 2020 General Plan identifies the site as Commercial (C).  
The intent of the Commercial General Plan designation includes all types of commercial 
retail and service establishments on the highway and along major streets.     
 
Zoning: The Town Core (TC) zoning designation is intended to strengthen the mixed-
use, pedestrian-oriented nature of the existing downtown.  The TC zone allows for a full 
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Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 
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range of retail, restaurant, and housing uses. The Historical combining zone (H) is 
intended to identify important cultural resource sites and structures in the city, to ensure 
that any proposal to alter the state of the site or structure is carefully considered prior to 
implementation. 
 
BACKGROUND   
The historic downtown is an eclectic blend of architecture, dating from the 1850’s through 
the 1940’s.  The subject building is an interior lot; to the left of the building is a retail 
storefront (Goatmilk sundries) and to the right is an additional retail store front (Good 
Times skate shop). The project property is made of a single building, with a one-story 
portion of the building facing Mill Street and the rear facing portion of the building being 
constructed as a two-story building, the building is constructed of masonry and stucco.   
The property is located within the City’s “Downtown Historic District” (1872 Historic District 
and Townsite), which envelopes some of the City’s earliest commercial buildings. 
 
Today, the building is considered a “Priority 3”, or “non-contributing”, rating in the Grass 
Valley Historical Inventory.  
➢ A “Priority 3” rating is applied to “properties that lack significance due to major 

alterations or additions, [although] may be recoverable through restoration” per City 
of Grass Valley Historic Design Review Guidelines. 

➢ The property has been inventoried onto the City of Grass Valley “Historical Resources 
Inventory”, as the aforementioned rating, due to lack of substantial historical integrity.  

➢ The city utilizes two classifications to designate historic resources and properties. The 
two categories of historic significance are the "contributing" and "non-contributing" 
properties, per Section 17.52.050 – Historic Resource Designation. 

 
Notable Building Features: 

• Constructed mid-1850s, per Sanborn Fire Insurance Maps. 

• 1930s storefront display window cases. 

• Wood panel skirting and a wooden door entrance into the jeweler. 

• Modified full-width veranda supported by steel poles. 

• Remnants of a parapet roof, integrity loss to modern renovation over time. 

• Original brick masonry on building face has been covered with stucco. 
 

PROJECT PROPOSAL  
A total of (1) exterior modifications to the subject building make up the applicant’s work 
scope.  The modification is associated with the addition of a new residential unit to met 
CA Building Code requirements for habitable space.  A residential unit is allowed by 
zoning right in the “TC” zone, per Section 17.21.040 – Town Core (TC) Standards.  The 
new unit is proposed as a 840 SF with a single bedroom and single bath. 
 
1. Add (2) windows to the rear north elevation, which is the two-story portion of the 

building. 

• Proposed residential unit is not visible from pedestrian view on Mill Street frontage. 

• Windows are associated with proposed new residential unit. 

• Windows are required to meet Building Code requirements for habitable space. 
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• Rear portion of building faces the City owned South Church Street parking lot. 

• Windows exist along rear portion of building (south facing elevation), new windows 
will identically match. 
• Proposed windows are single hung, with simulated divided lites, and “1 X 4” 

Hardie Trim. 
• Color of window/ Hardie Trim will match existing paint colors. 
• Proposed windows are a bronze fiberglass material. 
• Proposed windows dimensions are 3-feet X 5-feet. 
• Existing windows are bronze anodized aluminum windows. Current CA Energy 

Code no longer allows for metal windows. 
       

REGULATORY AUTHORITY – HISTORICAL COMMISSION  
The locally adopted design guidelines express community preferences for preservation, 
enhancement, and development.  Design standards are to aid in decision making on 
enhancement of existing buildings.  Utilization of the Design Review Guidelines for the 
1872 Historic Townsite (“DRCHT”) state to start the assessment of a historic building by 
defining the features of the building that are specific and unique to the characteristics and 
related architectural style.   
 
The following points below provides citations of adopted City design goals that showcase 
how the proposed work scope supports the 1872 Design Guideline recommendations.  
Recommendations stem from the “Design Review Guidelines for the 1872 Historic 
Townsite” (2010), Section 6.3.4 Windows and Doors, manual (PDF pages 83-89), to 
include: 
➢ Windows and doors on the fronts of buildings should be preserved. Avoid creating 

additional opening or removing existing [windows] on facades that are visible from the 
street. 

