
 

GRASS VALLEY 

Planning Commission Meeting 

Tuesday, September 20, 2022 at 7:00 PM 
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. 

COMMISSIONERS 

Chair Eric Robins, Vice Chair James Arbaugh, Commissioner Liz Coots, Commissioner Greg 
Bulanti, Commissioner Brouillett 

MEETING NOTICE 

Planning Commission 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 7:00 p.m. on the 3rd Tuesday of each month. Your interest is 
encouraged and appreciated. 

This meeting is being broadcast “live” on Comcast Channel 17 by Nevada County Media, on 
the internet at www.cityofgrassvalley.com, or on the City of Grass Valley YouTube channel 
at https://www.youtube.com/channel/UCdAaL-uwdN8iTz8bI7SCuPQ.  

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 5pm. Comments received after that will be 
addressed during the item and/or at the end of the meeting. Commission 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 Commission 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. 

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. 
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City of Grass Valley, CA AGENDA September 20, 2022 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

AGENDA APPROVAL 

ACTION MINUTES APPROVAL 

1. Minutes for July 19, 2022 meeting. 

PUBLIC COMMENT - 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 5pm. Comments received after 
that will be addressed during the item and/or at the end of the meeting.  The Planning 
Commission will have the option to modify their action on items based on comments 
received.  Action may be taken on any agenda item. 

PUBLIC HEARING ITEMS 

2. Tentative Subdivision Map and Planned Development (18PLN-36) for the division 
of a ±1.36-acre lot into eleven (11) parcels in the Multiple Family Residential, 
Planned Development (R-3/PD) Zone. The Planned Development designation allows 
flexibility in the Development Code Standards with respect to lot size, lot 
configuration, access, etc. The property is located at 634 Town Talk Road (APN: 035-
550-003). The project was approved in 2018 and has since expired thereby requiring 
new applications.   Environmental Determination: An Addendum to the previously 
adopted Mitigated Negative Declaration has been prepared.  

3. Whispering Pines Specific Plan Amendments, Use and Development Review 
Permits (22PLN-18) to allow public assembly concerts and associated uses in the 
Whispering Pines Specific Plan SP-1A Zone located at 125 Crown Point Court (APN: 
009-700-063). Whispering Pines Specific Plan Amendments include: An Amendment 
of the Whispering Pines Specific Plan Text to create a new Subarea – SP-1A.1 Public 
Assembly Uses to allow Studio Uses, such as art, dance, music uses, and Theater or 
performing arts uses with a Use Permit; An Amendment of the Whispering Pines 
Specific Plan Map reflecting the SP-1A.1 Public Assembly Uses; An Amendment of the 
Whispering Pines Specific Plan Building Standards to allow an increase in height from 
25 to 45 feet; A Use Permit is required to allow studio uses and a performing arts 
center for InConcert Sierra; A Development Review Permit is required for the 
architectural building design of the roof expansion. InConcert Sierra proposes a 520-
seat 9,500 sq. ft. Concert Hall, 125-seat 2,500 sq. ft. Black Box Theater and 3,000 
sq. ft. Conference Center in the 41,600 sq. ft. building. Environmental 
Determination: Initial Study/Mitigated Negative Declaration 

4. Use Permit (22PLN-36) for NEO Youth Center to relocate and reopen its programs 
and facility to 220 Litton Drive (APN 035-540-032) in the CBP (Corporate Business 
Park) Zoning District.  NEO has provided after school programs and other activities to 
youth (11-25) in Grass Valley since 2015 and were previously located on Joerschke 
Drive.  Environmental Determination:  Categorically Exempt.  
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City of Grass Valley, CA AGENDA September 20, 2022 

NON PUBLIC HEARING ITEMS 

5. Planning Commission Interpretation (22PLN-35) a request to determine if the 
Development Code allows more than one Short-Term Rental per property. The 
interpretation of the Development Code is not specific to a particular property but 
applies Citywide. Environmental Determination: Statutory Exemption. 

OTHER BUSINESS 

6. Review of City Council Items. 

7. Future Meetings, Hearings and Study Sessions 

BRIEF REPORTS BY COMMISSIONERS 

ADJOURN 

 

POSTING NOTICE 

This is to certify that the above notice of a Planning Commission Meeting, scheduled for 
Tuesday, September 20, 2022 at 7:00 PM was posted at city hall, easily accessible to the 
public, as of 5:00 p.m. Friday, September 16, 2022. 

________________________ 

Taylor Day, Deputy City Clerk 
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GRASS VALLEY 

Planning Commission Meeting 

Tuesday, July 19, 2022 at 7:00 PM 
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 

MINUTES 

CALL TO ORDER 

Meeting called to order at 7:02 pm. 

PLEDGE OF ALLEGIANCE 

Commissioner Coots led the pledge of Allegiance. 

ROLL CALL 

PRESENT 
Commissioner Ari Brouillette 
Commissioner Greg Bulanti 
Commissioner Liz Coots 
Vice Chairman James Arbaugh 
Chairman Eric Robins 
 

AGENDA APPROVAL 

Motion made to approve the agenda by Commissioner Bulanti, Seconded by Commissioner 
Coots. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, Vice 
Chairman Arbaugh, Chairman Robins 
 

ACTION MINUTES APPROVAL 

Motion made to approve the minutes by Vice Chairman Arbaugh, Seconded by Commissioner 
Coots. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, Vice 
Chairman Arbaugh, Chairman Robins 
 

1. Minutes for June 21, 2022. 

PUBLIC COMMENT - 

In person public comment by: Joy Garner & Evan Garner 

 

4

Item # 1.

mailto:info@cityofgrassvalley.com
http://www.cityofgrassvalley.com/


City of Grass Valley, CA MINUTES July 19, 2022 

 

PUBLIC HEARING ITEMS 

2. Development Review Committee Recommendation of Development Review and 
Use Permit (22PLN-21) for the remodel of the existing ±6,200 sq. ft. Best Western 
Conference Center building and new ±6,400 sq. ft. hotel for Best Western, including 
site and landscaping improvements in the Office Professional (OP) Zone. The 
remodeled and new hotel buildings include 13 and 14 rooms respectively for a total 
of 27 rooms. The project is located at 1012 Sutton Way (APN: 035-400-026). 
Environmental Determination: Categorial Exemption.     

Lance Lowe, Principle Planner, gave presentation to the commission. 

In person public comment from: Barbara Rivenes & Don Rivenes 

Virtual comments attached. 

Discussion was had about the requirements for the energy codes, and the colors of 
the proposed buildings. 

Motion made by Commissioner Bulanti, Seconded by Commissioner Coots. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, 
Vice Chairman Arbaugh, Chairman Robins 
 

3. Use Permit (22PLN-27) to allow Riebe's NAPA Auto Parts Store to use the old Sears 
Building located at 129 Idaho Maryland Road for additional product storage and 
machine shop operations located at 126 Idaho Maryland Road. The building, located 
at 129 Idaho Maryland Road was originally Riebe's Auto Parts, prior to the new store 
at 126 Idaho-Maryland Road in 1997 (APN: 009-210-039). Environmental 
Determination: Categorical Exemption. 

Tom Last, Community Development Director, gave the presentation to the 
commissioners. 

Discussion was had about the type of machine work would be done, and if additional 
landscaping was occurring.  
 

Motion made by Vice Chairman Arbaugh, Seconded by Commissioner Bulanti. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, 
Vice Chairman Arbaugh, Chairman Robins 
 

OTHER BUSINESS 

4. Review of City Council Items. 

Council will be hearing the the Development codes at the end of August on the 23rd. 

5. Future Meetings, Hearings and Study Sessions 

There may be not be a planning commission meeting next month. 

BRIEF REPORTS BY COMMISSIONERS 
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City of Grass Valley, CA MINUTES July 19, 2022 

ADJOURN 

Meeting adjourned at 8:06 pm. 

 

_________________________     _________________________ 

Eric Robins, Chairman      Taylor Day, Deputy City Clerk 

 

Adoption Date ____________ 
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To the Planning Commission 
 
We are submitting these comments on behalf of Community Environmental Advocates 
Foundation. 
 
There is no mention of meeting California 2022 Green Building Code Solar 
requirements in the Development Review and Use Permit for the remodel of the existing 
±6,200 sq. ft. Best Western Conference Center building and new ±6,400 sq. ft. hotel for 
Best Western.  
 
The California 2022 Green Building Code Solar requirements applies to hotel 

buildings. 
 
The code is: 

(b) Solar Zone. 

Minimum Solar Zone Area. The solar zone shall have a minimum total area as 
described below. The solar zone shall comply with access, pathway, smoke 
ventilation, and spacing requirements as specified in Title 24, Part 9 or other 
Parts of Title 24 or in any requirements adopted by a local jurisdiction. The solar 
zone total area shall be comprised of areas that have no dimension less than 
five feet and are no less than 80 square feet each for buildings with roof areas 
less than or equal to 10,000 square feet or no less than 160 square feet each 
for buildings with roof areas greater than 10,000 square feet. 

Section 110.10(b)1B 

B. Low-rise and High-rise Multifamily Buildings, Hotel/Motel 
Occupancies, and Nonresidential Buildings. The solar zone shall be 
located on the roof or overhang of the building or on the roof or overhang of 
another structure located within 250 feet of the building or on covered 
parking installed with the building project, and shall have a total area no 
less than 15 percent of the total roof area of the building excluding any 
skylight area. The solar zone requirement is applicable to the entire 
building, including mixed occupancy. 

 
We submit that the Best Western buildings must meet the Green Building Code Solar 
requirements requiring solar installation. 
 
In addition, we ask that the Best Western buildings shall: 

 Be pre-plumbed and structurally engineered for the installation of a complete 
solar energy system. 

 Install a level 2 electric car charger at the hotel. 

7

Item # 1.



 Use "Energy Star" rated (or greater) roofing materials. 
 Use both indoor and outdoor energy efficient lighting that meets or exceeds Title 

24 requirements. 
 Prior to the issuance of a Building Permit, the floor plans and/or exterior 

elevations submitted in conjunction with the Building Permit application shall 
show that the proposed project includes a complete solar water heating system. 

 Include an energy efficient heating system and an air conditioning system that 
exceeds the SEER ratio by a minimum of two points at the time of building permit 
issuance.  

 Only use low flow water fixtures such as low flow toilets, faucets, showers, etc. 
 Only use programmable thermostat timers. 
 Prior to approval of Improvement Plans, the applicant shall only show energy 

efficient lighting for all street, parking, and area lighting associated with the 
proposed project, including all on-site and off-site lighting. 

 Include pedestrian-friendly paths and cross walks in all parking lots. 
 Pave all parking lots with reflective coatings (albedo = 0.30 or better). This 

measure is considered feasible if the additional cost is less than 10% of the cost 
of applying a standard asphalt product. 

 Maximize the amount of drought tolerant landscaping by minimizing the amount 
of turf in all areas where this option is feasible as well as comply with the City's 
Model Water Efficient Landscape Ordinance for both residential and commercial 
land uses. 

 Ensure recycling of construction debris and waste through administration by an 
on-site recycling coordinator and presence of recycling/separation areas. 

 Require non-smoking in the buildings. 
 
Considering most of its business is from people driving to the location, it would be 
important to offset those greenhouse gas emissions by offsetting the energy use within 
the hotel with renewable energy. 
 
This will help Grass Valley achieve its Energy Action Plan goal of curbing global 
warming by reducing electricity use by 36% by 2035 (Strategy 1.2 Target: 100% of New 
Construction meets Title 24 Green Building and Energy Efficiency Standards). 
 
Thank you for your consideration. 

 
Donald L. Rivenes 
Community Environmental Advocates Foundation 
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Taylor Day

From: Eric Jorgensen <ejorgensen1942@gmail.com>
Sent: Tuesday, July 19, 2022 5:01 PM
To: Public Comments
Subject: Best Western

  
 July  19, 2022 

public@cityofgrassvalley.com 

To the Grass Valley Planning Commission 

Re: Best Western Hotel 

We are submitting these comments on behalf of Nevada County Climate Action Now. 

Natural gas is a fossil fuel that is going to be phased out in California in the current decade to 
reach 100% renewable energy goals. It is much cheaper to build all‐electric buildings now 
rather than a quite expensive retrofit in the future. Burning gas is now a bigger source of GHG 
pollution than burning coal, and nearly a third of that gas is burned in homes and commercial 
buildings.  

A hotel is a good application for this. It has no gas cooking appliances in rooms that people 
need to worry about. It also does not have separate electric meters for the rooms since the 
energy is part of the hotel expenses. 

Heat pumps can replace both the furnace and the air conditioner and  are highly efficient in 
single suite settings. A geothermal heat pump can also be considered when constructing the 
building. Building a new all‐electric building powered by heat pumps is cheaper than building 
with gas because you avoid the costs of gas lines and ventilation and future conversion.  

The electricity would be provided by solar panels on roof top and parking areas.  Best Western 
can advertise room car battery charging. And excess is stored in batteries for nighttime or 
backup use. The storage would protect the guests from a rolling blackout or when PG&E turns 
off power due to a threatening fire damage while providing transportation support. 

Making the hotel net zero energy will help Grass Valley achieve its Energy Action Plan goal of 
100% of new construction conforming to Title 24 Green Building and Energy Efficiency 
Standards. 

  You don't often get email from ejorgensen1942@gmail.com. Learn why this is important  
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Thank you for your consideration. 

  

Eric Jorgensen 

Nevada County Climate Action Now 
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PLANNING COMMISSION
STAFF REPORT

September 20, 2022

Prepared by:
Reviewed by:

DATA SUMMARY

Application Number:
Subject:

Location/APN:
Applicant:
Zoning/General Plan:
Entitlements:
Environmental:

Lance E. Lowe, AICP, Principal Planner
Tom Last, Community Development Director

18PLN-36
Tentative Subdivision Map & Planned Development for the
division of a ±1. 36-acre parcel into eleven (11) single family
residential parcels.
634 Town Talk Road/035-550-003
Kevin Nelson, Nelson Engineering
Multiple Dwelling (R-3) Zone/Urban High Density Residential
Tentative Subdivision Map & Planned Development
Addendum Initial Study/Mitigated Negative Declaration

RECOMMENDATION:
That the Planning Commission approve the Town Talk Village project, as presented, or
as modified by the Planning Commission, which includes the following actions:

1. Adoption of an Addendum Initial Study/Mitigated Negative Declaration, prepared for
the Tentative Subdivision Map and Planned Development, as the appropriate level of
environmental review in accordance with the California Environmental Quality Act
(CEQA) and Guidelines;

2. Adoption of a Mitigation Monitoring & Reporting Program (MMRP), implementing and
monitoring all Mitigation Measures, in accordance with the California Environmental
Quality Act (CEQA) and Guidelines;

3. Adootion of Findings of Fact for approval of the Tentative Subdivision Map and Planned
Development as presented in the Staff Report; and,

4. Approval of the Tentative Subdivision Map and Planned Development in accordance
with the Conditions of Approval as presented in the Staff Report.

BACKGROUND:
On May 17, 2005, at the recommendation of the Planning Commission, the City Council
approved the Town Talk Village residential project. The project was approved for a period
of three years ending on May 17, 2008. State legislation (SB 1185, AB 333, AB 208, &
AB 116) extended the entitlements starting in 2008 through 2013. Based on the State
Map Act extensions, the Town Talk Village expiration date was extended/expired on May
17, 2016.
Tentative Map/Planned Dev 18PLN-36 Planning Commission Meeting

September 20, 2022
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The Planning Commission approved new applications on November 20, 2018, fora three-
year period expiring on November 20, 2021. The applications have again expired
requiring new applications.

PROJECT DESCRIPTION:
The project consists of new applications for the project approved in 2018 as outlined in
the attached Staff Report dated November 20, 2018. No changes in the project have
occurred since approval of the project, necessitating additional analysis and/or
environmental review.

Improvement plans have been prepared with the applicant intending to complete the
project as approved (Attachment 1 - Applicant's Extension Request dated July 19,
2022).

See Attachment 2 - Planning Commission Staff Report dated November 20, 2018, for
discussion of Background, Project Description, Site Description and Environmental
Setting, Public and Agency Comments, Environmental Determination, General Plan and
Zoning, Staff Analysis of General Plan and Zoning, Tentative Subdivision Map, Access
and Improvements, Grading and Retaining Walls, Tree Removal and Fencing.

ATTACHMENTS:
Attachment 1 - Applicant Correspondence dated July 19, 2022
Attachment 2 - Planning Commission Staff Report dated November 20, 2018, with the

following Exhibits and Attachments:

EXHIBITS:
Exhibit A - Addendum Initial Study/Mitigated Negative Declaration with the following

Attachments:

Attachments:
1. Vicinity Map
2. Aerial Photograph
3. Assessor's Parcel Map
4. Site Photographs
5. Tentative Subdivision Map
6. Residential Elevations and Floor Plans
7. Project Correspondence

Exhibit B - Mitigation Monitoring & Reporting Program
Exhibit C - Findings and Conditions of Approval

Tentative Map/Planned Dev 18PLN-36 Planning Commission Meeting
September 20, 2022
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N E L S 0 N
INGINEERING

Civil Engirieermg, Surveying & Land Planning

July 19, 2022

Lance Lowe

Planning Department
City of Grass Valley
125 East Main Street
Grass Valley, CA 95945

RE; Extension of Time of Tentative Map and Planned Unit Development (18PLN-36) for
Towntalk ViUage residential subdivision, APN 035-550-003

Dear Lance,

This letter is to fonnally request an extension of time for the existing Tentative Map and Planned
Umt Development (18PLN-36) for the Towntalk Village residential subdivision. Cim-ently, the
map has expired as of November 20, 2021. Unfortunately, this expiration date got overlooked
during the COVID pandemic as the project got put on hold during this time. We are requesting a
new three-year extension of the map to allow for the permitting and construction of the road &
infrastmcture and to record the Final Map.

We have prepared and submitted the Improvement Plans for initial review and comments,
therefore, we are now looking to move forward with this development and this extension will
allow us to do so.

In addition, enclosed is a check for $974.00 per your request for the review and processing of our
request. Upon yoiu- review of our request, please feel fi-ee to contact me if you have any
questions or need any further information.

Thank you for your time and consideration in this matter.

NELSON ENGINEEMNG

^^_
Kevin

Principal
elson, PE, PLS

ATTACHMENT 1

14028 Comas Court Penn Valley, CA 95946 (530) 432-4818
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PLANNING COMMISSION
STAFF REPORT

November 20, 2018

Agenda Item:
Prepared by:
Reviewed by:

DATA SUMMARY:

Application Number:
Subject:

Location/APN:

Applicant/Rep.
Zoning/General Plan:
Entitlements):
Environmental Status:

7.1
Lance E. Lowe, AICP, Principal Planne
Thomas Last, Community Development Director.

18PLN-36
Tentative Subdivision Map & Planned Development for the
division of a ±1.36 acre parcel into eleven (11) single family
residential parcels.
634 Town Talk Road/APN: 035-550-003 (Attachment 1 -
Location Map and Attachment 2 - Aerial Photograph)
Kevin Nelson, Nelson Engineering
Multiple Dwelling (R-3) Zone/Urban High Density Residential
Tentative Subdivision Map & Planned Development
Addendum Initial Study/Mitigated Negative Declaration

RECOMMENDATION:
That the Planning Commission approve the Town Talk Village project, as presented, or
as modified by the Planning Commission, which includes the following actions:

1. Adoption of an Addendum Initial Study/Mitigated Negative Declaration, prepared for
the Tentative Subdivision Map and Planned Development, as the appropriate level of
environmental review in accordance with the California Environmental Quality Act
(CEQA) and Guidelines (Exhibit A);

2. Adoption of a Mitigation Monitoring & Reporting Program (MMRP), implementing and
monitoring all Mitigation Measures, in accordance with the California Environmental
Quality Act (CEQA) and Guidelines (Exhibit B);

3. Adoption of Findings of Fact for approval of the Tentative Subdivision Map and Planned
Development as presented in the Staff Report (Exhibit C); and,

4. Approval of the Tentative Subdivision Map and Planned Development in accordance
with the Conditions of Approval as presented in the Staff Report.

BACKGROUND:
At the recommendation of the Planning Commission, on May 17, 2005, the City Council
adopted a Mitigated Negative Declaration and approved the Town Talk Village residential
project. The project was approved for a period of three years ending on May 17, 2008.
Since approval in 2005 and subsequent downturn in the housing market the expiration
Application 18PLN-36 1 Planning Commission Meeting

November 20, 2018

ATTACHMENT 2
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was extended due to State legislation (SB 1185, AB 333, AB 208, & AB 116) starting in
2008 through 2013. Based upon the State Map Act extensions, the Town Talk Village
expiration date was extended to May 17, 2016 and has since expired thus requiring new
entitlement applications.

PROJECT DESCRIPTION:
The project consists of a Tentative Subdivision Map and Planned Development to
subdivide a ±1.36-acre property into eleven (11) residential single-family parcels in the
Multiple Family Residential, Planned Development (R-3/PD) Zone. A Planned
Development is required to allow flexibility in the City's Development Standards with
respect to lot size, lot configuration, access, etc. A description of the entitlements and
review of the project plans dated September 20, 2018, includes the following:

Tentative Subdivision Map - The Tentative Subdivision Map is proposed to divide the
±1. 36-acre parcel into 1 1 single family lots. The lots range in size from 2, 372 to 8, 454
square feet with an average size of 4, 831 square feet. Construction of 11 two-story,
detached single family residential units, with an option of 4 secondary residential units
located over the garage is proposed. The proposed units range in size from ±1, 100 square
feet to ±2, 500 square feet. The secondary residential units located over the garage are
approximately ±600 square feet, located on lots 1, 3, 7and 8 (building design B). The
buildings would be 25 feet in height. The project would include one and two car garages
and two outdoor parking spaces for each unit creating a total of 41 parking spaces (26
parking spaces are required). The buildings include lap siding with composition shingles.
The topography of the site requires retaining walls located along the northern and eastern
side of lots 1, 2, 7, 8 & 11-The retaining walls range from two (2) to eight (8) feet in height
(Attachment 5 of Exhibit A - Tentative Subdivision Map).

Planned Development - A Planned Development is authorized in accordance with
Section 17. 72. 50 of the City's Development Code. A Planned Development Permit
provides flexibility in the application of the Development Code Standards to allow
innovation in site planning and other aspects of project design. With the Planned
Development, the applicant is requesting deviation of the rear yard setback, lot width, lot
coverage and access of the Development Code Standards as follows:

Standard:
Rear Yard Setbacks:

Lot Width:

LotCovera e:

Access:

R-3 Standards:

20% of lot depth, with a minimum of 10 ft.
and a maximum reauirement of 20 ft.
70 ft. for interior lots and 75 ft. for corner
lots
50% lot coverai*
Minor residential street 37. 3" min no
parking on either side.

Town Talk Villa e Pro'ect:
5 ft. minimum

35 ft. (Lot 9) to 100 ft. (Lot 11)

51% Lot 7) & 55% Lot8
24 ft. wide roadway without curb
gutter and sidewalk.

Residential Building Designs - The applicant is proposing four residential models within
the development. The residential product includes ±1, 166 (2/2), ±1,746 (3/2), ±2, 332

Application 18PLN-36 Planning Commission Meeting
November 20, 2018
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(3/2), and ±2, 508 (4/3) square footages. The architectural features include, but are not
limited to:

Front porches;
Front doors with windows;
Single and two car garages with
windows;
Lap siding with wood framed windows;

5/12 and 7/12 combination hip and
gable roofs;
Composition shingles; and,
600 square foot apartment option with
2, 508 (Elevation B) square foot model.

See Attachment 6 of Exhibit A - Residential Elevations/Floor Plans.

Access - The project fronts on Town Talk Road, a County maintained roadway. The
proposed access improvements include a 24-foot-wide, centrally located roadway
extending from Town Talk Road and terminating at the northern end of the property.
Considering Town Talk Road is in the County, all street improvements along Town Talk
Road require improvements in accordance with County standards, including a roadway
with 10-foot lanes and 4-foot shoulders along the property frontage. In addition, the Fire
Department requires a minimum 24-foot width access to the site with a turn-a-round.

A pedestrian walkway is proposed extending from the internal roadway between lots 3
and 4 leading to the commercial properties to the west.

Grading & Retaining Walls - Development of the site requires grading of the existing
contours of the property. The project includes ±4,500 cubic yards of excavation with
±1, 800 yards of fill with ±2, 700 yards of export. As noted, the existing slopes on the
property require retaining walls located on Lots 1, 2. 7, 8 & 11. The height of retaining
walls range from two (2) feet to eight (8) feet in height.

Tree Removal - The project site contains ±47 trees consisting of 45 Pine and 2 Cedar
trees. As part of the development, 26± trees are anticipated for removal with ±21 trees
to be retained (45%).

Fencing - No fencing is proposed with the project. An existing wood fence is located
between the residential use on the south side of the property.

Drainage - A preliminary drainage report has been prepared by Kevin Nelson for the
project. The project includes overland release swales draining into detention facilities
located at the low elevation of the site on Lots 3 & 4. The drainage facilities include a 20
foot by 70-foot drainage easement for maintenance.

SITE DESCRIPTION AND ENVIRONMENTAL SETTING:
The ±1.36-acre property is located westerly of Town Talk Road and northerly of Brunswick
Road in the northern portion of Grass Valley. The site had a single-family residence and
accessory buildings, which were demolished in 2005. The majority of the project site
consists of previously disturbed cut and fill soils. The vegetation of the property consists

Application 18PLN-36 Planning Commission Meeting
November 20, 2018
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of pines and cedar trees, with some non-native landscaping around the former residence.
The elevation at the northeast corner of the property is ±2, 695 feet above sea level and
slopes down to ±2,660 at the southwestern corner. The average slope of the property is
±15%. The drainage from the site flows to the southwestern portion of the property
(Attachment 4 of Exhibit A - Site Photographs).

PUBLIC AND AGENCY COMMENTS:
The following comments received during the Responsible and Trustee agency review period
were incorporated into the project as Conditions of Approval (COA), where applicable.

Agency/Party

PG&E

Date Comments/Staff Response

Augusts, The project is within the same vicinity of PG&E's existing
2018 distribution facilities that serve this ro ert .

Nevada August 9, 1. Right-of-way should be clarified on the TSM.
County Public 2018

Works Staff Response: Right-of-way has been shown on the TSM.

2. The County recommends that Town Talk should be annexed
into the City.

Staff Response: Although, the property is slated for eventual
annexation into the City, the City is not considering annexation
at this time.

3. The Final Map shall show a Local Class I detail and ditch
along Town Talk Road.

Staff Response: The project has been conditioned accordingly.

4. The final drainage analysis shall be submitted to the County
prior to filing of the Final Map and issuance of an Encroachment
Permit.

Staff Response: Mitigation Measures require a final drainage
analysis for the project; a copy will be provided to the County.

5. Traffic Impact Fees shall be required prior to issuance of a
building permit.

Staff Response: Traffic Mitigation Fees will be accessed prior
to issuance of building permits.

6. A sidewalk or paved pathway is recommended along the
Town Talk Road frontage.

Staff Response: The project has been conditioned accordingly.

7. The roadway should be completed so that paratransit and
Waste Management vehicles can access the site.

Condition/
Miti ation

B-1

E-8

MM-Xl

A-10

E-9

Application 18PLN-36 Planning Commission Meeting
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Dan Landon,
Executive
Director,
NCTC

Staff Response: The project is in compliance with the Fire
Department standards for access and can accommodate
paratransit and Waste Management vehicles.

Sept 26, The project is compatible with the Nevada County Airport Land
2018 Use Compatibility Plan. An overflight notice is required prior to

filing of the Final Map.

Staff Response: Conditions of Approval have been imposed
requiring an Overflight Notice prior to filing of the Final Map.

E-10

ENVIRONMENTAL DETERMINATION:
The original project Initial Study/Mitigated Negative Declaration was circulated for a 30-day
public and agency review commencing April 4, 2005. The project was also circulated via the
State Clearing House (SCH#2005042007) for state agency review and comment.

In accordance with the California Environmental Quality Act (CEQA) Guidelines Sections
15152 (Initial Study) and 15164 (Addendum to a Negative Declaration) the City of Grass
Valley has prepared an Addendum to the original Initial Study/Mitigated Negative
Declaration. The Addendum Initial Study/Mitigated Negative Declaration is an Addendum to
the adopted Mitigated Negative Declaration (SCH No. 2005042007) prepared for the Town
Talk Village Tentative Subdivision Map and Planned Development approved by the City of
Grass Valley City Council on May 17, 2005. For clarity, the revisions contained herein are
identified as underlined text for text that has been inserted. All other text is verbatim from the
Initial Study/Mitigated Negative Declaration. All recirculated comment letters and associated
responses are attached herewith as Attachment 7 - Comments on Initial Study/Mitigated
Negative Declaration.

In accordance with Section 15162 (a) of the CEQA Guidelines, when a negative declaration
has been adopted fora project, no subsequent negative declaration shall be prepared for the
project unless:

1. Substantial changes are proposed in the project.

2. Substantial changes occur with respect to the circumstances under which the project is
undertaken.

3. New information of substantial importance shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous
negative declaration;

(B) Significant effects previously examined will be substantially more severe than
shown in the previous negative declaration;

(C) Mitigation measures or alternatives previously found not to be feasible would in
fact be feasible;

Application 18PLN-36 Planning Commission Meeting
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(D) Mitigation measures or alternatives which are considerably different from those
analyzed in the previous negative declaration would substantially reduce one or
more significant effects on the environment, but the project proponents decline to
adopt the mitigation measure or alternative.

The project is identical to the project approved in 2005 and none of the circumstances
noted above have occurred with the Town Talk Village project. Therefore, the Addendum
Negative Declaration is the appropriate level of environmental review.

Moreover, an addendum need not be circulated for public review but can be included in
or attached to the fina! negative declaration prior to making the decision on the project.

GENERAL PLAN AND ZONING:
General Plan: The Grass Valley 2020 General Plan identifies the site as Urban High
Density Residential (8. 01 to 20 units per acre). The density of the project is at the
minimum 8 units per acre (11/1. 36=8. 08 units). Several Land Use Policies of the General
Plan promote infill development. General Plan goals, policies and objectives applicable
to the project include:

1-LUP Maintain a General Plan that reflects the needs of the total community,
including residents, business and industry.

9-LUP Provide for higher residential densities on infill sites and in the Downtown
area.

4-HP Enhance the appearance of City entryways, commercial areas, and
streetscapes, in part through the use of elements in the design standards
that complement Grass Valley's historic heritage.

28-LUP Promote the construction of affordable housing utilizing the techniques and
approaches described in this General Plan.

1-CDG Preserve and enhance the existing community.
6-CDO Improvement of the appearance of entrances to the community, Downtown,

other neighborhoods and commercial districts.

Accordingly, the residential project is consistent with the City's General Plan goals,
policies and objectives.

Zonin : The property is within the Multiple Family Residential (R-3) Zone District, which
permits single family, duplex and multiple family residential units. With exception of the
standards outlined, the project meets the City of Grass Valley's development standards
for the Multiple Family Residential Zoning District.

As part of the Planned Development, the size of the residential lots is reduced with an
average of ±4,831 square feet, which likewise requires a reduction of the rear yard
setbacks of 10 - 20 feet to 5 feet. Although the size of the lots nd setbacks are reduced,
useable outdoor common areas have been established for each of the residential units.

Application 18PLN-36 Planning Commission Meeting
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The required off-street parking space requirements for the proposed residential
development is 26, while the plan indicates 41 off-street parking spaces.

ANALYSIS:
The project is the identical project that was recommended by the Planning Commission
and approved by the City Council in 2005. To that end, the adopted Initial Study/Mitigated
Negative Declaration and conditions of approval are essentially the same as adopted
previously; however, minor edits have been provided to reflect new legislation and/or City
standards.

In review of the project with respect to compliance with the City's General Plan and
Development Code, staff offers the following comments for Planning Commission
consideration:

General Plan and Zoning - The Urban High Density Residential General Plan land use
designation permits densities of 8.01 to 20 units per acre. Moreover, the Housing Element
of the General Plan encourages Planned Developments to provide a range of housing
types and densities within a single development. As proposed, the project includes 11
single family residences with 4 secondary residents units over the garage of one of the
models (Model B). Excluding second units, which are not counted in the General Plan
density calculation, the Town Talk Village residential density of 1 1 lots on ±1.36 acres is
±8. 08 units per gross acre, in compliance with the City's minimum General Plan Urban
High Density land use designations.

The minimum density in the R-3 Zone is 2, 000 square feet per residential unit. The Town
Talk Village density is more than twice than the 2, 000 square feet at 5, 386 per unit overall.

Tentative Parcel Map - As conditioned and excepting the Planned Development design
considerations with respect to rear yard setbacks, lot width, lot coverage and access, the
proposed Tentative Subdivision Map is in compliance with Table 2-12, of the City's
Development Code.

Access and Improvements - Nevada County has requested that the project be required
to show a Class I road detail and ditch along Town Talk Road. Additionally, to provide
pedestrian access along Town Talk Road, Nevada County has also requested that a
sidewalk or paved pathway be constructed across the property frontage. Conditions of
Approval No. E - 8 and 9 fulfill the County's request and the applicant shall be required
to obtain an Encroachment Permit from the County for frontage and access
improvements.

Additionally, original Conditions of Approval No. E - 11 required a pedestrian trail
extending from the interior roadway through Lots 3 and 4 to the commercial property to
the west.

Application 18PLN-36 Planning Commission Meeting
November 20, 2018

21

Item # 2.



Grading and Retaining Walls - Retaining walls are proposed on Lots 1, 2, 7, 8& 11 and
range in height from 2 feet to 8 feet in height. Conditions of Approval No. A - 7 requires
the maximum exposed height of retaining walls to be 6 feet and should be stepped with
a minimum separation of 5 feet between walls. Retaining walls shall be constructed of
split face, slump stone, or other decorative block. Colors and materials shall be to the
satisfaction of the Public Works and Community Development Director.

Tree Removal - As noted, the project is anticipated to remove 26± trees. In accordance
with the City's Tree Permit requirements, the applicant shall be required to mitigate for
the loss of trees with either the payment of in-lieu fees or replanting on-site.

Additionally, in accordance with Condition of Approval No. B - 14, the applicant shall
submit two typical landscape plans. The landscape plans shall include a minimum of 1
decorative tree in the front yard.

Fencing - Good neighbor fencing shall be required around the perimeter of the property
in accordance with Condition of Approval No. A - 5. Good neighbor fencing shall be
constructed of cedar or redwood and shall not exceed 3 feet in height in the front yard
and not more than 6 feet in the side and rear yards.

Exhibits:
Exhibit A - Addendum Initial Study/Mitigated Negative Declaration with the following

Attachments:
Attachments:
1. Vicinity Map
2. Aerial Photograph
3. Assessor's Parcel Ma
4. Site Photographs
5. Tentative Subdivision Map
6. Residential Elevations and Floor Plans
7. Project Correspondence

Exhibit B - Mitigation Monitoring & Reporting Program
Exhibit C - Findings and Conditions of Approval
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ADDENDUM INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION

Town Talk VUlage Tentative Subdivision Map & Planned Development -

In accordance with the California Environmental Quality Act (CEQA) GuideUnes Sections 15152
(Initial Study) and 15164 (Addendum to a Negative Declaration), the City of Grass Valley has
prepared this Addendum Initial Study to assess the potential envu'omnental impacts of the
proposed 634 Town Talk Road Tentative Subdivision Map and Planned Developi nent.

This Addendum Initial Study constitutes a revised envrrorunental analysis updating the forinat of
the original Initial Study as weU as updating various sections of the Initial Study/Mitigated
Negative Declaration in accordance with CEQA. This Addendum Initial Study/Mitigated Negative
Declaration is an Addendum to the adopted Initial Study/Mitigated Negative Declaration (SCH No.
2005042007) prepared for the Town Talk Vmage Tentative Subdivision Map and Planned
Development approved by the City of Grass Valley City Cotincil on May 17, 2005.

For clarity, the revisions contained herein are identified as underlined text for text that has been
inserted. AU other text is verbatim froin the Initial Study/Mitigated Negative Declaration adopted
in 2005 by the City Council. AU comment letters attached herewith as Attachment 7 - Comments on
Initial Study/Negative Declaration.

In accordance with the CEQA Guidelines Section 15164 an addendum may and shall be prepared
under the following circumstances:

Section 15164 (b) an addendum to an adopted negative declaration may be prepared if only minor
technical changes or additions are necessary and none of the conditions described in Section 15162
calling for the preparation of a subsequent negative declaration have occurred.

In accordance with Section 15162 (a), when a negative declaration has been adopted for a project/ no
subsequent negative declaration shall be prepared for the project imless the lead agency
determines, on the basis of substantial evidence in the light of the whole record, that one or more of
the following have occurred:

1. Substantial changes are proposed in the project which wiU require nnajor revisions of the
previous negative declaration due to the involvement of new significant environmental effects
or a substantial increase m the severity of previously identified significant effects.

2. Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous negative declaradon due to the
involvement of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects; or,

3. New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous negative declaration
was adopted/ shows any of the following:

Town Talk Village Tentative Subdivision Map & Planned Dev.
Addendiim Inidal Study/Mitigated Negative Dedaradon
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(A) The project will have one or more significant effects not discussed in the previous negative
declaration;

(B) Significant effects previously examined wiU be substantially more severe than shown in the
previous negative declaration;

(C) Midgation measures or alternatives previously found not to be feasible would in fact be
feasible and would substantially reduce one or more significant effects of the project/ but the
project proponents decline to adopt the mitigation measure or alternative;

(D) Mitigation measures or alternatives which are considerably different from those analyzed in
the previous negative declaration would substantially reduce one or more significant effects
on the environment, but the project proponents decline to adopt the mitigation measure or
alternative.

(b)If changes to a project or its circumstances occur, or new mformation becomes available after
adoption of a negative declaration, the lead agency shall prepare a subsequent environment
document. Otherwise the lead agency shall determine whether to prepare a subsequent negative
declaration and addenduin, or no further documentation.

(c) Once a project has been approved, the lead agency's role in project approval is completed,
iinless further discretionary approval on that project is required. Inforination appearing after an
approval does not require reopening of that approval. If after the project is approved, any of the
conditions described in subdivision (a) occurs/ a subsequent negative declaration shaU only be
prepared by the public agency which grants the next discretionary approval for the project/ if any.
In this situation no other responsible agency shaU grant an approval for the project until the
subsequent negative declaration has been adopted.

(d) The subsequent negative declaration shaU be given the same notice and public review as
requu-ed imder Section 15087 of Section 15072. A subsequent negative declaration shaU state where
the previous document is available and can be reviewed.

Section 15164 (c) An addendum need not be circulated for public review but can be included in or
attached to the final negative declaration prior to making the decision on the project.

Secdon 15164 (d) the dedsion-making body shall consider the addendum with the adopted
negative declaration prior to a decision on the project.

Public and Agency Review:

The original Initial Study/Mitigated Negative Declaration was circulated for a 30-day public and
agency review cominencing April 4, 2005. The project was also circulated through the State
Clearing House (SCH#2005042007) for state agency review and comment. Copies of the original
Initial Study/Mitigated Negative Declaration and cited references may be obtained at the City of
Grass Valley Cominunity Development Department at the address noted below. Written comments
on this Addendum Initial Study/Midgated Negative Declaration may also be addressed as noted
below.

Town Talk Village Tentative Subdivision Map & Planned Dev.
Addendum Inidal Study/Mitigated Negative Dedaration
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Project title: Town Talk Village Tentative Subdivision Map & Planned Development
(18FLN-36)

Lead agency name and address:

City of Grass VaUey Community Development Department
125 E. Main Street

Grass VaUey, CA 95945

Contact person, phone number, and e-mail:

Lance E. Lowe, AICP, Principal Planner
125 E. Main Street

Grass VaUey, CA 95945
530-274-4712
lancel@ci of assvaUe .corn

Project Location and Site Description:

The subject property is located westerly of Town Talk Road and easterly of Old Tunnel Road, at 634
Town Talk Road in the City of Grass VaUey in Nevada County (APN: 035-550-003). The project site
is in Section 24, Township 16N, Range 8E on City of Grass Valley 7.5-minute USA quadrangle
(Attachment 1 - Vicinity Map, Attachment! - Aerial Photograph and Attachment 3 - Assessor's Parcel
Map). Approximate coordinates of the center of the site are 39° 234' 40" north and -121° 029' 17"
west.

The ±1.36-acre parcel is located in gently sloping terrain (5%-20%) with trees and vegetation
throughout. Trees consist of pines and cedar trees with some non-native landscaping. The lot slopes
southwesterly downhill from Town Talk Road. The elevation at the northwest corner of the
property is 2,695 feet above sea level and slopes down to 2,660 at the southwestern comer. The
average slope of the property is 15%. The drainage from the site flows to the southwestern portion
of the property.

Surrounding Land Uses:

The site adjoins low density residential to the north, south and east. Adjoining the property to the
south is commercial retaU development (Attachment 4 - Site Photographs).

Project Objective:

The proposed project would provide housing development in an area slated for housing in
accordance with the City's Adopted Housing Element. The residential project type wiU
accommodate housing for moderate and above moderate residents, with the opporhmity of serve
low income residents with Uvmg units over garages. The identical project was approved in 2005,
which has since expired in 2018. The applicant requests re-approval of the entitlements approved in
2005 for the identical residential project in accordance with the City's General Plan and Zoning.

Town TaU; Village Tentative Subdivision Map & Planned Dev
Addendum Initial Study/Mitigated Negative DeclaraUon
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Project sponsor's name and address:

Nelson Engineering
18881 Wildflower Drive
PennVaUey, CA5946
Attn: Kevin Nelson

(530) 432-4818

PROJECT DESCRIPTION

The project is the identical project approved in 2005 consisting of the idendcal Tentative
Subdivision Map and single family residential designs. The project includes a Tentative Subdivision
Map and Planned Development (18PLN-36) in the Multiple FamUy Residential (R-3) Zone. The
applicant proposes the division of an approximate ±1.36-acre parcel into 11 single family lots for the
construction of single fanuly dweUmgs. The 11 lots are clustered on the property and range in size
from ±2,372 (Lot 9) to ±8,454 square feet (Lot 11). Single family residential units range in size from
±1,100 to ±2,500 square feet. The design of single family dweUings aUows the option for secondary
residential units located over the garage. Each residential unit woiild have a one or frivo car garage
and two outdoor parking spaces creating a total of 41 parkmg spaces (22 parking spaces required).

The proposed iinprovements would include a 24-foot wide/ roadway extending from Town Talk
Road to the northeastern corner of the property. The project would include a storm drain along the
southwestern comer of the property. A six-foot-high wood fence is located along the north, south,
and west portion of the property.

Development of the site requires grading of the existing contours of the property. The project is
projected to include ±4,500 cubic yards of excavation with ±1/800 yards of fill witii ±2, 700 yards of
export. The existing slopes on the property require retaming walls located throughout the property.
The elevation of retaining walls range from two feet to eight feet in height.

Development of the site includes ±31, 121 square feet of impervious surface (buildings at ±17, 166
square feet and roadways/pavement at ±13,955 square feet) and ±28,176 square feet of pervious
surface (landscaping and natural areas). The total number of pine and cedar trees on the property is
47. The project requires the removal of 24 pine and 2 cedar trees.

The ro'ect is accessed b Town Talk Road a Nevada Coun maintamed roadwa consistin of a
two-lane coun street without curb tter and sidewalk on either side of the roadwa . Internal
circulation to the residential develo ment wiU include a ±25-foot road section without curb tter
and sidewalk. The roadwa rovides access to nine residential units while two residential units
have access from avin alon the entire len of the ro'ect site is also ro osed alon Town Talk
Road. The ro er is accessed b Town Talk Road which fronts the ro er to the east. Town

Talk Road is a Nevada Coun maintained roadwa wifhin a 60-foot ri ht-of-wa .