➢ Preserve the historic ratio of window openings to solid wall. Significantly increasing 
the amount of glass will negatively affect the integrity of a structure. 

➢ Vinyl clad and aluminum windows are generally inappropriate. 
➢ A new window, if needed, should be placed in a secondary façade and not the primary 

façade.  A new opening should be similar in location, size, and type to those seen 
traditionally.  A general rule for a window opening is that the height should be twice 
the dimension of the width. Windows should be simple in shape, arrangement, and 
detail. 
 

Utilization of Regulations 
Per Chapter 17.52, Cultural and Historic Preservation, Section 15.52.070.C.1 – Project 
Evaluation and Review Process, “While the focus of this section is on properties rated as 
Priority 1 and 2, the City will also encourage property owners with Priority 3 and 4 
properties to use the guideline.”, “The development review committee and/or planning 
commission shall consider the guidelines in its decision and make recommendations to 
encourage compliance. 

• A determination for substantial compliance with design guidelines from the 
Development Review Committee (DRC) is requested upon consideration of approval. 
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ENVIRONMENTAL DETERMINATION 
The proposed project scope qualifies for a Categorical Exemption pursuant to Section 
15301, Existing Facilities (Class 1), of the California Environmental Quality Act (CEQA) 
and Guidelines. A Class 1 Categorical Exemption consists of the following examples but 
are not limited to: interior/exterior alterations, operation, repair, maintenance, permitting, 
leasing, licensing, or minor alternation of existing public or private structures, facilities, 
mechanical equipment, or topographical features, involving negligible or no expansion of 
use beyond that existing at the time of the lead agency’s determination. The proposed 
modifications are considered to algin with subsection (a); interior/exterior alterations. 

• The CA Environmental Quality Act (CEQA) provides specific treatment measures for 
significant historic resources and the establishment of clear and concise local 
guidance for the preservation and enhancement of such resources, which inevitably 
lends clarity and certainty to the review of development applications involving 
designated or significant historic resources (Priority Rating 1 - 2) within Grass Valley's 
1872 Historic Townsite. 
 

FINDINGS  
1. The City received a complete application for Minor Development Review application 

(26PLN-0029) on July 08, 2026. 
 
2. The Development Review Committee makes the determination that the addition of the 

proposed (2) new windows are in conformance with overarching design 
recommendations. 

 
3. This project is consistent with City’s General Plan.   
 
4. The project is consistent with the applicable sections and development standards in 

the Development Code. 
 
5. The project complies with the City of Grass Valley Historic Design Review Guidelines. 
 
6. The proposed use is allowed within the applicable zone and complies with all other 

applicable provisions of this Development Code and the Municipal Code.  
 
7. The design, location, size, and operating characteristics of the proposed activity are 

compatible with the existing and future land uses in the vicinity. 
 
8. The site is physically suitable in terms of design, location, shape, size, and operating 

characteristics. It ensures that the density, intensity, and type of use being proposed 
would not endanger, jeopardize, or otherwise constitute a hazard to the public 
convenience, health, interest, safety, or welfare, or be materially injurious to the 
improvements, persons, property, or uses in the vicinity and zone in which the property 
is located. 

 
ATTACHMENTS 

1. Aerial Map 
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2. Vicinity Map 
3. Universal Application 
4. Site Inspection – Existing Elevations (Photos) 
5. Project Plans  – New Residence (Floor Plan) 
6. Project Plans  – Site Plan (Existing/Proposed Elevations) 
7. Draft Conditions of Approval 
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Aerial Map - 148 Mill Street

8/3/2026, 3:22:53 PM
0 90 18045 ft

0 25 5012.5 m

1:1,276

Nevada County GIS 2025
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Vicinity Map - 148 Mill Street

Nevada County GIS

8/3/2026, 3:23:30 PM
0 90 18045 ft

0 25 5012.5 m

1:1,276

Nevada County GIS 2025
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James Arbaugh

Grass Valley, CA 95945 Grass Valley, CA 95945

530-575-0336

gary@garyaburke.com

Gary A Burke

Grass Valley, CA 95945

530-575-0336

gary@garyaburke.com

148 Mil Street Living Unit

148 Mill Street

008-371-007

Add a living unit in an existing space above an existing business. The living unit requires egress out of the bedroom.