At the southwest corner of the ro er a 20 foot b 70-foot drama e easement is bein reserved
for storm water detention facilities and maintenance. The detention facilities have been desi ed to
store excess storm water created with the additional ini ervious surfaces created with develo ment
of the ro er . The detention basin wiU be mamtamed b a rivate Homeowner's Association or
other sinular rivate end Attachment 5 - Town Talk Villa e Tentative Subdivision Ma .

Town Talk ViBage Tentative Subdivision Map & Planned Dev.
Addendum Initial Shidy/Mitigated Negative Dedaradon
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Utilities - Water Su 1 : The sub'ect ro er wiU be connected to Nevada Irri ation District water
lines that will be extended to serve the site. The nearest water lines are located alon Town Talk
Road consistin of an 8 inch and 10-inch water lines. The ro'ect would re uire construction of a 4-
inch water Unes to serve the new residential buildin s.

Sanitar Sewer: The nearest sanitar sewer connection is located alon Old Tunnel Road which
will be extended to serve the Town Talk Road Pro'ect. Extension of existin sewer lines on the west
side of the ro er is re uired. Within the ro'ect a 6-tnch sanita sewer line is ro osed to serve

tiie develo ment.

D UtiUties: D utilities i.e. natural as electrical su 1 tele hone cable are located alon
Town Talk and Brunswick Roads. The ro osed ro'ect will be connected to existin utilities from
the site that extend from PicadiU Lane.

General Plan Land Use Designation
. :<K»f^U ̂ "

The ±1.36-acre ro'ect area has a land use desi tion of Urban Hi h Densi UHD accordin to
the Ci of Grass VaUe 2020 General Plan. Urban Hi h Densi re uu-es between 8.01 and 20

residendal iinits er oss acre.

UHD is intended to accorrunodate town house or row house s led hi her densi a artanents and
condominiums miilti Ie faiml sta-uchiral es without distinction as to owner - or renter-
occu anc . At ±1.36 acres the UHD desi ation re uires between ±10.88 and 27.2 units. At 11 units
the ro'ect meets the minimum densi in the UHD desi ation.

Zoning Designation

The ro er is within the Multi Ie Famil Residential R-3 Zone dista-ict. The R-3 Zone is
a lied to areas of the Ci that are a ro riate for a varie of hi her densi housin es
located in roxkni to arks schools and ublic services. The R-3 Zone is consistent with and
im lements the Urban Mi h-Densi desi ation.

Permitted uses in the R-3 include sin Ie famil dweUin s second urdts and accesso buildin s
i.e. aia es stora e sheds . The R-3 Zone is a lied to areas of the Ci that are a ro riate for

a mixture of both sin Ie and two-famil dweUin s.

A Planned Develo ment is re uired to aUow flexibili
with res ect to lot size lotconfi ration access etc.

in the Develo ment Code Standards

Town Talk Village Tentative Subdivision Map & Planned Dev.
Addendum Initial Study/Mitigated Negative Declaration

City of Grass VaUey
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Offsite Improvements

No offsite im rovements are ro osed or antici ated as art of the ro osed ro'ect.

Regulatory Setting and Required Agency Approvals

The following City of Grass Valley/ Responsible and/or Trustee Agency permits are required
prior to construction of the project:

Ci of Grass VaUe De artment of PubUc Works - Im rovement Plan Gradin Plan and Tree
Perinit a rovals-

Ci of Grass Valle Communi Develo mentDe artment - Site Plan and Buildin Plan
A rovals and Conditions of A roval Miti ation Measiire corn liance verification-

Citv of Grass Valle Buildin Department - Buildin Plumbine Mechanical, and Electrical

Permits-

Ci of Grass Valle Fire De artment - Site Plan and Buildin Plan A rovals-

When disturbm more than 1 acre a Storm Water Pollution Prevention Plan SWPPP shall be
a roved b the Re 'onal Water uaU Control Board in accordance with the Clean Water

Act;

When disturbin more than 1 acre a Dust Miti ation Plan shall be a roved b the Northern
Sierra Air ali Mana ement District-

Timber Harvest Permit or Exemption (for less than 3-acre conversion) from the California
Departanent of Forestay and Fire Protection;

Encroachment Permit issued by Nevada County Public Works Departinent

Town Talk Village Tentative Subdivision Map & Planned Dev.
Addendum Inidal Study/Mitigated Negative Dedaration
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Evaluation of Environmental hn acts:

1) A brief explanation is required for all answers except "NO Impact" answers that are
adequately supported by the information sources a lead agency cites in the
parentheses following each question. A "No Impact" answer is adequately
supported if the referenced information sources show that the impact simply does
not apply to a project like the one involved (e. g. the project falls outside a faiilt
rupture zone). A "NO Impact" answer should be explained where it is based on
project-specific factors as well as general standards (e. g. the project will not expose
sensitive receptors to pollutants, based on a project-specific screening analysis).

2) AU answers must take account of the whole action involved, including off-site as
weU as on-site, cumulative as weU as project-level/ indu'ect as well as direct, and
construction as weU as operational impacts.

3) "Potentially Significant Impact" is appropriate if there is substantial evidence that
an effect is significant. If there are one or more "Potentially Significant Impact"
entries when the determination is made, an Environmental Impact Report (EIR) is
required.

4) "Potentially Significant Unless Mitigation Incorporated" applies where the
incorporation of mitigation n-ieasures has reduced an effect from "Potentially
Significant Impact" to a "Less than Significant Impact. " The lead agency must
describe the midgation ineasures, and briefly explain how they reduce the effect to
a less than significant level.

5) "Less-Than-significant Impact:" Any impact that is expected to occur with
implementation of the project, but to a less than significant level because it would
not violate existing standards.

6) "No Impact:" The project would not have an impact to the environment.

7) EarUer analyses may be used where, pursuant to Tiering, Program EIR, or other CEQA
process, an effect has been adequately analyzed in an earUer EIR or Negative Declaration.

8) Lead agencies are encouraged to incorporate into the checklist reference to
inforniation sources for potential iinpacts (e.g. general plans, zoning ordinances).
Reference to a previously prepared or outside dociunent should/ where
appropriate/ include a reference to the page or pages where the statenient is
substantiated.

Town Talk Village Tentative Subdivision Map & Planned Dev.
Addendum Initial Shidy/Mitigated Negative Declaration
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.

II Aesthetics

II Biological Resources

Greenhouse Gases

II Land Use/Planning Housing

II Population/Housing

D Transportation/Traffic

II Agriculture Resources

Cultural Resources

Hazards& Hazardous Materials

II Mineral Resources

PubUc Services

II UtiUties/Service Systems

Air Quality

Geology/Soils

I Hydrology/Water Quality

Noise

Recreation

None

II Mandatory Fmdmgs of Significance

DETERMINATION: (To be completed by the Lead Agency) On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION wffl be prepared.

^ I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been made by
or agreed to by the project proponent. A MmGATED NEGATIVE DECLARATION wffl be
prepared.

I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

D I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards/ and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain
to be addressed.

I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGAT E DECLARATION pursuant to applicable standards, and (b) have been avoided or
mitigat ur u t to tiiat earlier EIR or NEGATIVE DECLARATION/ including revisions or
mitiga ' s that are unposed upon the proposed proje t, n thing further is required.

1& %
Lance E. , AI P, Principal Planner Date
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1. AESTHETICS -

Would the project:

a) Have a substantial adverse effect on a scenic vista?

b) Substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic
buildings within a state scenic highway?

c) Substantially degrade the existing visual character or
quality of the site and its surroundings?

d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the
area?

SETTING

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less
Than

Significant
Impact No Impact

D D

D

D D

The aesthetic value of an area is a measure of its visual character and uali
viewer res onse to the area Federal Hi hwa Administration 1983 .

coinbined with the
The visual uali

corn onent can best be described as the overall im ression that an individual viewer retains from
residin in drivin throu h walkin throu h or H in over an area. Viewer res onse is a
combination of viewer ex osnre and viewer sensitivi . Viewer ex osure is a function of the
number of viewers the number of views seen the distance of the viewers and the viewm
duration. Viewer sensitivi relates to theextent of the ubUc's concern for a articular view shed
U.S. Bureau of Land Mana ement 1980 .

Anal sis of visual im acts is lar el su 'ectiveb nature because the'ud ementoffhe uaUtiesfhat
create an aestheticaU leasin settin wiU va from erson to erson. For the ur oses of this
anal sis the site and its vicini have been visited b Ci staff in order to consider the existm
visual character of the site and surroundin area and to determine the ro osed ro'ect's visual
relationshi with this settin

Current!, li htin affectm the area is mosti related to develo ment i.e. sho in centers
streetli hts and residences . Althou h most of the ro'ect area is develo ed the ro'ect site is on
the eri he of the develo ment resultin in Umited ni htdme li htin . Li hts associated with the
existin hoines and businesses in the ro'ect area and ad'acent residential and commercial
develo ment conta-ibute to ni httimeli htin .

The California De artment of Trans ortation Caltrans administers the California Scenic Hi hwa
Pro am. The oal of the ro am is to reserve and rotect scenic hi hwa corridors from chan es
that would affect the aesthetic value of the land ad'acent to the hi hwa s. State Route 174 is not
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ortion of Brunswick Road SR 174

IMPACTS

a)-c) The development of eleven single family residences located behind commercial sta-uctures
along Brunswick Road/ which Umits the visual impact of those structures. The project
reflects infill development and would not be visible from any designated scenic highways or
vistas. The project is not anticipated to have a significant adverse impact on aesthetics if it is
fiilly built out as planned.

The project as proposed would be consistent with the Grass Valley Community Design
Guidelines and the community design element of the General Plan. The project would not
have a significant impact associated with aesfhedcs. No mitigation measures would be
reqiiired for the aesthetic section.

II. AGRICULTURE RESOURCES & FOREST
RESOURCES-

Would the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency,
to non-agricultural use?

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorooration

Less Than
Significant

Imoact No Impact

D

c) Conflict with existing zoning for, or cause rezonjng of, \_\
forest land (as defined in Public Resources Code Section
12220(g), timberland (as defined by Public Resources
Code Section 4526), or timberland zoned Timberiand
Production (as defined by Government Code Section
51104(g)?

d) Result in the loss of forest land or conversion of forest
land to non-forest uses?

e) Involve other changes in the existing environment which, Q
due to their location or nature, could result in conversion
of Farmland, to non-agricultural use or conversion of
forest land to non-forest use?

D D

D

D
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SETTING
The ro osed ro'ect is situated in an area that has been desi ated and zoned for hi h densi
residential use b the Ci of Grass VaUe 2020 General Plan and Develo ment Code res ectivel .
The ro'ect site and ad'oinin ro er have been slated for residential develo ment in accordance
with the Multi Ie Famil Residential R-3 Zone. No current a icultural o erations or fores
lands exist on the immediate ro'ect site. Althou h the ro er contains ta-ees the ro'ect site does
not fall imder the definition of forest lands as defined b Public Resources Code Section 12220 .
Forest lands are however located surroundin the ro'ect site to the south m unincor orated
Nevada Coun

IMPACTS

a)&b) No Prime Farmland Uni ue Farmland or Fannland of Statewide Im ortance is found
within die ro osed ro'ect area. The ro osed ro'ect site has been zoned for residential
uses and is surroimded b urban uses. Considerin no farmland exists within the ro'ect
area the ro osed ro'ect will not involve conversion of farmland or zonin fora icultural
use indudin an farmlands under Williamson Act Contract.

c)-e) As noted in the oroiect setttno^ above the nroiect will not conflict witii existinp zonine or
cause the rezonin of forest land as defined in Public Resources Code Section 12220
timberland as defined b Public Resources Code Secdon 4526 or timberland zoned
timberland Production as defined b Government Code Section 51104

Althou h the ro'ect is slated to remove 210 trees from the site the ro'ect wm not result in
the loss of forest land or conversion of forest land to non-forest uses as defined. Standard
conditions of a roval re uire the a licant to obtain a Tiinber Harvest Perimt from the
CaUfomia De artment of Forestr and Fire Protection and Tree Permit from the Ci of
Grass VaUe rior to ta-ee removal. These otential im acts are therefore considered less
than significant

III. AIRQUALITf-

Where available, the significance criteria established by the
applicable air quality management or air pollution control
district may be relied upon to make the following
determinations.

Would the project:

a) Conflict with or obstruct implementation of the applicable
air quality plan?

b) Violate any air quality standard or contribute substantially
to an existing or projected air quality violation?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact
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D D

D Kl D

D ^

c) Result in a cumulatively considerable net increase of any Q
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient
air quality standard (including releasing emissions which
exceed quantitative thresholds for ozone precursors)?

d) Expose sensitive receptors to substantial pollutant
concentrations?

e) Create objectionable odors affecting a substantial
number of people?

SETTING

The ro'ect is located within the Northern Sierra Air ali Mana ement District's NSA MD
area. The overall air uali in Nevada Cozm is ood but two known air uali roblems exist
Ozone and Sus ended Particiilate Matter PM-10 . Nevada Coim is a "non-attainment" for both

ollutants. PM-10 in Grass Valle meets federal ambient ozone standards but exceeds the more
strin ent State standards in the winter rimaril due to smoke created from wood stoves and
fire laces. Violations in the smmner months have been noted durin forest fires or eriods of o en
burnin . PM-10 is usuall associated with dust enerated diirin construction.

Western Nevada Coun is a non-attainment area for the federal 8-hour ozone standard and the
entire coun is non-attamment for the state one-hour ozone standard.

The ro'ect will re uire excavation and adtn work to accommodate the new uses. Dust
enerated b adin and constmction activities could have a otential to create short-term air

quality impacts.

The NSA MD has ado ted standard re lations and conditions of a roval for ro'ects that
exceed certain air uali threshold levels to address and miti ate both short-and Ion -term
emissions. The Northern Sierra Air uaU Mana ement District NSA MD has estabUshed the
below thresholds of si " icance for PM-10 and the rectirsors to ozone which are reactive or anic

ases ROG and nitro en oxides NOx . The NSA MD has develo ed a tiered a roach to
si " "cance levels: A ro'ect with emissions meetin Level A thresholds will re uire the most basic
miti ations- ro'ects with ro'ected emissions in the level B ran e wiU re uire more extensive
miti adoiis- and those ro'ects which exceed Level C tiuesholds will re uire an Environmental
Im act Re ort to be re ared which ma result in even more extensive miti ations.

IMPACTS

a) The project could have a potential to create or result in short-term air quality impacts associated
with" grading and development activities. The project would generate a small increase in traffic
which would not result in significant increased vehicle emissions. Also grading and
construction activities woiild generate dust and particles. The project is located within the
Northern Sierra Air QuaUty Management District (NSAQMD). The NSAQMD has standard
regulations that have been incorporated as mitigation measures for this project that address
U^<.1-> Inn/v an/1 c'hf-»r1-_<-arm QmiCCinnc tr> a Ipvpl hplniv sicm'ifirant for air quality imnarts.
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The NSAQMD would reqmre review of a detailed air quality analysis for potential emissions
from the project to determine cumulative air quality impacts. The disfa-ict would review the
project for the potential of exceeding emission thresholds. The District has developed a tiered
approach to Emission Thresholds of Significance. Those tiers are divided into three areas. If the
project exceeds 136 pounds per day of Nox, ROG and PM10/ then the project would be equal to
or greater than the third tier, and have a significant impact on the air quality, and would requu-e
appropriate mitigation measures. The size of the property and grading required for this project
makes it unlikely to exceed the third tier, however, a mitigation measure has been added to
reduce dust impacts during grading and construction.

For long term air quality impacts associated with the project, a condition would be added that
no wood burning fireplaces shall be allowed. LPG-faed fireplaces would be allowed, as well as
EPA Phase II certified wood burning appliances.
In review of the ro'ect the California Emission Estimator Model CaIEEMod Version 2016. 3.2
emissions modelin ro am. was used to estimate air oUutant emissions associated with the
ro osed residential develo ment ro'ect. Accordm to CalEEMod modelin results for this
ro'ect construction- hase emissions from the ro osed Town Talk Road ro'ect includm

develo ment of entire of the site are not antid ated to exceed the Distarict's Level B
. ^ani-o thresholds as follows:Sl

Pro 'ect Construction and 0 erational Emissions Estimates

ROG qbs/dav) NOx rtbs/dav)

Project Construction Impacts 69.0769 19.5127
Project Operational Impacts 1.0170 2.1176

NSAQMD- Significance
Thresholds

Maximum Project Emissions

Maximum Project Emissions

Level A Thresholds

ROG (IMdmjl NOx abs/dav)

<24 IbsMmi <24lbs/dw

Lwel B Thresholds

ROG abs/dm) NOx abs/dav)

24-136 Ibs da 24/136 Ibs/dav

Level C Thresholds

ROG Obs/dav) NOx abs/dav)

>136 Ibs/day >136 Ibs/day

PMin flbs/dav)

6.3946

0.7018

PMro qbs/dav)

<791bs/dav

PMin Obs/dav)

79-136 Ibs/daw

PMio Ubs/day)

>136 Ibs/dcy

CO rtbs/dav

4.5810

N/A

N/A

N/A

Based on CalEEMod modelin ou uts for the ro osed ro'ect Ion -term o erational
__;_";_"" ......1/1 ""!- ^.,̂ ,^^^1 T<TC A A^T^ <-.. ; 

" i^.->i-<^a <-lT i-£ic!'l->n1»-1c

Altiiou h constmction and o eration of the ro osed ro'ect would not exceed NSA MD
si ' icance thresholds NSA MD's standard conditions of a roval for ro'ects with less than
Level B thresholds would be im osed thereb nuninuzin ro'ect emissions. Such conditions
are considered a ro riate to a 1 to the ro osed ro'ect to remote maintenance of air
uaU in the re "on. The standard conditions of a roval recommended are consistent with
oals of the State Im lementation Plans for the District.
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Since o erational emissions would be in accordance with acce ted thresholds and construction-
related emissions would be short-term it is ex ected that im lementation of NSA MD's
standard conditions of a roval durin ro'ect consfa-uction and o eration would ensure that
im acts associated with conflicts with ado ted lans would remain less than si " "cant.

b) As discussed above CalEEMod was used to estiiiiate emissions associated with the ro osed
ro'ect. Results of modelin indicate that the ro'ect- enerated construction hase emissions

would not exceed NSA MD Level B thresholds of si ' 'cance.

With im lementation of NSA MD's recommended miti ation measures the ro osed ro'ect's
emissions are not antid ated to violate air uali standards or contribute substantial! to an
existm or ro'ectedair uali violation. Therefore im acts are antici ated to remain less than
si ' 'cant with im leinentation of standard NSA MD's conditions of a roval for Level B

projects.

Mitigation Measure: Prior to issuance of a grading permit, a Dust Mitigation Plan shaU be
subinitted for review and approval by the Northern Sierra Air Quality Management Disrtct
and City Engineer. Dust mitigation measures shaU be implemented in accordance wititi the
approved Dust Mitigation Plan. The dust mitigation plan shall include the following:

. The applicant shaU be responsible for ensuring that aU adequate dust control measures are
implemented in a timely manner during aU phases of project development and
consta'uction.

. All material excavated, stockpiled, or graded shaU be sufficiently watered, treated, or
covered to prevent dust from leaving the property boundaries and causing a public
nuisance or a violation of an ambient au- standard. Watering should occur at least twice
daily, with complete site coverage.

. All land clearing, grading, earth moving, or excavation activities on the project shall be
suspended as necessary to prevent excessive windblown dust when wmds are expected to
exceed 20 mph.

. AU inactive portions of the development site shall be covered, seeded/ or watered until a
suitable cover is established. Alternatively, the applicant shaU be responsible for applying
City approved non-toxic soil stabilizers (according to manufactures specifications) to all
inactive construction areas (previously graded areas will remain inactive for 96 hours) in
accordance with the local grading ordinance.

. All areas with vehicle traffic shaU be watered or have dust paUiative applied as necessary
for regular stabilization of dust einissions.

. All inaterial ta-ansported off-site shaU be either sufficiently watered or securely covered to
prevent public nuisance.

. Paved sta-eets adjacent to the project shall be swept or washed at the end of each day, or as
required to remove excessive accumulations of silt and/or n-iud which may have resulted
from activities at the project site.

. No burning of waste material or vegetation shaU take place on site.
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The ro^osed ro'ect's o erational emissions would be ical of those reduced b hi h
densi residential develo ment. As shown o erational emissions would consist of PMio CO
and ozone recursors ROG and NOx . These ollutants would be enerated b as-fired water
heaters and heatm a Uances as well as from en ' e emissions associated with vehicle fa-i s
to from the ro'ect as well as asoline- owered landsca e maintenance e ui ment. Based
u on the CalEEMod anal sis on ffle with the Communi Develo ment De artment
o erational emissions are not antici ated to exceed Level A thresholds. These otentialim acts
are considered less than si " icant.

Emissions associated with the ro osed ro'ect would be eatest durin construction
activities s ecificaU when diesel- owered consta-uction vehicles are used for earth-movin
o erations. The nearest sensitive rece tor i.e. residential use is located a roximatel ±75 feet
from the ro osed Lot 1 where adin will occur. Althou h in close roximi to sensitive
rece tors the emissions associated with the ro'ect would be short-term and are not antici ated
to result in a substantial elevation of oUutant concentrations in the area. Im acts associated
with substantiall elevated ollutant concentrations woiild be less than si " icant with res ect
to sensitive rece tors in the vicini of the ro osed roect.

The ro osed ro'ect bein a residential develo ment is not antici ated to reduce an
obiectionable odors in its finished condition that would affect a substantial niunber of people.
Consta-uction activities associated with the ro osed develo ment such as avin and aintm
are likel to tern oraril enerate ob'ectionable odors. However since odor- eneratm
construcdon activities would be tern orar and are ori likel to be detected b a small
number of residents nearest the ro'ect site un acts from tern ora ro'ect-related odors
would be less than si ' 'cant.

With the above standard air uali miti ation measures the short-term construction emissions
im acts would be considered less than si ' icant. Moreover based u on relunina
CalEEMod modelin the ro'ect's Ion -term im acts are Ukewise considered less than
sierdficant.

IV. BIOLOGICAL RESOURCES -

Would the project:

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified
as a candidate, sensitive, or special status species in
local or regional plans, policies, or regulations, or by the
California Department of Fish and Game or U.S. Fish and
Wildlife Service?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D a
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Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation
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Less Than
Significant

Impact No Impact

D

D

D

D

D

IV. BIOLOGICAL RESOURCES -

b) Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or
regional plans, policies, regulations or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

c) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water
Act (including, but not limited to, marsh, vernal pool,
coastal, etc. ) through direct removal, filling, hydrotogical
interruption, or other means?

d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites?

e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance?

f) Conflict with the provisions of an adopted Habitat Q D D ^
Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat
conservation plan?

SETTING

The project is located on 1.36 acres. The primary biological community on the property consists of
Ponderosa Pme and Incense Cedar forest. The site has previously been developed with a single-
family dwelling, outbuildings, non-native landscaping and limited livestock (horses) that has
impacted the native under story vegetation on the property. The Biological Inventory did not
identify the soil types required for identified special status plants in the area, as listed m the
California Natiiral Diversity Data Base. In addition, disturbed soils associated with the residential
activities on the property limits the potential for envu'onmentally sensitive plant and animals
existing on the property.

The total number of pine and cedar trees on the property is 47. The project requires the removal of
26 trees consisting of 24 pine ta-ees and 2 cedar trees (52% of ta-ees on site removed). An Arborist
Report was prepared for the project by Noah Lwolek. The arborist evaluated the health of those
remaming 26 trees, as well as, identified specific recommendations for those remairung trees.
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IMPACTS

a)-d) The City of Grass Valley General Plan recognizes the importance of preserving significant
natural resources, including flora and fauna. The proposed project is anticipated to resiilt in
the removal of one acre of vegetation. These impacts are not considered significant and
would be lessened with the implementation of City of Grass Valley's standard conditions of
approval/ which includes the Arborists recommended criteria for the protection of those
identified fa-ees to be preserved. With standard conditions of approval, no significant
impacts are expected on biological resources at the project site.

e) Prior to removin trees from the site the a licant shall be re uired to obtain a Tree
Harvest Permit and Tree Perimt in accordance with Cha ter 12.36 of the Ci Mimici al
Code. The Tree Permit shall be a roved b the Ci of Grass Valle PubUc Works
De artment rior to or concurrentl with a roval of im rovement lans for the ro'ect.
No tree removal or adin shall occur until such time a tree ermit has been a roved.
Miti ation in the form of the a ment of fees or re lantin shall be re uired in accordance
with Cha ter 12.36 rior to the a roval of the Final Ma . As a result of the Ci s tree

ermitttn and tree rotection re uirements this un act is considered less than si " icant.

f) The property is slated for iirban development accordin to the Cirs of Grass Vallev General
Plan and Develo ment Code. The ro'ect wUl not conflict with the rovisions of an ado ted
Habitat Conservation Plan Natural Communi Conservation Plan or other a roved local
re "anal or state habitat conservation lan. No im act wiU occur.

V. CULTURAL RESOURCES -

Would the project:

a) Cause a substantial adverse change in the significance
of a historical resource as defined in §15064. 5?

b) Cause a substantial adverse change in the significance
of an archaeological resource pursuant to §15064. 5?

c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

d) Disturb any human remains, including those interred
outside of formal cemeteries?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

D

D

SETTING

Native Americans are known to have been numerous in the Sierra Foothills but with the ve
sudden extreme im acts of the Gold Rush ve little evidence of their occu ation of the area
remains within Grass Valle itself. Several Native American sites have been located in
surroundin rural areas which were less disturbed b mintn activities. The entire of the ro'ect
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stiU remain in some areas is

The site is on the frin e of the Ci of Grass Valle Ci limits with commercial and residential on
the north west and east sides of the ro'ect. On-site a demolition ermit was issued to demolish a
sin le-famil dweUin and ara e.

IMPACTS

a)-d) The site previously contamed a single-family dwelling and outbuildings as well as lunited
livestock (horses). These uses have previously disturbed the site. The General Plan identifies
the culhrral sensitivity of the property as low. The grading and past development has
disturbed the property reducing the potential for cultural resoiirces on the property. The
CEQA Guidelines does require, as part of the objectives/ criteria and procedures reqi iired by
Section 21082 of the Public Resoirrces Code, a lead agency should make provisions if
historical or unique archaeological resources accidentally discovered during construction. A
condition of approval is required to address if cultural resources are identified on the
property consistent with the cultural and historic element of the General Plan.

VI. GEOLOGY AND SOILS -

Would the project:

a) Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or death
involving:

i) Rupture of a known earthquake fault, as delineated
on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the
area or based on other substantial evidence of a
known fault? Refer to Division of Mines and Geology
Special Publication 42.

ii) Strong seismic ground shaking?

iii) Seism ic-related ground failure, including liquefaction?

iv) Landslides?

b) Result in substantial soil erosion or the loss of topsail?

c) Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project,
and potentially result in on- or off-site landslide, lateral

Potentially
Significant

Impact

D

D

D

D

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D D

D

D
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spreading, subsidence, liquefaction or collapse?
PAGE 20 OF 38

d) Be located on expansive soil, as defined in the Building
Code, creating substantial risks to life or property?

e) Have soils incapable of adequately supporting the use of
septic tanks or alternative waste water disposal systems
where sewers are not available for the disposal of waste
water?

D D

D

SETTING

The Nevada Cozinty Soil Survey identifies the soil on the property as "Sites very stony loam" 15%
to 50%. The erosion hazard with this site is moderate to high depending on slope, and run off is
medium to rapid. There are no identified active fault lines on the property. The City of Grass Valley
is located m the low intensity zone for earthquake severity. The 1992 Geologic Map of the Chico
Quadrangle prepared by the California Department of Mine and Geology identified the site
bedrock geology consisting of Cretaceous Period Metavolcanic Rock. The rock types include
quartzite, diorite, tonaUte, quartz monzonite/ and trondhjemite (Gularte and Associates).

A Geotechnical Report was prepared by Gularte and Associates on January 4, 2005. The report
concluded that the site is suitable for the proposed improvements/ with the recoinmendations and
design criteria m the report and incorporated into the project plans. The development of the site
would require adequate geotechnical recommendations as part of the buildmg and grading permits
to insure the development would not result in exposing people or property to geologic hazards
such as groiind failzu-e, or similar hazards. The Geotechnical Engineer shall review the site during
grading and excavation to ensirre those engineering recominendations were incorporated into
consideration.

The lot slopes southwesterly downhill from Town Talk Road. The elevation at the northeast corner
of the property is 2,695 feet above sea level and slopes down to 2,660 at the southwestern corner.
The average slope of the property is 15%. The development of the project requires grading the
existing contours of the property. The grading for the project is estimated at 2/700 cubic yards of cut
and export.

IMPACTS

a)-e) The project as proposed may have short-term and long term geologic impacts. The short-
term impact would include erosion associated with grading and development of the project.
Adequate measures shonld be incorporated into the grading plan to iiunimize this short-
term risk. The long-term impacts woidd include potential impact to the structures from
settUng due to inappropriate compaction or soils. Standard conditions required by the City
Engineer for the grading plans would mclude development standards that eliminates or
reduces geologic impacts. Recommendations in the geotechnical report, as well as further
review of the on-site grading by the Geotechnical Engineer for implementation of those
recommendations for the project, would address these issues to a less than significant
impact.
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Mitigation Measure: Prior to issuance of a grading permit, a detailed engineering plan shall
be prepared that incorporates the Geotechnical Report recommendations and design criteria
for the project. Geotechnical ineasures shaU be incorporated into project grading and
construction. A Geotechnical Engineer shaU review the grading for implementation of those
recommendations and design criteria.

VII. GREENHOUSE GASES -

Would the project:

a) Generate Greenhouse emissions, either directly or
indirectly, that may have a significant impact on the
environment.

b) Conflict with any applicable plan, policy or regulation of
any agency adopted for the purpose of reducing the
emissions of greenhouse gases.

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

SETTING

To date the Ci of Grass VaUe has not conducted a eenhouse as emissions inventor or
ado fed a Climate Action Plan erformance standards or a GHG efficienc metric. However the
Grass VaUe 2020 General Plan includes nuinerous oals oUcies and ro ams which if
im lemented wiU reduce Grass VaUe 's tm. acts on lobal climate chan e and reduce the threats
associated with lobal climate chan e to the Ci .

CE A Guidelines Section 15064.4 rovides direction to lead a encies in determinin the
si " icance of im acts from GHG emissions. Section 15064. 4 a caUs on lead a encies to make a
ood faith effort based u on available information to describe calculate or estimate the amount of

GHG emissions resultin from a ro'ect. The lead a en has the discretion to determine in the
context of a articular ro'ect how to uan " GHG emissions.

Greenhouse asses GHG include ases that can affect the earth's surface tern erature. The natural
rocess throu h which heat is retained in the tro os here is called the eenhouse effect. The
eenhouse effect ta-a s heat in the tro os here throu h a rocess of absorbin different levels of

radiation. GHGs are effective in absorbtn radiation which would otherwise esca e back into s ace.
Therefore the eater the amount of radiation absorbed the eater the warmin otential of tiie
atmos here. GHGs are created throu h a natural rocess and or industrial recesses. These ases
include water va or H20 carbon dioxide C02 methane CH4 niti-ous oxide N20
h drHuorocarbons HFCs Perfluorocarbons PFCs and sidfur hexafluoride SF6 .

The United States Enviromnental Protection A en EPA identifies the foUowin foiir run
mnctTtalonl-c t-l-iat ronrocont f-1-io rrroonhmico o-ac ormccinnc nf mnct imnnrtnnr'o-
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. Carbon Dioxide C02 : C02 is rimaril enerated b the biirnm of fossU fuels. Other sources
includm burnin of solid waste and wood roducts.

. Methane CH4 : CH4 is emitted from incom lete combustion of forest files landfills livestock
and animal land uses and leaks in natural as lines.

. Nitrous Oxide N20 : N20 is reduced b a icultural and industrial activities.

. Pluorinated Gases HFCs and PFCs : These ases are emitted from industrial activities and
refri erants uses in both stationar refri eration and mobile air conditionin .

The US EPA estimates nearl 85% of the nation's GHG emissions are corn. rised of carbon dioxide.
For m.ost non-indusfa-ial develo ed ro'ects motor vehicles make u the bulk of GHC emissions.
Accordin to the California Air Resources Board the rima GHG emitted b vehicles are C02
CH4 H20 and HCFs.

Since 2005 the California Ie ' lature has ado ted several biUs and the Governor has si ed several
Executive Orders in res onse to the un acts related to lobal warmin . Assembl BiU 32 states
lobal warmin oses a serious threat to California and directs the Au- Resources Board to develo

and ado t re ations that reduce GHG emissions to 1990 levels b the ear 2020. Senate Bill 97
recuires an assessment of -. ---------"-" --^--^ A -._--^ ̂  ^. ^. _ "."--,
the Office of Plamun and Research to develo idelines to anal ze GHG emissions.

LocaU the NSA MD has not ado fed thresholds of si " icance for GHG einissions.
Additionall CARB has not et ado ted an tools to measure the im act of a ro'ect on lobal
warmin . Due to the nature of lobal climate chan e it is not antici ated that a sin Ie ro'ect
would have a substantial un act on lobal dimate chan e. Althou h it is ossible to estimate a

ro'ects C02 emission it is not ossible to determine whether or how an individual ro'ect's
relativel smaU incremental contribution mi ht translate into h sical effects on the environment.

IMPACTS

a)&b) Calculatin the Greenhouse Im acts on an individual ro'ect is difficult to uaUf or
uan ' . The GHG emissions from the ro osed ro'ect would not individuall enerate

GHG emissions sufficient to nieasurabl influence lobal cliinate chan e. However on oin
occu anc and o eradon would result in a net increase of C02 and other eehhouse as
emissions due to increases in vehicle nules traveled ener use and soUd waste dis osal.
To estimate the air uali im acts associated with the ro'ect the CalEEMod 2016.3.2
i- am was used and the followin air i^ualii v imuacts are antici .'4-'-1 with the ~~ ""-'-''

)ro1ect.

Pro'ect Consh-uction and 0 erational Emissions Estimates

ROGflbs/dav^ NOx Obs/dav^ PMu s/davt COabs/dav

ProectConsfa-uctionIm acts 69.0769 19.5127 6.3946 13.6818

ProectO erationallm acts 1.0170 2.1176 0.7018 4.5810

Level A Thresholds
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MC;A Mn- c>3,^^jranrp Thrpshnlris <24 Ihs da <24Ibs da

Level B Thresholds

Maximum Pro'ect Emissions

Maximum Pro'ect Emissions

<791bs da

24-136 Ibs da I 24/136 Ibs/dav 79-136 Ibs da

Level C Thresholds

>1361bs da >1361bs da >1361bs da

PAGE 23 OF 38

N/A

N/A

N/A

As noted in the Air all Section of this Initial Stud the above im acts are within the
acce table level of im act. In addition the followin ro'ect corn onents. and California
Green BuUdin Code and CA State water efficienc in landsca in re uireinents a 1 to
the ro osed residential ro'ect indudin but not limited to:

. Low-flow toilets showers and faucets-

. Ener efficient U htin .

. Ener effident a liances- and

. Water efficient landsca in

The above CA Green Buildin
of a roval in the Air uaU
im acts remain less than si

Code re uirements cou led with the anal sis and conditions
Section of this Initial Stud will assiire that Greenhouse Gas
icantona ro'ects ecific basis.

VIII. HAZARDS AND HAZARDOUS MATERIALS -

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within
one-quarter mile of an existing or proposed school?

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962. 5 and, as a result,
would it create a significant hazard to the public or the
environment?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

D
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e) For a project located within an airport land use plan or, II ||
where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the
project result in a safety hazard for people residing or
working in the project area?

f) For a project within the vicinity of a private airstrip, would ||
the project result in a safety hazard for people residing or
working in the project area?

g) Impair implementation of or physically interfere with an ||
adopted emergency response plan or emergency
evacuation plan?

h) Expose people or structures to a significant risk of loss,
injury or death involving wild land fires, including where
wild lands are adjacent to urbanized areas or where
residences are intermixed with wild lands?

D

SETTING

The Grass VaUev Cirv Fire Departanent responds to aU caUs for emer encv services withm Ci
limits that include but are not limited to: fires emer enc medical incidents hazardous materials
inddents ubUc assists fa-affic and vehicle accidents and other situations. The Ci s closest fire
station is located on Sierra Colle e Drive which is staffed 24 hours a da . This station is located
"ust over 2 rcules from the ro'ect site.

In the Grass Valle area industi-ial and commercial facilities that use store or dis ose of hazardous
materials resent the eatest otential hazards. A search of available environmental records conducted
indicates that the ro'ect site is not listed as a hazardous materials site and no listed sites occur within an
ASTM standard distance radius.

Hazardous materials in the vicini of the ro'ect site would
for cleanin and those coinmonl used for coirunercial uses.

icall include roducts commonl used

IMPACTS

a)-d) The development of the residential units on the site is not expected to result m a risk of
accidental explosion or release of hazardous substances as long as proper construction
methods are in use. Consfa-uction methods wUl be monitored by the Bmlding Department
dtu-ing consta^iction.

Throughout Grass Valley there is a potential for naturally occurring serpentine, ultramafic
rock or naturally occurring asbestos. However, as identified in the Geotechnical report
prepared for the project/ the site included bedrock geology consisting of Cretaceous Period
Metavolcanics Rock. The rock types include quartzite, diorite, tonalite, quartz monzonite/
and trondhjemite, and not serpentine or ultramafic rock.
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No significant impact from hazards are anticipated with this project. No mitigation
measures would be reqmred for the hazard section.

e)&f) The sub'ect ro'ect site is located a roximatel 1.2 iniles as the crow flies from the
Nevada Coun Air ort. As re uired b the PubUc Utilities Code the Air ort Land Use
Coiiunission ado ted the Nevada Coun Air ort Land Use Corn atibiti Plan in 2011.
The corn atibili lan's function is to romote corn adbili befr^veen the air art and
surroundin land uses with res ect to: hei ht e. . hei ht of staiictures safe e. . nmnber
of ersons er acre and noise e. . noise sensitive land uses .

The ro'ect is located within the Corn atibiU Zone D* Urban Overla Zone of Nevada
Coun Air ort Land Use Corn atibili Plan. Withm Corn atibili Zone D* onl
residential uses havin an avera e densi of 21 or more residential dweUin imits er acre
are re uired to be reviewed b the Air ort Land Use Commission.

The ro'ect is therefore not antici ated to ex ose eo Ie or structures to a si ' icant risk of
loss tn'ur or death stemmin from the Nevada Coun Air art. Corres ondence received
from the Nevada Coun Trans ortation Commission confirms that there are no
corn atibUi issues.

IX. HYDROLOGY AND WATER QUALITY -

Would the project:

a) Violate any water quality standards or waste discharge
requirements?

b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of
the local groundwater table level (e. g., the production
rate of pre-existing nearby wells would drop to a level
which would not support existing land uses or planned
uses for which permits have been granted)?

c) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, in a manner which would result in
substantial erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, or substantially increase the rate or
amount of surface runoff in a manner which would result
in flooding on- or off-site?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

D D D
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IX. HYDROLOGY AND WATER QUALITY -

e) Create or contribute runoff water which would exceed the
capacity of existing or planned storm water drainage
systems or provide substantial additional sources of
polluted runoff?

f) Otherwise substantially degrade water quality?

g) Place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation
map?

h) Place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

i) Expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a
result of the failure of a levee or dam?

j) Inundation by seiche, tsunami, or mudflow?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation
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Less Than
Significant

Impact No Impact

D

D

D

D

D

D

SETTING

The FIRM map produced by the Federal Emergency Management Agency did not identify the
project site as being located in the 100-year floodplain. Approximately 52% of the 59,297 square foot
project site would be covered with impervious surfaces (The development of the project identified
31,121 square feet of impervious surface (buildings at 17,166 square feet and
roadways/pavement/sidewalks at 13,955 square feet). With the additional impervious surfaces/ the
project may result in increased concentration storm water nmoff. The project would include new
storm water drainage unprovements as part of the project. The project indudes an onsite detention
facility located at the southwest corner of the property, to maintain off-site flows consistent with
what has historically taken place on the property.

IMPACTS

a)-f) The project would include directing on-site rimoff into the Olympia Creek/Wolf Creek
watershed. Those impacts could include short-term and long-term impacts to Olympic
Creek and the Wolf Creek Watershed. The short-term impacts could include soil and
sediment associated with the development and grading of property flowing into the
watershed. This would require specific criteria associated with the grading permit to
prevent soil and sedunent flowing into the watershed. The long-term impact would mclude
run-off from the site containing grease, oU and other petroleum by-product, as well as other
sediments that may have the potential of impacting the watershed. The project includes a
detention facility; however, the City will require grease, oil and other peta-oleum by-product
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separators shall be incorporated into the project improvement plans as a condition of
approval. AU new development would be required to meet all California State Water
Resource Agency standards, as well as incorporating Best Management Practices (BMP's)
concerning storm water runoff. Standard conditions reqi ured by the City Engineer for the

drainage plans would include developi nent standards that eliminates or reduce impacts to

the watershed. With implementation of the migration measure, the project would have no
significant impact associated with the water section.

Mitigation Measure: Prior to issuance of a grading permit/ a detailed engineered drainage
plan shaU incorporate "Best Management Practices" to address short-term impacts of on-site
sediments, including silt, sand and mud flowing into the WoU Creek drainage during
construcdon. This plan shaU provide approved methods to keep sediment disturbed during
consti-uction from impacting the watershed, and approved by the City Engineer.

X. LAND USE AND PLANNING -

Would the project:

a) Physically divide an established community?

b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or mitigating an
environmental effect?

c) Conflict with any applicable habitat conservation plan or
natural community conservation plan?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

D

D

a

D

D a

SETTING

The Ci of Grass Valle 2020 General Plan Land Use Ma u dated Febru 200 identifies the
ro er and area slated for Urban Hi Densi Residential Develo ment. The zonin desi ation

is likewise Multi Ie Famil Residential R-3 which ermits sin Ie famil dweUin s second units
and accesso uses i.e. ara e stora e sheds etc. .

IMPACTS

a)-c) The project consists of 11 residential units. The General Plan land use designation for the
property is Urban High Density. The property is zoned R-3 Multiple Family Residence
Disfa-ict. The residential use is an allowed use in the zoning district. The land use
designation allows 8 to 20 units per acre, which would aUow nine to twenty-seven dwelling
units on the property. The zoning ordinance requires a minimum lot area of two-thousand
(2, 000) square feet per unit. Using the lot area of 2/000 square feet per dwelling iinit as the
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miiumum, the ±1.36 acre parcel would allow 29 units. The proposed lot area for this project
is 5,360 square feet per dwelling unit.

No significant impact on land use is anticipated with this project. No mitigation measures
would be required for the land use section.

Xl. MINERAL RESOURCES -

Would the project:

a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the
residents of the state?

b) Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

a

D

SETTING

The Ci of Grass Valle ado ted a General Plan Mineral Mana ement Element MME on Au st
24 1993. The MME contains four resource areas defined as: MRZ - 1 thou h M:RZ - 4. The
desi adons are described as follows:

MRZ - 1: Areas where ade uate information indicates that no si ' 'cant mineral de osits are

resent.

MRZ - 2: Areas where ade uate inforination indicates that si " icant naineral de osits are
or where it is 'ud ed that there is a hi h likelihood for their resence.

resent

MRZ - 3: Areas containin

available data.

mineral de osits the si ' 'cance if which cannot be evaluated from

MRZ - 4: Areas where available information is inade uate for assi ent to an other MRZ zone.

The General Plan Mineral Mana ement Element does not show die site as bein near an area
classified as havin si ' icant mineral de osits. This ro er is not located near one of the two
areas identified in the Mineral Mana ement Element MME as bein tar eted for minin
conservation. Should mintn activities be ro osed in tiie area the MME includes a oli
statement that re uires a ro osed mine ro'ect to address otential im acts on the urban uses
based u on the nature of the minin activities.