We are proposing to add two windows on the north side of the existing space. The windows will match the style of the existing windows on the west

side of the existing space.

C GVCity TC-H GVCity

148 Celesta Dr

Gary A Burke

148 Mill Street

148 Celesta Dr

530-277-5585
james@stuckijewelers.com
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X

Gary A Burke Digitally signed by Gary A Burke
Date: 2025.09.09 13:39:44-07'00'

Gary A Burke Digitally signed by Gary A Burke
Date: 2025.09.09 13:39:53-07'00'
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Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 

 

Site Inspection 

Existing Elevations 
Photo 1 (below), view looking east towards “rear” of 148 Mill Street building.  This building 
faces towards the South Church Street City of Grass Valley public parking lot. 

 

 

 

 

 

14

Item # 1.

vfranken
Text Box
ATTACHMENT 4



Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 

 
Photo 2 (below), view looking south east towards “rear” corner of 148 Mill Street building.  
“Goodtimes” commercial retail/skate shop is pictured to left. 
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Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 

 
Photo 3 (below), view looking south towards north façade of 148 Mill Street building.   
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Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 

 
Photo 4 (below), view looking west towards the primary frontage of 148 Mill Street building.  
Photo is from pedestrian view, proposed windows are not visible. 
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DRAFT CONDITIONS OF APPROVAL 

 
Application Number: 26PLN-0029 

Location/APN: 148 Mill Street (APN: 008-371-007) 
Applicant: James Arbaugh (Applicant/Owner), Gary Burke 

(Representative/Architect) 
Prepared by:  Vanessa Franken, Associate Planner  

 

 
STANDARD CONDITIONS 
 
1. The approval date for Development Review Committee review of the proposed 

application is ___08/25/2026____, with an effective date of ___09/09/2026_____, 
pursuant to Section 17.74.020 – Effective Date of Permit, per Grass Valley Municipal 
Code. This project is approved for a period of two years and shall expire on 
___08/25/2028___, unless the project has been effectuated or the applicant requests 
a time extension that is approved by the Development Review Committee pursuant to 
the Development Code.           

 
2. The final design shall be consistent with the Development Review application, plans 

provided by the applicant, or as modified at time of hearing.  The project is approved 
subject to plans on file with the Community Development Department.  The 
Community Development Director may approve minor changes as determined 
appropriate.     

 
3. The applicant agrees to defend, indemnify, and hold harmless the City of Grass Valley 

in any action or proceeding brought against the City of Grass Valley to void or annul 
this discretionary land use approval. 

 
BUILDING DIVISION  
 
1. Prior to any work occurring, building permits shall be obtained from the Community 

Development Department, Building Division.  New occupancy will determine 
necessity for fire sprinklers, fire walls/partitions separating commercial and 
residential spaces, and that egress is not allowed on adjacent properties. 

 
PLANNING DIVISION 
 
1. An inspection prior to building final inspection of the future residential building permit 

is required.  The inspection is to ensure completed window work is in compliance with 
approved plans. 
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Exterior Modification (Addition of Two Windows) in association with Proposed New Residential 
Unit – Minor Development Review (26PLN-0029) 
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FIRE 
 
1. Address sign numerals shall be installed. Numerals shall be a minimum 4” tall with 

½” stroke, be clearly visible from the lane and contrast with the background. CFC 
§505.1 
 

2. Fire sprinkler plans, and Fire Alarm plans, calculations and material data sheets 
shall be submitted to the Fire Department for review and approval prior to installation 
(deferred submittal). The plans shall be submitted by a licensed C-16 fire sprinkler 
contractor or a California registered engineer and shall conform to NFPA #13D, 
2025 edition, and the City of Grass Valley Municipal Code. 

 
3. Smoke detectors are required within each bedroom, on the wall or ceiling 

immediately outside of each bedroom. CFC §907.2.11.2 
 
4. Carbon monoxide detectors are required outside of each bedroom door. CFC 

§915.2.1 
 

5. Solar photovoltaic roof system plans shall be submitted to the Fire Department for 
review and approval prior to installation (deferred submittal). Design and installation 
shall conform to Section 1205 of the 2025 California Fire Code, “Solar Photovoltaic 
Power Systems”. 
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