IMPACTS

a)&b) The project is expected to result in the use of timber, metal, petroleum products and other
natural resources for the ro osed site un roveinents. No si icant im act on
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Energy/Resource use is anticipated. No mitigation measures would be required for the
energy and mineral resource section.

XII. NOISE-

Would the project:

a) Exposure of persons to or generation of noise levels in
excess of standards established in the local general plan
or noise ordinance, or applicable standards of other
agencies?

b) Exposure of persons to or generation of excessive
ground borne vibration or ground borne noise levels?

c) A substantial permanent increase in ambient noise levels
in the project vicinity above levels existing without the
project?

d) A substantial temporary or periodic increase in ambient
noise levels in the project vicinity above levels existing
without the project?

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two
miles of a public airport or public use airport, would the
project expose people residing or working in the project
area to excessive noise levels?

f) For a project within the vicinity of a private airstrip, would
the project expose people residing or working in the
project area to excessive noise levels?

Potentially
Significant

Impact

D

D

D

D

D

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D D

D

D

SETTING

In addition to the ro'ects residential land uses the nearest sensitive rece tors are the residential
uses ad'oinin the ro'ect site to the south north and east with the nearest residence a
±75 feet from the ro'ect.

roximatel

Existin noises resultm from ta-affic on Bnmswick Road and to a lessor extend Town Talk Road
exist in the ro'ect vicini . However with the exce tion of residential uses i.e. sensitive rece tors
located immediatel south north and east of the ro'ect site no other sensitive rece tors are located
in the ro'ect vicini .

Within the Residential Sin Ie Fainil R-l Zone ical noises associated with residential uses wUl
occur on the ro'ect site althou h such noises are not considered nor antici ated to have an im act
onad'oinin sensidverece tor land uses.
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IMPACTS

a)-f) Short term noise impacts are expected during project consta-ucdon. The General Plan
identifies the property as being located outside of the 60-decibel range associated with noise
generated along Brunswick Road/ and would not exceed noise thresholds for residential
uses. The project would be located behind an existing Commerdal retail center/ however,
the location behind the commercial structures, with noise generation along the front of those
commercial properties, noise impacts to the residential homes would be limited. The
construction noises associated with the project may affect the neighborhood in the short
term. However, the construction hours are limited by City Ordinance to tknes during
normal working hours.

No significant impact associated with noise is antidpated witii this project. No mitigation
measiires would be reqiiired for the noise section.

XIII. POPULATION AND HOUSING -

Would the project:

a) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension
of roads or other infrastructure)?

b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

c) Displace substantial numbers of people, necessitating
the construction of replacement housing elsewhere?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D D D

SETTING

The ro osed ro'ect is located in an area of low and medium densi residential uses. The land use
desi ation for the ro'ect site is Urban Hi h Densi Residential accordin to the Ci of Grass
Vallev General Plan. The zonin desi ation is likewise R-3. Extension of utilities and streets will
be rovided to serve the Town Talk ViUa e develo ment sole! . As such the land uses are not

enerall owfhinducin .

IMPACTS

a)-c) The project proposes 11 dweUing units. No significant impact on housing and population is
anticipated with this project. No mitigation measures would be required for the population
and housing section.
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XIV. PUBLIC SERVICES

Would the project:

a) Would the project result in substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new or
physically altered governmental facilities, the construction
of which could cause significant environmental impacts,
in order to maintain acceptable service ratios, response
times or other performance objectives for any of the
public services:

Fire protection?

Police protection?

Schools?

Parks?

Other public facilities?

Potentially
Significant

Impact

D

D

D

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D D

D

D

SETTING

The ro osed ro'ect area is within the Ci

services:

of Grass VaUe and is served b the followm ubUc

Fire Protection: The Ci of Grass VaUe Fire De artanent rovides fire rotection and emer enc
medical services within the Ci . The 0 hu- HiU Fire Protection District serves lands east of the
Ci limits and the Nevada Coun Consolidated Fire District NCCFD serves fhe area enerall
north west and south of the Ci limits. The Fire De artment is art of the fa-i-a enc oint
0 eratin A eeinent that includes the Nevada Ci Fire De artment and NCCFD. The Fire
De artment has three locations: Fire Station #1 474 Bri hton Street Fire Station #2 213 Sierra
CoUe e Drive and admmistrative offices at Ci HaU 125 East Main Street. E ui nient includes
three front Une en ' es one reserve en " e one Office of Emer enc Services OES en " e a
ladder ta-uck one air su ort unit and five staff vehicles.

Police Protection: Based artl on reduced revenue due to the current economic decUne the
De artanent currentl em lo s 24 FTE sworn members and 3 FTE civilian staff. Based u on Grass
Valle 's o ulation of 12 860 the de artment's ratio of olice officers er 1 000 residents is 1.9.

Schools: Throu hout Grass VaUe the Grass Valle School District serves K-5 students and the
Nevada oint Union School District serves students in ades 9-12. In addition throu h inter-
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disfa-ict contracts which can be retracted
in other school dista-icts.

467 students from Grass Valle currentl
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attend schools

Parks: The Grass VaUe ubUc arks and recreation s stem. is corn rised of a roximatel 108
acres of Ci ark lands includin seven develo ed arks Dow Alexander Elizabeth Daniels
Glenn oes Minnie Memorial DeVere Mautino and Condon and one underdevelo ed ark
Mor an Ranch within the Ci limits.

IMPACTS

a -e The ro'ect is located within the d limits of Grass Valle and within the services
boundaries of the Ci . The ro'ect would be served b the Ci of Grass Valle fire and

oUce de artments. With ro er fire revention measures as re iirred under the
California Bmldin Code and Fire Codes the ro'ect is not ex ected to si " icanti im act
Fire De artment services. Pa ent of new develo ment fees wUl address the ro'ecfs
im act on Ci Fire and Police Services. Pa ment of new develo ment fees would also be
re uired for school fees.

XV. RECREATION -

Would the project:

a) Would the project increase the use of existing
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the
facility would occur or be accelerated?

b) Does the project include recreational facilities or require
the construction or expansion of recreational facilities
which might, have an adverse physical effect on the
environment?

Potentially
Significant

Impact

D

D

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

SETTING

The Ci owns and maintains ei ht ark recreation facilities. These include two arks currentl
classified as "communi arks": Condon Park and Memorial Park. Two of the ei ht arks
Morgan Ranch and Matino Park, are in the process of bein developed. In addition, the Ci
contracts with Nevada Coun Mistorical Socie to o erate the Pelton Wheel Minm
Museum Glen ones Park. An invento of Ci owned o erated arks and recreation facilities
includes: Memorial Park 8.4 acres- Condon Park 80 acres' Pelton Wheel Minin Museum Glen
ones Park 1.7 acres- Bri hton Sta-eet Park Mumie Street 1.6 acres- Elizabeth Daniels Park 0.3

acres' Dow Alexander Park 0.5 acres- Mor an Ranch Park 4.08 acres- and Matino Park 12.5 acres.

Town Talk ViUage Tentative Subdivision Map & Haimed Dev.
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Additional ^ark recreational facilities within the Cit of Grass Valle but owned and maintained
b entities other than the Ci are: Nevada Coun Coun Club 58 acres- Sierra Colle e Park
7.95 acres-Henness School 3 acres.

IMPACTS

a)&b) The project proposes 11 residential imits. The project would only slightly increase the
demand for recreational facilities in the City of Grass Valley. The proposed project does not
include recreational facilities on site/ however, the development includes private rear yards
for each unit. As part of the project approval/ recreational fees would be required to be paid
by the applicant at the time of development of the staT ictures. Those fees would provide
recreational opportunities in the City of Grass Valley. With the proposed recreational
development with the project, the project would not have a significant impact on the
recreational opportunities in the neighborhood or the City of Grass Valley.

XVI. TRANSPORTATION/TRAFFIC -

Would the project:

a) Cause an increase in traffic which is substantial in
relation to the existing traffic load and capacity of the
street system (i.e., result in a substantial increase in
either the number of vehicle trips, the volume to capacity
ratio on roads, or congestion at intersections)?

b) Exceed, either individually or cumulatively, a level of
service standard established by the county congestion
management agency for designated roads or highways?

c) Result in a change in air traffic patterns, including either
an increase in traffic levels or a change in location that
results in substantial safety risks?

d) Substantially increase hazards due to a design feature
(e. g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

e) Result in inadequate emergency access?

f) Result in inadequate parking capacity?

g) Conflict with adopted policies, plans, or programs
supporting alternative transportation (e.g., bus turnouts,
bicycle racks)?

Potentially
Significant

Impact

D

D

D

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

D

D

D

D

D
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SETTING

The Ci of Grass Valle has established evaluation criteria for critical intersecdons located within
and ad'acent to the Ci . Develo ment ro'ects are determined to be si ""cant if the increase the
avera e dela at a 'ven intersection b more than two ercent at si alized intersections.

In ess e ess to the ro'ect site is ro osed with the connection to Town Talk Road which is a
north south Coun local residential street connectm with Brunswick Road to the south and Old

Tunnel Road to the north.

Brunswick Road North of Idaho M land Road is a two-lane arterial street with median lane
that serves as a rima east-west route throu h the Bnmswick Basin and has a Level of Service C -
meanin U ht con estion with occasional backu s on critical a roaches accordin to the Ci of
Grass VaUe General Plan.

Levels of Service are estunated for future travel conditions to ensure that a roadwa wiU rovide
acce table o erations for its "desi life" which is commonl 20 ears. For the General Plan the

ear 2020 is used for estimatin traffic demand and deterncunin Levels of Service on the roadwa
s stem. The Ci has established Level of Service "D" as the oal for both the General Plan and for
ll-_ -J_-_1_ --j. _r <<~'j :J^ -/) -" , ~1 i~^tti» ;. ^^4. t^^.

A rrre ar tntersecdon is located at the "imction of Brunswick Road Town Talk Road and BubbUn
Wells Road. However the recent! a roved River VaUe Bank has coimnitted to reconsfa-uctm
the road concurrentl with develo ment of their site located at 580 Brunswick Road. Consta'uction
isoccurrin andisantid atedtobecom letedinS rm 2019.

IMPACTS

a)-g) Based upon the Traffic Study prepared by Joshua Pack, PE, the project at full buUd-out is
expected to generate 132 vehicle trips daily, 14 trips occurring during the p.m. peak hour.
The study evaluated the traffic generated by the project and determined that the project
would not have a significant unpact on identified criteria! intersections. The Traffic Report
indicates the carryi ng capacity during PM Peak-Hour Traffic Volumes wiU increase,

however the increase would not exceed the traffic thresholds as set by the City of Grass
VaUey.

The traffic report for the project was prepared in accordance with the City's threshold
policy. The poUcy requires aU projects generating 10 p.m. peak hoiu- trips or more to prepare
a Traffic Disfa-ibution Analysis. The study concluded that this project generates 14 p.m. peak
hour ta-ips but would not create delays exceeding 2 seconds at critical unsignaUzed
intersections or a 2% increase at critical intersections.

The Brunswick Road and Nevada City Highway intersection, the Brimswick Road and
Sutton Way intersection/ and East Main Street, Idaho Maryland Road and State Highway 20
intersection are identified critical intersections. The study concludes the project would
create six or less trips to any one turning inoveinent at the critical intersections duruig peak

Town TaU< ViUage Tentative Subdivision Map & Planned Dev.
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hours, or one trip every ten minutes. The identified volume is not expected to create
significant impacts during p.m. peak hour, the project would not exceed the 2-second or 2-
percent threshold for an identified critical intersecdon.

The project would be subject to payment of the City and Regional traffic impact fees. The
traffic fees would be incorporated into improvements to improve level of service at
identified intersections. The project would be requu-ed to fund their fair share of the
unprovements to flie Sutton Way and Brunswick Road intersection.

The project proposes sitfficient off-street parking as required by the zoning ordinance and
should not result m msufficient parking capacity. Additional drive ways and parking areas
are proposed with the project.

Town TaU< Road is under the jurisdiction of Nevada County. The project as a condition of
approval, will require aU street iinprovements and dedications be approved by Nevada
County PubUc Works.

The project would not have a significant impact on the transportadon and crrciilation in the
area and region.

XVII. UTILITIES AND SERVICE SYSTEMS -

Would the project:

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

c) Require or result in the construction of new stormwater
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed?

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project's projected
demand in addition to the provider's existing
commitments?

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project's solid waste disposal

Town Talk Village Tentative Subdivision Map & Planned Dev
Addendum Initial Study/Mitigated Negative Dedaration
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XVII. UTILITIES AND SERVICE SYSTEMS -

needs?

g) Comply with federal, state, and local statutes and
regulations related to solid waste?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation
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Less Than
Significant

Impact No Impact

D D D

SETTING

The ro er where Ae ro osed Town Talk Villa e residential develo ment will be constructed is
ciirrentl amoderatel ve etated area with natural slo esofva in adientsran between 1%
and 15%. Generall stonn water from offsite comes from Ae north side of ro er where it flows
in a southwesterl direction via overland release.

Solid waste withm the ro'ect area is collected b Waste Mana ement a licensed rivate dis osal
corn an . Solid waste is trans orted to the corn an 's transfer station located on McCoiirtne
Road.

Domestic water service to the ro osed develo ment is rovided b Nevada Irri ation Dista-ict via
existin water lines extended and installed with ad'oinin develo ment. Accordin to the Ci of
Grass VaUe General Plan EIR water su lies are sufficient to su 1 owth antici ated in the
General Plan which included the ro'ectsite.

Sewa e collection is rovided b the Ci of Grass Valle via existin sewer lines alon Old Timnel
Road. Accordin to the General Plan EIR sewa e collection facilities are sufficient to su 1 owth
antici ated in the General Plan which included the ro'ect site.

IMPACTS

a)-g) The project as proposed would reqi ure imderground utilities and existing overhead lines

would be underground for the utilities for the property, but would not include PG&E
electrical transmission Unes.

The project site is located witi-iin the NID (Nevada Irrigation Disfa-ict) service area for water.
The project wiU not significantly reduce tihe supply of water in the City of Grass VaUey and
Nevada Coimty area.

The project would be connected through the City's sewer system. The Qty has approved
developi nent projects involving potential mcreased demands on the City's waste water

treatment plant, recognizing the potential liirdts on sewer availability. The project is
expected to generate a demand on sewer service equvalent to approximately 11 Equivalent
Dwelling Units (EDU). Sufficient sewer ta-eatments capacity wiU be required before the
project is allowed to be consta-ucted and/or connected to the City's Sewer System. A recent
expansion of the sewer plant capacity from 1.72 to 2.78 MGD (million gallons per day),
orovides adeauate sevyer caoacitv for the oroDOsed Droiect. However, suecific aouroval to

Town Talk VUlage Tentative Subdivision Map & Planned Dev City of Grass Valley
Addendum Initial Study/Midgated Negative Dedaration October 5, 2018
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connect to the sewer system must be obtained from the City at the time of building perinit
issuance.

No significant impact on utilities is anticipated with this project. No initigation measures
would be required for the utility services section.

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE -

Would the project:

a) Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population
to drop below self-sustaining levels, threaten to eliminate
a plant or animal community, reduce the number or
restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of
California history or prehistory?

b) Does the project have impacts that are individually
limited, but cumulatively considerable? ("Cumulatively
considerable" means that the incremental effects of a
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

c) Does the project have environmental effects which will
cause substantial adverse effects on human beings,
either directly or indirectly?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D D

D

a)-c) As stated m the sections in the Transportation Section, the project would generate an
additional 132 vehicle-trips daily, 14 peak hour trips which adds to the long-term cumulative
unpact on traffic, along with fuhire development in the area., in the City of Grass Vatley and
the regional area. To mitigate this unpact the project shall be subject to payment of the City an
Regional Traffic hnpact Fees. Those fees would be used to provide improvements to identified
critical intersections. With those fees, the project would have a less than significant
cumulative impact on the City of Grass VaUey and the regional area. As described in the
above analysis, tius project will result in less than significant impacts.

REFERENCES The following references used in preparing this report have not been attached to
this report. The reference material listed below is available for review upon request of the Grass
Valley Commzmity Development Departanent/125 East Main Street/ Grass VaUey/ CA 95945.

. City of Grass VaUey 2020 General Plan and General Plan EIR

. Mineral Management Element of the City's General Plan, dated August 24, 1993
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Background Report, City of Grass VaUey General Plan Update/ November 1998
Soil Survey of Nevada County/ United States Department of Agriculture/ Soil Conservation
Service

Flood Insurance Rate Map 06057C0632E dated Febmary 3, 2010
On line soil survey maps and data from USDA - http://websoUsurvey. nrcs. usda. gov
Geotechnical Report for 634 Town Talk Road prepared by Gularte and Associates dated January
14, 2005
Traffic Analysis prepared by Joshua H. Pack/ P.E. dated February 3, 2005
Arborist Report prepared by Noah Kwolek, Arborist
California Emission Estunator Model (CalEEMod) Version 2016.2

ATTACHMENTS
Attachment 1 -
Attachment 2 -
Attachment 3 -
Attachment 4 -
Attachnient 5 -
Attachment 6 -
Attachment 7 -

Vicinity Map
Aerial Photograph
Assessor's Parcel Map
Site Photographs
Tentative Subdivision Map
Residential Elevations and Floor Plans
Project Comments
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Pad fie Gas and
Electric Company'

Plan Review Team
Land Management
CRT 1151

PGEPIanReview@pge.com

6111 Bollinger Canyon Road 3370A
San Ramon. CA 94583

August 8, 2018

Lance E. Lowe

City of Grass Valley
125 E Main Street
Grass Valley, CA 95945

Ref: FileNo:18PLN-36

Dear Mr. Lowe:

Thank you for giving us the opportunity to review the subject plans. The proposed Tentative
Subdivision Map located at 634 Town Talk Road (APN: 35-550-03) is within the same vicinity
ofPG&E's existing distribution facilities that serve this property.

Please contact the Building and Renovation Center (BRSC) for facility map requests at
BRSCSSR(%pee. com and PG&E's Service Plannmg department at www. e.com/cco for any
modification or relocation requests, or for any additional services the developer may require.

If you have any questions regarding our response, please contact me at paramjit. jhutti(%pge. com.

Sincerely,

^^k 3 -^
Paramjit Jhutti
Land Management
925-328-6114

^

PG&E Gas and Electric Facilities Page 1
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COUNTY OF NEVADA
COMMUNITY DEVELOPMENT AGENCY
DEPARTMENT OF PUBLIC WORKS
950 MAIDU AVENUE, NEVADA CITY, CA 95959-8617
(530) 265-1411 FAX (530) 265-9849 www.n>yacvad*co|liftv. coin

Sean Powere
Community DevelopmKit Agency Director

TrisheTlltolson
Director of Publte Worts

August 9, 2018

Attn: Lance E. Lowe, AICP
City of Grass Valley
Community Development Department
125 E. Main Street
Grass Valley, CA 95945

Re: Town Talk Village Subdivision Map and Planned Development (18PLN-36)

Dear Mr. Lowe:

Thaiik you for the opportunity to comment on the proposed Tentative Subdivision Map and
Planned Development of Towntown Village at 634 Town Talk Road (APN 035-550-003)
(Project). The Tentative Subdivision Map would divide the site's 1. 36 acres into 11 parcels. A
Planned Development is required to allow flexibility in the Development Code standard with
respect to lot size, configination, access, etc.

The Nevada County Public Worics Department has the following comments on the Project:

1. Ri ht-of-Wa and Easement Dedication: Right of way is unclear on the tentative map.
Please clwify right of way prior to project approval and resubmit to the County for
verification.

Depending on right of way boundaries and type, the County will require prior to map
recordation that the applicant offer for Dedication to the County of Nevada, for Public Road,
Public Utility and Emergency Access purposes, a 30-foot half-width right-of-way in fee tiUe
along the project frontage on Town Talk Road, where not already owned by Nevada County.

2. Road and Drivewa Im rovements: The County recommends that Town Talk Rosd be
annexed into the City's/arssdictton from Brunswick to Old Tunnel Road due to the recent
developments occurring wifh Town Talk access. If Town TaUc is not annexed, the County
will require the following conditions for road improvements:

a. The applicant shall construct half-width improvements along the project frontage on
Town Talk Road to Local Class 1 standards.

b. New project access to Town Talk Road shall conform to the County's Private Road
approach standards in the Land Use and Development Code as shown in the County's
Standard Drawuigs.

78
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c. An encroachment pennit, issued by Ihe Nevada County Department of Public Works,
shall be required prior to commencement of any work in the County's public right-of-
way on Town Talk Road. The applicant shall submit a complete Traffic Control Plan
with the encroachment permit fhat indicates each stage of work, closure dates for sfreet
and section of closure, signage, flaggers, and any other pertinent information. The Traf&c
Control Plan shall be reviewed and approved by the County before the contractor begins
work.

3. Ma ©etaiBs; Prior to map recordation, the final map shall show a Local Class 1 detail and
ditch along Town Talk Road.

4. ©Kfinaee; Given that drainage has the potential to impact County roads, the County
Deparbnent of Public Works will require a copy of the Final Drainage Analysis prior to map
recordation and issuance of encroachment permit. The drainage report must identify how the
road is going to drain down Town Talk to Bnmswick. The aiudysis shall be prepared by a
registered civil engineer and demonstrate that the site has adequate capacity to design and
mitigate all additional on-site stonnwater runoff. The project shall not result in additional net
stonnwater runofffrom the site. In addition, the County requires that the project provide oil,
grease and silt ti-aps, as well as a legally enforceable mechanism for mamtenance of these
facilities.

5. TralBc Im &a Eieas: Applicant shall pay the County's local traffic mitigation fee for
connecting to Town Talk Road, prior to issuance of each building pemiit.

6. ^tdig'wiallcis: Nevada County General Plan Circulation Element Policy RD-4. 3. 7 encourages
sidewalks or walkways for all discretionary projects in Community Regions and residential
projects with a density greater than one dwelling unit per acre, Nevada County therefore
requests that a sidewalk or paved pathway be constmcted across the property frontage on
Town Talk Road.

7. Paratransit Access; Nevada County Transit Services recommends that the project roadway is
designed so that a paratransit vehicle can safely pick-up and drop-off passengers if required,
as the lack of this provision has become a safety hazard in past projects.

8. §:blid Waste and KeGwline-AcGessibilitv: In compliance with LUDC Sec. L-II 4.2. 11.C.2, the
applicant is requested to provide an adequately sized bulb at the end of the new onsite access
road to provide adequate turning room for Waste Management vehicles. Curbside pickup
along Town Talk should be minimized to the extent possible.

If you have any questions, please contact me at 265-1254 or Jessica.Hankins@co. nevada. ca.us.

Sincerely,

e^si; Hankins
Pu ie Works Project Manager
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Lance Lowe

From:

Sent:
To:
Cc:
Subject:
Attachments;

Dan Landon <dlandon@nccn. net>

Wednesday, September 26, 2018 2:37 PM
Lance Lowe

'Mike Woodman"; Kevin Nelson
RE: 634 Town Talk Road ALUC Review

Sample Overflight Notice. pdf

Lance,

I have reviewed the proposed project at 634 Town Talk Road (APN 35-550-03, File No: 18PLN-36) and have determined
that there are no apparent compatibility issues of significance. In accordance with Section 1.4.2 (d) of the Nevada
County Airport Land Use Compatibility Plan, I approve the proposed project on behalf of the Nevada County Airport
Land Use Commission. Since this project is in Compatibility Zone D, a recorded overflight notice is required. A sample
Recorded Overflight Notification is attached to this email.

Please contact me if you have any questions or need additional information regarding this application.

Danie [LancCon
Executive Director

N C; T C

CBMNkSWON

Nevada County Transportation Commission
101 Providence Mine Road, Suite 102, Nevada City, CA 95959
(530) 265-3202 / Fax: (530) 265-3260
htt : www. nctc. ca. ov

From: Dan Landon <dlandon nccn. net>

Sent: Friday, September 21, 2018 9:23 AM
To: 'lancel@cityofgrassvalley. com' <tancel cit of rassvalle . com>
Cc: 'Mike Woodman' <mwoodman nccn. net>

Subject: RE: 634 Town Talk Road ALUC Review

Lance,

The proposed development at 634 Town Talk Road meets the criteria of a "major land use action" as defined in Section
1.4. 3. (4) in the Nevada County Airport Land Use Compatibility Plan (NCALUCP) and does require a review by the Nevada
County Airport Land Use Commission since the prior approval on May 17, 2005, has expired.

The review fee for "Regulations, Permits, & Other Actions" is $150.00. Payment may be made in a check payable to the
Nevada County Transportation Commission.

Please contact me if you have any questions or need additional information regarding this application.
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APPENDDC G SAMPLE IMPLEMENTATION OOCUMEISfTS

RECORDED OVERFUGHT NOTIFICATION

This OverfKght Notification concerns tfae real property situated in the County of Nevada and [insert tfap-
pKcable] the Gty of , State of California, described as

[APN No.: ].

This Overflight Notification provides notification oftfae condition of the above descdbed property in recog-
nitioa of, and in compliance with, CAUPOKNIA BUSINESS & PROreSSIONS CODE Secdon 11010 and
CALIFORNIA CIVIL CODE Sections 1102.6, 1103.4 and 1353, effective January 1, 2004, and related state
and local r^ularions and consistent with policies of the Airport Land Use Commission foi Nevada Coun-
ty for overflight notification provided in the Nevada County Aifport Land Use Compatibility Plan.

NOTICE OF AIRPORT IN VICINTTy: This property is heated in the vianity of an airport and within the mrpvrt
tiffSuenee area. Theprvperty meg be subject to same of the annqyimces or mconveniences associated with proximity to an mr-

port and cdrcreft operations (fm example: HO'W, vibration, ovef^ghts or odors). Individual senittivities to those aunoyancei
can vary fnm person fo person. You should consider what import annoyances, if any, affect the Pmfierty befon ^ou wmphte
your purchase and whether they are acceptable to you.

The Federal Aviadon Administradon (PAA) has icgulatory authority over the operation of aircraft in
flight and on the nmway and taxiway surfaces at Nevada County Aiiport. The FAA is, therefore, cxclu-
sivdy responsible for airspace and air traffic management, including ensuring the safe and effident use of
navigable airspace, developing ait traffic rules, assigning the use of airspace and controlling air traffic.
Please contact the FAA for more detailed information regarding overfl^ht and airspace protecdon issues
assodated with the operation of military aircraft.

The airport operator, the County of Nevada, maintains infonnation regarding hours of operation and
other relevant infonnadon regaiding aiiport operations. Please contact yout local airport operator for
more detailed infonaadon r^atding airport specific operarional issues induding houts ofoperatk)n.

This OveijKghtNotiJieatien shall be duly recorded with the Nevada County Assessor's Office, shall run with
tfae Property, and shall be binding upon all parties having or acqumng any right, dde or interest in the
Property.

. 20-

Table 03

Sample Recorded Overflight Notification

G-6 Nevada County Airport Land Use Compatibility Plan (Adoptod September 2011)

81

Item # 2.



MITIGATION MONITORING
& REPORTING PLAN

TOWN TALK VILLAGE - TENTATFVE SUBDWISION
MAP & PLANNED DEVELOPMENT (18PLN-36)

(SCH#2005042007)

City of Grass Valley

October 5, 2018

Prepared by:

City of Grass Valley
Community Development Department

125E. Main Street
Grass Valley, CA

EXHIBIT B
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AUTHORITfAND PURPOSE

Pursuant to the California Public Resources Code, Section 21081.6, the City of Grass VaUey is
required to implement a Mitigation Monitoring and Reporting Plan for the Town Talk Village
residential development located at 634 Town Talk Road (APN: 035-550-003).

The purpose of this Mitigation Monitoring and Reporting Plan is to ensiire compliance with, and
effectiveness of, the Mitigation Measures set forth in the Mitigated Negative Declaration
prepared for the project,

RESPONSIBILITIES

The City of Grass Valley Community Development Department (CDD) will have prunary
responsibility for the operation of the Mitigation Monitoring and Reporting Plan. The CDD is
responsible for managing aU technical advisors and coordinating monitoring activities. The
CDD is responsible for directing the preparation and filing of Compliance Reports.

MITIGATION MONITORING MATRIX

The following is a list of Mitigation Measures as presented in the Mitigated Negative Declaration
prepared for the project. The Mitigation Monitoring and Reporting Program (MMRP), will be
considered for adopdon by the City of Grass Valley Planning Commission concirrrently with
consideradon of the Mitigated Negadve Declaration prepared for the project. The Planning
Commission may direct that changes be made to the measures contamed in this document prior
to its adoption.

Tcfwn Talk Village
M.itigation Monitoring &. Reporting Program

City of Grass Valley
October 5, 2018 83
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)

FINDINGS:
In accordance with Sections 1 7.81.060 and 17.72.030 and of the Development Code, the
Planning Commission is required to make the following specific findings before it
approves Tentative Subdivison Map and Planned Development Application(s).

1. The City received a complete application for Development Review Application
18PLN-36.

2. The Community Development Department prepared an Addendum Initial
Study/Mitigated Negative Declaration as the appropriate environmental review in
accordance with the California Environmental Quality Act (CEQA). Mitigation
Measures were incorporated into the project to fully mitigate all potentially significant
impacts on the environment.

3. The Planning Commission has independently reviewed, analyzed and considered
the Addendum Initial Study/Mitigated Negative Declaration prior to making its
decision on the project, and the Mitigated Negative Declaration reflects the
independent judgement of the City of Grass Valley.

4. The 2020 General Plan designates the project site as Urban High Density. The
proposed map, and/or subdivision design or improvements are consistent with the
General Plan or any applicable Specific Plan.

5. The site is physically suitable for the type or proposed density of development.

6. The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.

7. The design of the subdivision or type of improvements is not likely to cause public
health or safety problems.

8. The design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large for access through or use of, property
within the proposed subdivision. This finding may not be made if the Review
Authority finds that alternate easements for access or use will be provided, and that
they will be substantially equivalent to ones previously acquired by the public. This
finding shall apply only to easements of record, or to easements established by
judgment of a court of competent jurisdiction, and no authority is hereby granted to
the Review Authority to determine that the public at large has acquired easements
of access through or use of property within the proposed subdivision.

9. The discharge of sewage from the proposed subdivision into the community sewer
system would result in violation of existing requirements prescribed by the California
Regional Water Quality Control Board.

EXHIBIT C88
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)

10. The action appropriately balances the housing needs of the region against the public
service needs of City residents and available fiscal and environmental resources.

11. The design of the subdivision provides, to the extent feasible, for future passive or
natural heating or cooling opportunities in the subdivision.

12. The project is consistent with the applicable sections and development standards in
the Development Code.

13. The project, as conditioned, complies with the City of Grass Valley Community
Design Guidelines.

14. The proposed use is allowed within the applicable zone and complies with all other
applicable provisions of this Development Code and the Municipal Code.

15. The design, location, size, and operating characteristics of the proposed activity are
compatible with the existing and future land uses in the vicinity.

16. The location, size, planning concepts, design features, and operating characteristics
of the project are and will be compatible with the character of the site, and the land
uses and development intended for the surrounding neighborhood by the General
Plan.

A. GENERAL CONDITIONS (Modified Conditions of Approval resulting from the
Planning Commission meeting are shown in bold text):

1. The approval date for this project is September 20, 2022. The Tentative Subdivision
Map is approved for a period of three years with extensions as provided in
accordance with Section 17.81.140 and shall expire on September 20, 2025, unless
the map is filed with the County Recorder's Office or an extension request has been
filed with the Community Development Department.

2. The project shall be constructed in accordance with the plans approved by the
Planning Commission for Tentative Subdivision Map and Planned Development
18PLN-36 unless changes are approved by the Planning Commission prior to
commencing such changes. Minor design changes may be approved by the
Community Development Department as determined appropriate by the Community
Development Director. Major changes, as determined by the Community
Development Director, shall be approved by the Planning Commission.

3. All trash and storage areas, mechanical equipment, and all other building
appurtenances (i.e. utility meters, electrical boxes, air conditioners, fire sprinkler
backflow valves, etc. ) shall be screened from public view and adjacent properties.
Details shall be shown on the final construction and/or improvement plans. All
screening materials shall be consistent with the main building materials and colors.
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)
and colors. Roof mounted equipment shall be screened from view of adjacent
properties and roads. Special attention should be given to changes in elevations
where views of roofs are possible.

4. Energy efficient LED lighting and high efficiency HVAC and appliances shall be used
for the project.

5. The developer shall install good neighbor fencing around the perimeter of the
property. Good Neighborhood fencing shall be constructed of cedar or redwood and
shall not exceed 3 feet in the front yard nor 6 feet in height on the side and rear
yards.

6. Prior to construction, the applicant shall obtain the requisite building, plumbing,
mechanical and electrical permits from the building division, in compliance with the
California Codes.

7. The maximum exposed height of retaining walls should be 6 feet. Retaining walls
should be stepped, with a minimum separation of 4 feet between walls. The design
for any retaining walls abutting the public right-of-way shall be shown on the
improvement plans. All exposed portions of the retaining wall shall be constructed
of split face, slump stone or other decorative block. Colors and materials shall be
subject to the approval of the Director of Public Works and the Community
Development Director.

8. Rear yard decks over 30 inches in height shall not be closer than 5 feet from the
property line. Rear yard decks less than 30 inches in height may be constructed to
the property line in accordance with Table 3-1 of the City's Development Code.

9 In accordance with the City's Noise Ordinance, the construction hours to operate or
perform outside construction or repair work on a building, structure, or project or to
operate a pile driver, steam shovel, pneumatic hammer, derrick, stream or electric
hoist, or construction type device exclude the hours of 7 p. m. of one day and 7 a. m.
of the next day and Sundays and legal holidays if operated or performed in such a
manner that a reasonable person of normal sensitivity residing in the area is caused
discomfort or annoyance, unless prior written permission has been granted by the
building official in the interest of public convenience or necessity.

10. The applicant shall pay all City impact fees prior to filing of the Tentative Subdivision
Map, issuance of a grading and/or building permit or issuance of a Certificate of
Occupancy, as applicable.

11. 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.
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)

B. PRIOR TO ISSUANCE OF GRADING PERMIT, THE FOLLOWING CONDITIONS
SHALL BE SATISFIED:

1. The applicant shall submit to the City Engineer for review and approval, an
improvements and grading plan prepared by a Registered Civil Engineer; shall
obtain a Grading Permit; and shall pay all appropriate fees for plan check and
inspection. The grading and improvement plans shall include but not be limited to
roadway/driveway/parking lot slopes and elevations, curb, gutters, sidewalks,
striping and signing, paving, water and sewer pipelines, storm drains, street/parking
lot lights, accessible access from the sidewalk to the building and from the
accessible parking spaces to the building, retaining walls, any necessary alteration
of existing utilities, and all easements, in accordance with City Improvement
Standards.

2. The project plans shall include the following note:

All trees to be saved shall be enclosed by a construction barrier placed around the
dripline zone of the tree. The construction barrier shall consist offour-foot tall mesh
safety fencing in a bright color. The fencing shall be tied to six-foot tall metal poles
spaced a maximum of twenty feet apart. Each pole shall be placed with two feet
below the surface of the ground.

3. If trees to be removed are 6" or greater in diameter, are classified to be in Group A
or B per the California Forest Practice Rules, and are on timberland, the applicant
shall obtain one of the following harvest document(s) from the California Department
of Forestry and Fire Protection and submit a copy of the approved document to the
City:
a. Less Than 3 Acre Conversion Exemption. Any project with less than 3 acres of

land disturbance may qualify (see 14 CCR 1104. 1 (a)(2) for conditions).
b. Timberland Conversion (PRC4621) and Timber Harvest Plan (PRC. 4581). Any

project with 3 acres or greater or that do not meet the conditions in 14 CCR
1104. 1 (a)(2).

4. The applicant shall obtain a tree removal permit from the City of Grass Valley Public
Works Department.

5. The applicant shall submit to the City Engineer for review and acceptance two copies
of a detailed Soils Engineering Report and Engineering Geology Report certified by
a Civil Engineer registered in the State of California. In addition to the California
Building Code requirements, the report shall specify the pavement structural
sections for the proposed roadways in relation to the proposed traffic indexes. The
improvements and grading plans shall incorporate the recommendations of the
approved Soils Engineering Report and Engineering Geology Report. The project
developer shall retain a civil engineer, soils engineer, and engineering geologist to
provide professional inspection of the grading operations. If work is observed as not
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)
being in compliance with the California Building Code and the approved
improvements and grading plans, the discrepancies shall be reported immediately
in writing to the permittee, the building official, and the Engineering Division.

6. If any retaining walls or other wall structures equal to or greater than four feet in
height (from the base of the footing to the top of the wall) are identified on the
grading/improvement plans, the applicant shall:
a. Place a note on the grading/improvement plans stating that any walls equal to or

greater than four feet in height will require a Building Permit prior to being
constructed.

b. Submit design calculations for the walls for review and acceptance.
c. If the proposed walls are to be constructed against a cut slope that cannot be

graded back per the California Building Code, submit:
i. A signed and stamped letter from a Licensed Civil Engineer or Geotechnical

Engineer identifying a temporary shoring plan and how the cut slopes for the
walls will be protected from the weather during construction.

ii.A signed and stamped letter from a Licensed Civil Engineer or Geotechnical
Engineer stating that a copy of the required OSHA Permit will be supplied to
the City prior to any excavation on the site and that a qualified OSHA Approved
Inspector or Professional Civil Engineer will:
a. be onsite during excavation for and construction of the retaining walls;
b. be onsite at least once a day during inclement weather; and
c. will submit daily reports to the City.

7 If over 1 acre of disturbed area) The applicant shall submit a Storm Water Pollution
Prevention Plan (SWPPP) to the City for acceptance, file a Notice of Intent with the
California Water Quality Control Board and comply with all provisions of the Clean
Water Act. The applicant shall submit the Waste Discharge Identification (WDID)
number, issued by the state, to the Engineering Division.

8. The applicant shall submit to the City Engineer for review and approval, drainage
plans and hydrologic and hydraulic calculations in accordance with the City of Grass
Valley Improvement Standards and Storm Drainage Master Plan & Criteria.

9. (If creates and/or replaces 5, 000 sf. or more of impervious surfaces) Measures must
be implemented for site design, source control, runoff reduction, storm water
treatment and baseline hydro modification management measures per the City of
Grass Valley Design Standards.

10. An Improvement Performance Security shall be submitted (if a subdivision
improvement agreement is not in place). The amount of the security shall be for the
sum of: 1)100% of the cost of public improvements necessary to restore the public
right of way back to existing conditions or the cost of the public improvements,
whichever is less; 2) 10 % of the cost of erosion and sedimentation control necessary
to stabilize the site; 30 10% of the cost of tree replacement; and 4) 100% of the cost
to address any features which could cause a hazard to the public or neighboring
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)
property owners if left in an incomplete state. The minimum security amount shall
be $500.00. The cost estimate shall be provided to the Engineering Division for
review and approval as a part of plan submittal. All costs shall include a ten (10)
percent contingency.

11. A detailed grading, permanent erosion control and landscaping plan shall be
submitted for review and approval by the Engineering Division prior to commencing
grading. Erosion control measures shall be implemented in accordance with the
approved plans. Any expenses made by the City to enforce the required erosion
control measures will be paid by the deposit.

12. The improvements and grading plans shall be signed by all other jurisdictional
agencies involved (i. e. NID), prior to receiving City Engineer approval.

13. Per the Development Code, the Grading Permit shall expire one (1) year from the
effective date of the permit unless an extension is granted by the City Engineer (for
up to 180 days).

14. The applicant shall submit two (2) typical landscape and irrigation plans for all of the
lots, prepared by a licensed landscape architect, for review and approval by the
Planning and Engineering Divisions. Landscaping design shall include a minimum
of one (1) decorative tree in the front yard and comply with all provisions of the City's
Water Efficient Landscape Ordinance.

15. If construction or development activities are to occur during the breeding season
(March 1 through August 30) that may disturb or remove occupied nests of migratory
birds or raptors, a pre-nesting construction survey within 250 feet of the disturbance
area within the subject parcels shall be prepared. If any nesting raptors or migratory
birds are identified during surveys, active nests should be avoided and a no-
disturbance or destruction of the next site until after the breeding season or after or
after a wildlife biologist determines that the young have fledged. The extent of these
buffers would be determined by a wildlife biologist and would depend on the special-
status species present, the level of noise or construction disturbance, line of sight
between the nest and the disturbance, ambient levels of noise and other
disturbances, and other topographical or artificial barriers. These factors should be
analyzed to make an appropriate decision on buffer distances.

Vegetation clearing or tree removal outside of the breeding season for such bird
species would not require the implementation of any avoidance, minimization, or
additional conditions.

C. PRIOR TO INITIATING GRADING AND/OR CONSTRUCTION OF THE SITE
IMPROVEMENTS FOR THE PROJECT, THE DEVELOPER SHALL COMPLETE
THE FOLLOWING:

1 That prior to any work being conducted within the County right-of-way, the applicant
shall obtain an Encroachment Permit from Nevada County.
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TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)

2. A minimum of forty-eight (48) hours prior to commencement of grading activities, the
developer's contractor shall notify both the Community Development Department
and Engineering Division of the intent to begin grading operations. Prior to
notification, all grade stakes shall be in place identifying limits of all cut and fill
activities. After notification, Community Development and Engineering staff shall be
provided the opportunity to field review the grading limits to ensure conformity with
the approved improvement and grading plans. If differences are noted in the field,
grading activities shall be delayed until the issues are resolved.

3. Placement of construction fencing around all trees designated to be preserved in the
project shall be completed.

4. Submit for review and approval by the Fire Department, a Fire Safety Plan.

5. Submittal of two copies to the Engineering Division of the signed
improvemenfgrading plans.

D. DURING CONSTRUCTION, THE FOLLOWING CONDITIONS SHALL APPLY:

1. If prehistoric or historic-period archaeological resources or human remains are
encountered during grading or excavation, work shall avoid altering the materials
and their context until a qualified professional has evaluated, recorded and
determined appropriate treatment of the resource, in consultation with the City.
Project personnel shall not collect cultural resources. Cultural resources shall be
recorded on DPR 523 historic resource recordation forms. If it is determined that
the proposed development could damage a unique archaeological resource,
mitigation shall be implemented in accordance with Public Resources Code Section
21083.2 and Section 15126.4 of the CEQA Guidelines, with a preference for
preservation in place. If human remains are discovered, mitigation shall be
implemented in compliance with CEQA section 15064. 5.

2. If any hazardous waste is encountered during the construction of this project, all
work shall be immediately stopped and the Nevada County Environmental Health
Department, the Fire Department, the Police Department, and the City Inspector
shall be notified immediately. Work shall not proceed until clearance has been
issued by all of these agencies.

3. The developer shall keep adjoining public streets free and clean of project dirt, mud,
materials, and debris during the construction period.

4. Where soil or geologic conditions encountered in grading operations are different
from that anticipated in the soil and/or geologic investigation report, or where such
conditions warrant changes to the recommendations contained in the original soil
investigation, a revised soil or geologic report shall be submitted by the applicant,
for approval by the City Engineer. It shall be accompanied by an engineering and
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TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &
PLANNED DEVELOPMENT (18PLN-36)

geological opinion as to the safety of the site from hazards of land slippage, erosion,
settlement, and seismic activity.

5. Where trucks may transport excavated material off-site unless the loads are
adequately wetted and either covered with tarps or loaded such that the material
does not touch the front, back or sides of the cargo compartment at any point less
than six inches to the top of the cargo compartment. Also, all excavated material
must be properly disposed of in accordance with the City's Standard Specifications.

6. The contractor shall comply with all Occupational Safety & Health Administration
(OSHA) requirements.

7. Construction and demolition waste recycling shall occur in accordance with Waste
Management requirements.

8. For any public work, the contractor shall comply with all Department of Industrial
relations (DIR) requirements including complying with prevailing wage requirements.

E. PRIOR TO RECORDING THE FINAL MAP, THE FOLLOWING CONDITIONS
SHALL BE SATISFIED:

1. The applicant shall submit to the City Engineer for review and approval a
Final/Parcel Map prepared by a Licensed Surveyor, or Registered Civil Engineer
licensed to survey in the State of California, in accordance with the City's Subdivision
Ordinance No. 180 N.S. and the California Subdivision Map Act; and shall pay all
appropriate fees for map check and recording.

2. Prior to recordation of the final/parcel map, the subdivider shall provide to the
Engineering Division an acceptable method, such as a property owners association,
tenant agreement, and/or CC&R's to maintain the common areas. Common areas
can include residential areas, landscape areas, ingress/egress accesses, monitoring
wells, roadways and utilities, detention facilities and open space areas not accepted
by the City. Documentation may be reviewed by the Community Development
Director (for non-residential), City Engineer and City Attorney (if determined
necessary). CC&R's must include a statement that they cannot be modified without
the approval of the City of Grass Valley.

The Final Map, CC&Rs and deeds' for the individual properties shall contain a
statement that the adjoining property is owned . and operated for
agricultural/recreational purposes (i. e. Nevada County Horseman's Association
Facility) and that property owners can expect activity, sounds, odors indicative of
such agricultural/recreational facility.

The CC&Rs shall contain a provision as to the construction, use and installation of
the pedestrian trail extending to the commercial property to the west through Lots 3
and 4. If the construction and opening of the pedestrian trail is deferred later than
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occupancy of the residential units, per Condition of Approval 1 1 below, the CC&Rs
shall provide the ability for the Town Talk Village property owners to construct the
trail at a later date.

3. Subdivider shall dedicate land, or pay a fee in-lieu of dedication, for park and
recreation purposes in accordance with the City's Development Code.

4. If the applicant desires to record the Final Map prior to completion of the grading and
improvements as shown on the approved grading and improvement plans, the
applicant shall enter into an agreement to complete the grading and public
improvements, in accordance with the City's Development Code and the CA
Subdivision Map Act. The applicant must supply the City with the cost estimate,
prepared by a licensed Civil Engineer, for all improvements shown on the
grading/improvement plans. The cost estimate must be approved by the Engineering
Division. The City will then prepare an agreement which will require City Council
approval and will be required to be recorded prior to Final Map approval.

5. All existing and proposed utility distribution facilities (including electric,
telecommunications and cable television lines) installed in and for the purpose of
supplying service to any subdivision shall be installed underground. Equipment
appurtenant to underground facilities, including transformers, pedestal mounted
terminal boxes and meter cabinets and ducts, shall also be located underground or
entirely within a building, not located within the right of way or setback.

6. (if no homeowners association) The Applicant shall sign and record a covenant and
agreement to ensure that the onsite detention facilities will be maintained by the
property owner(s).

7. ROW along Town Talk Road may need to be dedicated in order to comply with the
design standards for a minor residential street with no parking.

8. Per the County's recommendations, the project shall show a Local Class I detail and
ditch along Town Talk Road.

9. Per the County's recommendations, a sidewalk or paved pathway shall be
constructed along the property frontage on Town Talk Road.

10. The applicant shall record an overflight notification in accordance with Policy 5.4.3
of the Nevada County Airport Land Use Compatibility Plan. The notification shall
contain language to prospective purchasers of the property and shall appear on the
property deed to the satisfaction of the Executive Director of the Airport Land Use
Commission.

11. The Improvement Plans and Final Map shall dedicate a pedestrian trail extending
from the interior roadway through Lots 3 and 4 to the commercial property to the
west (APN: 035-480-37). The applicant shall meet with the adjoining commercial
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property owner or agent to gain their endorsement for extending the trail to the
commercial property. If the applicant verifies that the commercial property owner
opposes the trail extension, the pedestrian trail can be deferred by City approval and
allowed to be constructed at a later date with the approval of the Town Talk Village
property owners. If the commercial property owners supports the trail connection to
their parcel, the time of installation of the trail shall be completed prior to occupancy
of the residential units.

12. The improvement plans shall show a redesigned driveway access onto Town Talk
Road for Lots 9 and 10 that will serve to minimize any vehicular backup onto Town
Talk Road from each of the residences. The plans can address this vehicular turning
movements by combining the driveways and/or adding space for on-site turning of
vehicles. In addition, the interior access scales to be more than 150 feet thus
requiring improvements in accordance with 2016 CFC Appendix D Table D103. 4.
requiring a twenty (20) foot wide driveway with an approved turn-a-round.

13. If any of the improvements which the applicant is required to construct or are to be
constructed or installed upon land in which the applicant does not have title interest
sufficient for such purposes, the applicant shall do all of the following pursuant to
Government Code Section 66462. 5:
a. Notify the City of Grass Valley in writing that the applicant wishes the City to

acquire an interest in the land which is sufficient for such purposes as provided
in Government Code Section 66452.5.

b. Supply the City with (i) a legal description of the interest to be acquired, (ii) a map
or diagram of the interest to be acquired sufficient to satisfy the requirements of
subdivision (e) of Section 1250. 310 of the Code of Civil Procedure, (iii) a current
appraisal report prepared by an appraiser approved by the City which expresses
an opinion as to the current fair market value of the interest to be acquired, and
(iv) a current Litigation Guarantee Report;

c. Enter into an agreement with the City, guaranteed by such cash deposits or other
security as the City may require, pursuant to which the applicant will pay all of
the City's cost (including, without limitation, attorney's fees and overhead
expenses) of acquiring such an interest in the land.

F. PRIOR TO ACCEPTANCE OF PUBLIC IMPROVEMENTS AND/OR
EXONERATION OF BONDS, OR OTHER FORM OF SECURITY, THE
FOLLOWING CONDITIONS SHALL BE SATISFIED:

1. A Warranty and Guarantee security guaranteeing the public improvements for a
period of one year shall be provided in the amount of 10% of the total improvement
costs.

2. The applicant shall offer to dedicate to the City for public use, all the public streets
right-of-way or easements necessary to install, maintain, and re-install all public
improvements described on the improvements and grading plans. All offers of
dedication must be recorded and a copy provided to the Engineering Division.
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FINDINGS & CONDITIONS OF APPROVAL
TOWN TALK VILLAGE TENTATIVE SUBDIVISION MAP &

PLANNED DEVELOPMENT (18PLN-36)

3. "As-built" plans, signed by the Engineer of Record, must be submitted to the
Engineering Division on Mylar and a CD with an AutoCAD (or equivalent) drawing
of the public improvements.

4. A final report prepared by the soils engineer, in accordance with the California
Building Code, must be submitted to the Engineering Division.

5. The grading contractor shall submit a statement of conformance to the as-built plans
and specifications. Statement must meet intent of the California Building Code. An
example follows:

"As the grading contractor, I confirm that all improvements were constructed as
shown on these improvement plans. " Include the signature, company and date.

G. PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY:

1. The applicant shall obtain final approval from the City of Grass Valley, fire, planning,
engineering and building divisions. The applicant shall also obtain an Encroachment
Permit from the County of Nevada.

2. The applicant's landscape architect or landscapecontractor shall submit to the City
for approval the "certificate of completion" form as required by MWELO.

3. The applicant shall conduct an irrigation audit pursuant to the requirements of the
MWELO. This shall be conducted by a third party certified landscape irrigation
auditor that did not install or design the landscape and irrigation. Prior to the audit
City must confirm the selected auditor complies with MWELO requirements.
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PLANNING COMMISSION
STAFF REPORT

September 20, 2022

Prepared by:
Reviewed by:

DATA SUMMARY:

Application Number:
Subject:

Location/APN:
Applicant:
Zoning/General Plan:
Entitlements:

Environmental Status:

Lance E. Lowe, AICP, Principal Planner
Thomas Last, Community Development Director

22PLN-18
InConcert Sierra Whispering Pines Specific
Amendments, Use and Development Review Permits.
125 Crown Point Court/009-700-063
Monroe Lovelady, Twin Cities Concert Association
SP-IAZone/Business Park
Whispering Pines Specific Plan Amendments, Use
Development Review Permits
Initial Study/Mitigated Negative Declaration

Plan

and

RECOMMENDATION:
That the Planning Commission recommend that the City Council approve the InConcert
Sierra Project, as presented, or as modified by the Planning Commission, which includes
the following actions:

1. Adoption of a Mitigated Negative Declaration, prepared for the project, as the
appropriate level of environmental review, in accordance with the California
Environmental Quality Act (CEQA) and Guidelines;

2. Adoption of a Mitigation Monitoring & Reporting Program (MMRP), implementing and
monitoring all Mitigation Measures, in accordance with the California Environmental
Quality Act (CEQA) and Guidelines;

3. Adoption of an Ordinance Amending the Whispering Pines Specific Plan and Rezoning
the property to create a new Subarea - SP-1A. 1 - Public Assembly Uses as presented;
and,

4. Adoption of Findings of Fact and Conditions of Approval for the InConcert Sierra
Project, as presented.

BACKGROUND:
Grass Valley Broadcasting Company formally occupied the building at 125 Crown Point
Court. The property is currently in escrow with InConcert Sierra.

InConcert Sierra is a non-profit presenter and producer of Classical Music in Western
Nevada County. Founded in 1946 as Twin Cities Concert Association, InConcert Sierra
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presents up to 30 classical music events per year comprising regular season concerts,
special concerts, educational programs, etc. The project aim is to provide additional venue
space for various genres of music conventions, and conference facilities.

InConcert Sierra and Sierra Stages are both currently in service at different smaller venue
facilities in Grass Valley and Nevada City located at: Seventh Day Adventist Church
located at 12889 Osborne Road, Grass Valley, and the Nevada theater located in
Downtown Nevada City at 401 Broad Street. Both existing entertainment businesses are
proposed to take up space within an existing building site location at 125 Crown Point
Court in the Whispering Pines Business Park thereby centralizing venues.

ICS will own and operate the building of approximately 41 ,600 square feet and expects to
lease space for music and theatrical productions to other local and regional organizations.

Whispering Pines Specific Plan - The Whispering Pines Specific Plan was adopted in
1984. Within the specific plan area, the SP-1A Zone subarea totals 125 acres. The
proposed long-range plan for this subarea is to develop as a Corporate District with a
"campus" type character. Uses permitted in the SP-1A Zone include:

Permitted Land Use Gate ories

Administrative & Research

Restricted Light Industrial

Warehouse/Showroom

Employment Center Support

Office/Professional

a.
b.
c.
d.
a.
b.
c.
d.
e.

a.
b.
c.

a.
b.
c.
d.
e.
f.
a.
b.
c.
d.
e.

Exam les
Research Testing
Experimental Laboratory Facilities
Division of Corporate Headquarters
Instrument Desi n
Semiconductor Manufacturer
Products Assembly
Printing and Publishing
Finished Paper Products
Photo ra hie Processin
Furniture
Household Goods
Commercial Goods of an nature
Restaurant
Motel - Conference Center
Automatic Branch Bank
Gymnasium
Caretaker Residence
Da Care Facilities
Attorneys
Accountants
Doctors
Architects
Real Estate Offices

PROJECT DESCRIPTION:
The project includes amendment of the Whispering Pines Specific Plan to allow public
assembly concerts and associated uses within the Whispering Pines Specific Plan SP-1A
Zone at the project site solely. The Project entitlements include a Text Amendment of the
Whispering Pines Specific Plan, Amendment of the Whispering Pines Specific Plan Land
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Use Map, Amendment of the Whispering Pines building standards, Use and Development
Review Permits as outlined:

1. Amendments of the Whis erin Pines S ecific Plan -

a. An Amendment of the Whispering Pines Specific Plan text is proposed to create a
new Subarea - SP-1A. 1 - Public Assembly Uses. The text amendment proposes
to list Studio uses, such as art, dance, music uses, and theater, or performing arts
uses as being permitted uses in the SP -1A. 1 Zone with approval of a Use Permit.

b. An Amendment of the Whispering Pines Specific Plan Map is proposed with zoning
reflecting the SP-1A. 1 Public Assembly Uses Land Use Designation.

c. An Amendment of the Whispering Pines Specific Plan Building Standards for
Building Height. Maximum building height in the Whispering Pines Specific Plan is
25 feet. The building height standards are proposed to be amended to permit 45
feet in height for the SP-1A. 1. - Public Assembly Uses.

2. Use Permit - A Use Permit Application is required to allow studio uses and a
performing arts center for InConcert Sierra in the SP-1A. 1 Zone designation.

3. Develo ment Review Permit - A Development Review Permit (i. e., Design Review)
is required for the Architectural Building Design of the roof expansion for InConcert
Sierra in the SP-1A. 1 Zone designation.

Performances/Assembly Uses: Performances/Assembly Uses are proposed in three areas
of the 41,600 square foot building as illustrated in Exhibit F - Concert Hall (blue) Black
Box (yellow) & Conference Center (lavender) Floor Plans:
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Concert Hall - The proposed
520-seat 9, 500 square foot
Concert Hall section of the
building, identified in blue, will
be utilized for acoustical

(normally un-amplified)
chamber, orchestral, choral,
and theatrical performances. A
sold-out orchestral
performance with choir would
result in a total occupancy of
670 persons. A concept is
illustrated.

Black Box - The proposed 125 seat 2, 500 square foot "Black Box" theater, identified in
yellow, would provide a flexible configurable space for various theater and smaller musical
performances. With a state
crew performance ensemble,
maximum total occupancy
would be 175 persons. A
concept is illustrated.

Conference Center - The
proposed 3, 000 square foot
Conference Center, identified
in lavender, could be
configured in a variety of ways,
and including use of smaller
conference rooms which could

reach a maximum occupancy
of 350 persons.

It is expected that on rare occasions, two of these usages could occur simultaneously, but
all three uses would not occur simultaneously.

Regular occupancy by employees of non-profit organizations for office space and building
operations will not exceed 30 employees.

Days/Hours of Operation - Hours of operation vary depending on performances and
conference schedules. Higher usage is expected on Saturday and Sunday afternoon and
evenings. Smaller-occupancy operations will periodically occur on weekday evenings.
Occasional larger-occupancy operations will occur on weekends.

Conference Center usage hours will normally be 8:00 a. m. to 5:00 p. m. on scheduled
weekdays.
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"Black Box" theater usage will be scheduled evenings 7:00 p. m. to 11:00 p. m. with periodic
rehearsal and stage set construction activities from 8:00 a. m. to 7:00 p. m. on weekdays
and weekends.

Concert Hall usage will be scheduled Sundays 12:00 p. m. to 5:00 p. m. and scheduled
weekend evenings 7:00 p. m. to 11:00 p. m. with periodic rehearsals and stage
configuration activities from 8:00 a. m. to 11:00 p. m. on weekdays and weekends.

Building Height Modifications - The existing single floor building will have two areas with
roof heights raised to accommodate performance acoustics: one area of approximately
9, 500 square feet to a maximum of 45 feet in height, and one of approximately 2, 500
square feet to a maximum of 35 feet in height (see existing and two-story buildings below).

FLT) '*'l
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Parking - The 41, 600 square foot building is served by existing onsite parking spaces
totaling 204 spaces including 6 accessible ADA parking spaces resulting in a parking ratio
of 1 parking space per 203 sq. ft. of building area. No additional on-site parking spaces
are planned. However, negotiated parking agreements with adjoining property owners are
required to provide additional off-street parking in adjacent property parking lots during
evening and weekend operations as required to accommodate larger attended events.

Food/Beverage - Concession drinks and other items will be available to audiences for
scheduled performances. Catered food will be prepared in the existing kitchen and
available for selected Conference Center activities.

Outdoor Uses - No outdoor uses are proposed with the project.

Noise - With all activities indoors and with significant interior sound insulation planned for
the performance spaces, the only sound or noise impact from this project will be from
automobile traffic to and from the site as well as conversational noise in the parking lot.

Access, Parking and Circulation - Access to the 41, 600 square foot building is from Crown
Point Court. Access consists of a dual ±20-foot-wide ingress/egress driveway in the center
of the site accessing Crown Point Court. No improvement of the access is proposed.

Lighting - No additional lighting is proposed with the project. Existing lighting consists of
parking lot lighting and building lighting.

Signage - A monument sign is located on the site at the corner of Crown Point Court and
Crown Point Circle. Refacing of the sign is permitted with approval of a sign permit.

SITE DESCRIPTION AND ENVIRONMENTAL SETTING:
The project site is entirely developed with buildings, parking, and landscaping. The project
area is mostly developed with business park uses consistent with the Whispering Pines
Specific Plan SP-1A Zone designation.

The Nevada County Airport is located approximately 4, 700 feet (as the crow flies) from the
project site. The project site is in the Compatibility Zone D - Traffic Pattern Zone land use
designation according to the Nevada County Airport Land Use Plan.

ENVIRONMENTAL DETERMINATION:
Based upon the Initial Study, Parking was identified as having potentially significant
impacts requiring mitigation. Other resource categories were determined to be less than
significant or have no impact based upon site and project specific impacts.

In accordance with CEQA Section 15097, the Mitigated Negative Declaration includes a
Mitigation Monitoring and Reporting Plan (MMRP). The MMRP identifies the mitigation
measures that reduce potential project impacts to a less than significant level.
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PUBLIC AND AGENCY COMMENTS:
Public notice of Intent to Adopt a Negative Declaration and Notice of Public Hearing for
the project was prepared and posted pursuant to the CEQA Guidelines and State law. The
Negative Declaration was circulated for a 20-day public review period commencing on
August 26, 2022, and ending close of business on September 14, 2022 (Attachment 1 -
Initial Study/Mitigated Negative Declaration).

Comment letters on the project are in Attachment 5 - Comments on Initial Study/Negative
Declaration. A Response to Comments is in Attachment 6.

GENERAL PLAN AND ZONING:
General Plan: The City of Grass Valley General Plan designation is Business Park. The
Business Park designation replaced the Planned Employment designation introduced in
the 1982 General Plan. Business Park is a category as one of the two mixed use
designations. The intent of the BP designation is to accommodate a variety of
employment-generating land uses in a master-planned, campus type setting, designed to
preserve and enhance the natural environment and to fully integrate into the larger
community.

The Whispering Pines Specific Plan extends this concept by designating the subarea for
primarily high quality "corporate park" type developments. The goal is to establish a
"campus-type atmosphere" with a "whispering pines" theme to be achieved throughout the
subarea per the development standards.

Multiple 2020 General Plan policies, goals and objectives support economic development
and preservation of existing neighborhoods. The policies, goals and objectives include but
are not limited to:

7-LUG Create a healthy economic base for the community, including increasing
employment opportunities through attraction of new and compatible industry
and commerce, and through retention, promotion, and expansion of existing
businesses.

18-LUO Creation and retention of wealth in Grass Valley.
19-LUO Employment opportunities for present and future residents.
20-LUO An expanding local tax base.
24-LUO Creation of an economy conducive to quality growth and development.

Zonin Desi nation - The property is within the Whispering Pines Specific Plan SP-1A
Zone. The intent and purpose of the SP-1A Zone is to establish a mixed land use category
to promote business and research parks, large individual corporate establishments,
professional and administrative office complexes, and selected commercial activities as
the predominate land use.
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ANALYSIS:
Staff offers the following for Planning Commission and City Council consideration:

Whispering Pines Specific Plan Amendments/Land Use Compatibility - [^ses Permitted in
the SP-1A Zone include Administrative and Research, Restricted Light Industrial,
Warehouse/Showroom, Employment Center Support, Office/Professional Uses and
Churches with a Use Permit.

InConcert Sierra plans to occupy the entirety of the 41, 600 square foot building for public
assembly entertainment uses. Uses include Studio Uses, such as art, dance, music uses,
and theater, or performing arts uses. The uses constitute relatively large-scale indoor
facilities for group entertainment. No outdoor uses are proposed with the project. The
proposed uses could generate an estimated ±1,050 attendees/employees should two of
the larger proposed uses occur simultaneously. Except for parking, as discussed and
mitigated below, the building can accommodate the intended uses, with minimal impact to
adjoining properties as outlined and concluded in the Initial Study/Mitigated Negative
Declaration. That is, although the project would generate large assembly entertainment
uses periodically, the predominate use of the building is anticipated to be less intense than
the current office use. Accordingly, use compatibility should not be at issue pending
compliance with the parking mitigation measure noted.

Days/Hours of Operation - InConcert Sierra assembly/entertainment uses are in the
evenings when many of the Whispering Pines neighboring businesses are closed. Hours
of operation vary depending on performances and conference schedules. Higher usage is
expected on Saturday and Sunday afternoon and evenings. Smaller-occupancy
operations will periodically occur on weekday evenings. Occasional larger-occupancy
operations will occur on weekends.

Traffic - A Traffic Study has been prepared by Prism Engineering dated April 28, 2022, for
the InConcert Sierra Project. The objective of the Traffic Study is to investigate and
analyze the potential for Vehicle Miles Traveled (VMT) impacts relating to the proposed
venue location change of two existing performing arts businesses located in the greater
Grass Valley/Nevada City area. The analysis of the traffic study is the proposed specific
new location for these two existing performing arts businesses known as InConcert Sierra,
and Sierra Stages, which are both currently in service at different smaller venue facilities
in Grass Valley and Nevada City.

What is unique about the Traffic Study is that for the most part, the InConcert Sierra and
Sierra Stages business traffic is already extant on the roadways but are going to two
different venue locations. This collaborative project of combing the venue locations will
cause all business traffic to relocate to the new location proposed at 125 Crown Point
Court. This will change existing travel patterns towards the proposed facility where all
concerts will be hosted, theater performances will take place, as well as all contain onsite
all office facilities relating to these performing arts businesses.
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The conclusions of the Traffic Study noted that the project will have significantly less
vehicles in motion on less days, resulting in a minor reduction in greenhouse gas
emissions (and VMT) during a year, and even on a monthly basis.

Parking-7he project site includes 204 parking spaces including 6 accessible ADA parking
spaces resulting in a parking ratio of 1 parking space per 203 sq. ft. of building floor area.
No additional on-site parking spaces are planned.

As noted in the project description, the proposed 520-seat 9, 500 square foot Concert Hall
section of the building will be utilized for acoustical (normally un-amplified) chamber,
orchestral, choral, and theatrical performances. A sold-out orchestral performance with
choir would result in a total occupancy of up to 670 persons.

The proposed 125 seat 2, 500 square foot "Black Box" theater would provide a flexible
configurable space for various theater and smaller musical performances. With a state
crew performance ensemble, maximum total occupancy would be 175 persons.

The proposed 3, 000 square foot Conference Center could be configured in a variety of
ways, including use of smaller conference rooms which could reach a maximum
occupancy of 350 persons.

Regular occupancy by employees of non-profit organizations for office space and building
operations will not exceed 30 employees.

It is expected that on rare occasions, two of these uses could occur simultaneously, but
alt three uses would not occur simultaneously. As such, if the Concert Hall and Conference
Center were to be conducted at the same time, up to ±1, 050 persons could occupy the
site. Even if attendees doubled up for each vehicle, this would amount to 525 vehicles or
321 parking spaces short of the projected vehicle estimates. This shortage in parking is at
issue with the City's Development Code parking standard, however, the applicant has
indicted that negotiated parking agreements with adjoining property owners will provide
additional off-street parking in adjacent property parking lots during evening and weekend
operations as required to accommodate larger attended events. The following mitigation
measure would reduce this potential impact to a less than significant level:

TRANS 1 - Mitigation Measure:
Prior to the first event in which two uses are occurring at the same time, requiring in excess
of 204 parking spaces, the applicant shall submit off-site parking agreements for review
and approval that satisfy the event attendance. The final parking agreements shall be for
a duration that is commensurate with the event and shall be to the satisfaction of the
Community Development Director and City Engineer.

The above parking mitigation measure will reduce any parking deficiencies with the
proposed project.
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ATTACHMENTS:
Attachment 1 - Initial Study/Mitigated Negative Declaration with the following Exhibits,

Tables, Attachments and Figures:

Exhibits:
Exhibit A
Exhibit B
Exhibit C
Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H

Exhibit I -
Exhibit J -

TABLES:
Table 1 -
Table 1.-
Table 2 -

Table 3 -

FIGURES:
Figure 1 -

Figure 2 -
Figure 3 -

Figure 4 -
Figure 5 -

Figure 6 -

Attachment 2 -
Attachment 3 -
Attachment 4 -

Attachment 5 -
Attachment 6 -

Vicinity Map
Aerial Photograph
Site Plan
Site Photographs
Proposed Floor Plan
Colored Concert Hall, Black Box and Conference Center Floor Plans
Existing and Proposed Building Height Increase
Nevada County Airport Land Use Commission Correspondence
dated August 23, 2022
Theatre Seating Example
Black Box Theatre Example

Project Construction and Operational Estimates
Level of Service (LOS) Definitions
VMT Calculation distances from Zip Code Centroid to Performing
Arts Venue Locations (Old and New)
VMT Calculations by Trip Generation

Levels of Service of Local Roadways and Intersections 6:30 p. m. to
7:30 p. m.
Intersection Turning Movements Values 6:30 p. m. to 7:30 p. m.
InConcert Sierra Travel Patterns and Vehicle Totals by Zip Code
Area

Sierra Stages Travel Patterns and Vehicle Totals by Zip Code Area
Sampling of how Google Map Tool was used to determine Trip
Distances Between Zip Code Areas and Venue Locations
Project Site Proposed Building Modifications

Mitigation Monitoring and Reporting Plan
Findings and Conditions of Approval
Ordinance No. Rezoning the Properties to the Whispering
Pines Specific Plan SP - 1A. 1 Zone with Exhibit A.
Project Comments
Response to Comments
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INITIAL STUDY AND MITIGATED NEGATIVE DECLARATION

InConcert Sierra - Whispering Pines Specific Plan Amendments, Use Permit and Development
Review Permits

In accordance with the California Environmental Quality Act (CEQA) GuideUnes Section 15063 (Initial
Study), the City of Grass Valley has prepared this hutial Study to assess the potential environmental
impacts of the proposed InConcert Sierra Project which includes entitlements of: 1) A text amendment of
the Whispering Pines Specific Plan; 2) Amendment of the Whispering Pines Specific Plan M:ap; 3)
Amendment of the Whispering Fines building standards; 4) Use Permit; and, 5) Development Review
Permit. On the basis of the Initial Study, the City finds that the proposed project will not have a
significant adverse effect on the environment and will not require the preparation of an Enviromnental
Impact Report. Therefore, this Mitigated Negative Declaration has been prepared as the appropriate
level of enviromnental review in accordance with CEQA and the CEQA Guidelines Sections 15063 and
15070 et. seq.

Public and Agency Review:

This Initial Study/Mitigated Negative Declaration is being circulated for a 20-day public and agency
review commencing August 26, 2022, and ending close of business on September 14, 2022. Copies of
this Initial Study and cited references may be obtained at the City of Grass Valley Community
Development Departanent at the address noted below. Written comments on this Initial
Study/Mitigated Negative Declaration may also be addressed as noted below.

Project title: InConcert Sierra Whispering Pines Specific Plan Amendments, Use Permit and
Development Review Permits - (22PLN-18) - located at 125 Crown Point Court, Grass
Valley, CA 95945.

Lead agency name and address:

City of Grass Valley Cominunity Developinent Department
125 E. Main Street

Grass Valley, CA 95945

Contact person, phone number, and e-mail:

Lance E. Lowe, AICP, Principal Planner
USE. Main Street
Grass VaUey/ CA 95945
530-274-4716
lancel@ci of assvalle . corn

Project Location and Site Description:

The project site is located at 125 Crown Point Court consisting of ±5.53 acres (APN: 009-700-063). The
project site is ui Section 25, Township 16N, Range 8E Mt. Diablo Base Meridian on City of Grass Valley
7.5-minute USA quadrangle. Approximate coordinates of the center of the site are 39.218170 north and -
121.027550 west (Exhibit A - Vicinity Map and Exhibit B - Aerial Photograph),

InConcert Sierra Project
Initial Study/Mitigated Negative Declaration

City of Grass VaUey
August 26, 2022
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Exhibit A - Vicinity Map
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Existing Improvements:

The project site is entirely developed with buildings/ parking/ and landscaping. The 41/600 square foot
buUding is served by existing onsite parking spaces totaling 204 standard and conipact parking
spaces including 6 accessible ADA parking spaces resulting in a parking ratio of 1 parking space
per 203 sq. ft. of building area.

Surrounding Land Uses:

The project area is mostly developed with business park uses consistent with the Whispering Pines
Specific Plan SP-1A Zone designation.

The Nevada County Airport is located approximately 4,700 feet (as the crow flies) from the project site.
The project site is located in the Compatibility Zone D - Traffic Pattern Zone land use designation
according to the Nevada County Airport Land Use Plan.

(Exhibit D - Site Photographs)

J

115

Item # 3.



PAGE 7 OF 57

Project Objective:

InConcert Sierra is a non-profit presenter and producer of Classical Music in Western Nevada
County. Founded in 1946 as Twin Cities Concert Association, InConcert Sierra presents up to 30
classical music events per year comprising regular season concerts, special concerts, educational
prograins, etc. The project arm is to provide additional venue space for various genres of music
conventions/ and conference facilities.

InConcert Sierra and Sierra Stages are both currently in service at different smaller venue facilities in
Grass Valley and Nevada City. Current venue locations are: The Seventh Day Adventist Church
located at 12889 Osborne Road, in Grass Valley, and the Nevada Theata-e located in Downtown
Nevada City at 401 Broad Sta'eet. Both existing entertainment businesses are proposed to take up
space within an existing building site location at 125 Crown Point Court in the Whispering Pines
Business Park thereby centralizing venues.

Project sponsor's name and address:

Twin Cities Concert Association

DBA InConcert Sierra
333 Crown Point Circle, Suite 125
Grass VaUey, CA 95959
Attn: Monroe Lovelady

Background:

In September 1982, the City of Grass Valley adopted an updated General Plan. It designated 84
percent of the site as a suitable location for a planned employment center and the reminder as a
manufacturing-industrial district. The General Plan reconunends that a specific plan be prepared for
planned entployment centers prior to City approval of development plans.

The Specific Plan for the Whispering Fines Corporate Community was prepared in 1983 to meet
these planning requirements, overcome site development obstacles and spell out how this area
should be developed. The Specific Plan includes planning recominendations which are much more
detailed than the General Plan, yet it is not as detailed as a subdivision proposal. The interinediate
level of detail allows considerable flexibility on the park of each owner witi-un the Specific Plan area
to respond individually to changing market conditions within a guiding frainework,

The Specific Plan also establishes a development concept as the basis for coordination among the
landowners and provides guarantees for a managed environment/ both of which are attractive to
firms seeking locations in the cominunity. The result should be higher returns to investment for
landowners and developers, jobs added to the community, and needed tax revenues to public
agencies.

InConcert Sierra Project
Initial Study/Mitigated Negative Declaration

City of Grass VaUey
August 26, 2022
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PROJECT DESCRIPTION:

The relocation of InConcert Sierra and Sierra Stages requires aaiendinent of the Whispering Pines
Specific Plan. The Project entitlements include a Text Amendment of the Whispering Pines Specific
Plan, Amendment of the Whispering Pines Specific Plan Land Use Map, Amendment of the
Whispering Fines building standards. Use Permit and Development Review Permit as outlined:

1. Amendments of the Whis erin Pines S ecific Plan -

a. An Amendment of the Whispering Pines Specific Plan text is proposed to create a new
Subarea - SP-1A. 1 - Public Assembly Uses. The text amendment proposes to list Studio uses,
such as art, dance, music uses, and Theater/ or performing arts uses as being permitted uses
in the SP -1A.1 Zone with approval of a Use Permit.

b. An Amendment of the Whispering Pines Specific Plan Map is proposed with zoning
reflecting the SP-1A. 1 Public Assembly Uses Land Use Designation.

c. An Amendment of the Whispering Pines Specific Plan Building Standards for Building
Height. Maximum building heights in the Whispering Pines Specific Plan is 25 feet. The
building height standards are proposed to be amended to permit 45 feet in height for the SP-
1A.1. - Public Assembly Uses.

2. Use Permit - A Use Pennit Application is required to allow studio uses and a perforniing arts
center for InConcert Sierra m the SP-1A.1 Zone designation.

3. Develo ment Review Ferniit - A Development Review Perinit (i. e. Design Review) is required
for the Architectural Building Design of the roof expansion for InConcert Sierra in the SP-1A.1
Zone designation.

InConcert Sierra (ICS) is a fictitious business name for Twin Cities Concert Association/ Inc. (TCCA).
TCCA was founded in 1946 and has been in continuous operation since. The primary activity has
been music concerts and music education for adults and youth. Major concerts with audiences of up
to 500 persons have been presented every month except June through August for many years.
Smaller performances and events occur in homes and other venues throughout the year. Major
educational programs include Music on Wheels, presented at senior residence facUities, and the
Composers Projects where youth and adults learn to compose original music.

ICS wiU own and operate the building of approximately 41,600 square feet and expects to lease
space for music and theafa-ical productions to other local and regional organizations. According
to ICS preliminary discussions with several other organizations have occurred, and in each case,
there has been significant support for having this facility available in the Grass Valley
cominunity.

The project is planned in response to a significant demand within Western Nevada County and
the surrounduig region for professional level performance spaces for non-amplified niusic and
tTipa-f-i Rpr'aiicp +-1i^-C(3 11COC aro nrr^nncorl -hr^ 1^o T^r^iicorl in a T^inl^ino^^iAT'it-Ti cro-n-ifir'an-h ar1rlT l-lnn?i1
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space/ the project also meets the additional community demand for conference and group
meeting space. The size of the facility with ample parking and a significant emergency power
source also makes the space potentially useable as an emergency operations center.

Perjbrmances/Assembly Uses: Performances/Assembly Uses are proposed in three areas of the
41/600 square foot building as illusta-ated m Exhibit E.

Exhibit E - Proposed Floor Plan
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See Exhibit F on following page - Concert Hall, Black Box & Conference Center Colored Floor Plans

Concert Hall - The proposed 520-seat 9,500 square foot Concert HaU section of the building/
identified in blue/ will be utiUzed for acoustical (nonnally un-ainpUfied) chamber, orchesta'al/
choral, and theatrical performances. A sold-out orchestral performance with choir would result
ui a total occupancy of 670 persons.

Black Box - The proposed 125 seat 2,500 square foot Black Box theater, identified in yellow/
would provide a flexible configurable space for various theater and smaller musical
performances. With a state crew perforinance ensemble, maximum total occupancy would be
175 persons.

Conference Center - The proposed 3,000 square foot Conference Center/ identified in lavender/
could be configured m a variety of ways, and mcludmg use of smaller conference rooms could
reach a maximum occupancy of 350 persons.

InConcert Sierra Project
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Exhibit F - Concert Hall, Black Box & Conference Center Floor Plans
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It is expected that on rare occasions/ two of these usages could occur simultaneously, but all
three uses woiild not occur simultaneously.

Regular occupancy by employees of non-profit organizations for office space and building
operations wiU not exceed 30 employees.

Days/Hours of Operation - Hours of operation vary depending on performances and conference
schedules. Higher usage is expected on Saturday and Sunday afternoon and evenings. SmaUer-
occupancy operations will periodically occur on weekday evenings. Occasional larger-occupancy
operations will occur on weekends.

Conference Center usage hours wUl normally be 8:00 a.m. to 5:00 p.m. on scheduled weekdays.

"Black Box" theater usage will be scheduled evenings 7:00 p.m. to 11:00 p.m. with periodic
rehearsal and stage set consta-uction activities from 8:00 a.m. to 7:00 p.m. on weekdays and
weekends.
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Concert HaU usage \viU be scheduled Sundays 12:00 p.m.. to 5:00 p.m. and scheduled iveekend
evenings 7:00 p.m. to 11:00 p.m. with periodic rehearsals and stage configuration activities from
8:00 a.m. to 11:00 p.in. on weekdays and weekends.

Building Height Modifications - The existing single floor building will have two areas with roof
heights raised to accorrunodate performance acoustics: one area of approxunately 9,500 square
feet to a maximum of 45 feet m height/ and one of approximately 2/500 square feet to a
maxunum of 35 feet in height (see existing and two-story buildmgs below).

^**

Exhibit G - Existing and Proposed Building Height Increase
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Parking - The 41/600 square foot building is served by existing onsite parking spaces totaling
204 including 6 accessible ADA parking spaces resulting in a parkmg ratio of 1 parking space
per 203 sq. ft. of buUding area. No additional on-site parking spaces are planned. However/
negodated parking agreements with adjoining property owners are required to provide
additional off-street parking in adjacent property parking lots during evening and weekend
operations as required to accommodate larger attended events.

Food/Beverage - Concession drinks and other items will be available to audiences for scheduled
performances. Catered food wiU be available for selected Conference Center activities.

Outdoor Uses - No outdoor uses are proposed with the project.

Noise - With all activities indoors and with significant interior sound insulation planned for the
perfonnance spaces/ the only sound or noise impact froin this project wiU be from automobile
ta-affic to and from the site as well as conversational noise.

Access, Parking and Circulation - Access to the 41,600 square foot building is from Crown Point Court.
Access consists of a dual ±20-foot-wide ingress/egress driveway in the center of the site accessing
Crown Point Court.

Lighting - No additional lighting is proposed with the project. Existing lighting consists of parking
lot lighting and building lighting.

Signage - A monument sign is located on the site at the comer of Crown Point Court and Crown
Point Circle. Refacing of the sign is permitted with approval of a sign permit.

Topography - The site is relatively flat with less than 5% grades throughout. The site and buildings
will be improved to meet ADA accessibility standards upon renovation/ where required.

Drainage - The site drains from north to south with drainage outfaU into the open space areas at the
south end of the property. No additional drainage improvements are proposed with the project.

Utilities - Water Supply: The subject property is served by Nevada Irrigation District (NID).
Extension and/or upgrade of NID water facilities is not required for the project.

Sanitary Sewer - The subject property is served by the City of Grass Valley for sewer. Extension
and/or upgrade of City sewer facilities is not required for the project.

Dry Utilities - Dry utilities (i. e., natural gas, elecfa-ical supply, telephone/ cable) are located along
Crown Point Court. Extension and/or upgrade of dry utilities is not required for the project.

General Plan Land Use Designation - The City of Grass Valley General Plan designation is
Business Park. The Business Park designation replaces the Planned Employment designation
introduced in the 1982 General Plan. Business Park is a category as one of the two muced use
designations. The intent of the BP designation is to accommodate a variety of emplo5Tnent-
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generating land uses in a master-planned, campus type setting/ designed to preserve and enhance
the natural environment and to fully integrate into the larger cominumty.

The Whispering Fines Specific Plan extends this concept by designating the subarea for primarily
high quality "corporate park" type developments. The goal is to estabUsh a "campus-type
atmosphere" with a "whispering pines" theme to be achieved throughout the subarea per the
development standards in Chapter 4 of the Whispering Pines Specific Plan.

Zoning Designation - The property is wifhm the Whispering Pines Specific Plan SP-1A Zone. The
intent and purpose of the SP-1A Zone is to establish a mixed land use category to promote business
and research parks, large individual corporate establishments, professional and administa-ative office
complexes, and selected cominercial activities as the predominate land use

Regulatory Setting and Required Agency Approvals

The following City of Grass Valley/ Responsible and/or Trustee Agency permits are required prior
to approval of the InConcert Sierra Project:

City of Grass Valley Community Development Department - BuUdmg Plan Approvals
and Conditions of Approval/Mitigation Measure coinpliance verification.

City of Grass VaUey Building and Fire Departanents - BuUding Plan and Fire Apparatus
Approvals.

Nevada County Environmental Health Department (NDEHD) - An operator's permit shall
be obtained from Nevada County Environmental Health Departanent for the project for the
serving of food and beverages.

Nevada County Transportation Commission (NCTC) - Land Use Consistency with the
adopted Nevada County Airport Land Use Compatibility Plan dated September 21, 2011 is
required by NCTC.

hiConcert Sierra Project
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Evaluation of Environmental Impacts:

1) A brief explanation is required for all answers except NO Impact answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A "No Impact" answer is adequately supported if the referenced information sources
show tiiat the impact simply does not apply to a project like the one involved (e. g. the project
falls outside a fault ruptaire zone). A "NO Impact" answer should be explained where it is
based on project-specific factors as well as general standards (e.g. the project will not expose
sensitive receptors to pollutants/ based on a project-specific screening analysis).

2) All answers must take account of die whole action involved, including off-site as well as on-
site/ cumulative as well as project-level, indirect as well as direct, and consfa-uction as well as
operational impacts.

3) "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect is
significant. If there are one or more Potentially Significant hnpact" entries when the
determination is made, an Environmental Impact Report (EIR) is required.

4) "Potentially Significant Unless Mitigation Incorporated" applies where the incorporation of
mitigation measures has reduced an effect front "Potentially Significant Impact" to a "Less than
Significant Impact. " The lead agency must describe the mitigation measures, and briefly explain
how they reduce the effect to a less than significant level.

5) "Less-Than-significant Impact:" Any impact that is expected to occur with implementation of
the project, but to a less than significant level because it would not violate existing standards.

6) "No Impact:" The project would not have an impact to the environment.

7) Earlier analyses may be used where, pursuant to Tiering, Program EIR, or other CEQA process,
an effect has been adequately analyzed in an earlier EIR or Negative Declaration.

8) Lead agencies are encouraged to incorporate into the checklist reference to information sources
for potential iinpacts (e.g. general plans, zoning ordinances). Reference to a previously
prepared or outside document should, where appropriate/ include a reference to the page or
pages where the statement is substantiated

InConcert Sierra Project
Initial Study/Mitigated Negadve Declaration

City of Grass VaUey
August 26, 2022

123

Item # 3.



ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at
least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.

Aesthetics

II Biological Resources

D Geology/SoUs

II Hydrology/Water Quality

m Noise

Recreation

I Wildfire

D Agriculture & Forestry Resources ̂  Air Quality

Cultural Resources II Energy

Greenhouse Gases D Haz/Hazardous Mat.

II Land Use/Planning || Mineral Resources

Population/Housing |_| Public Services

Transportation QUtil. /Service Systems

Man. Findings/Significance II None

DETERMINATION: (To be completed by the Lead Agency) On the basis of this initial evaluation:

I find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because revisions in the project have been inade by or
agreed to by the project proponent. A MITIGATED NEGATFVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the environment/ and an
ENVIRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain
to be addressed.

I find that although the proposed project could have a significant effect on the enviromnent,
because all potentially significant effects (a) have been analyzed adequately in an earUer EIR or
NEGATIVE DECLARATION pursuant to appUcable standards, and (b) have been avoided or
mitigated p rsuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation res that are innposed upon the proposed project, nothing further is required.

^ ^ ~K)Z^
Lance , AICP, Principal Planner Date
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1. AESTHETICS -

Would the project:

a) Have a substantial adverse effect on a scenic vista?

b) Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

c) In non-urbanized areas, substantially degrade the existing
visual character or quality of public views of the site and its
surroundings?

d) Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?

SETTING

Potentially
Significant

Impact

PAGEl6or57

Less Than
Significant

With Less Than
Mitigation Significant

Incorporation Innpact No Impact

D

a

a

D

D D

The aesthetic value of an area is a measure of its visual character and quality, combined with the
viewer response to the area (Federal Highway Administration, 1983). The visual quality component
can best be described as the overall impression that an individual viewer retains from residing in/
driving through, walking through, or flying over an area. Viewer response is a combination of
viewer exposure and viewer sensitivity. Viewer exposure is a function of the number of viewers, the
number of views seen, the distance of the viewers, and fhe viewing duration. Viewer sensitivity
relates to the extent of the public s concern for a particular view shed (U. S, Bureau of Land
Management, 1980).

The City of Grass Valley 2020 General Plan notes that the City does not contain any officially designed
scenic highways or vistas, but generally acknowledges the City and its surroundings as having a
wide range of landscapes, scenic vistas and visual resources.

Sources of existing light and glare in the project area are streetlights, residential lighting and parking
lot lighting from adjoining land uses.

IMPACTS

a)&b) The project includes extension of the existing roof for auditorium events. As illustrated/ the
design and materials are consistent with the existing architecture of the building. The
project will not have a substantial adverse effect on a scenic vista or substantially damage
scenic resources, including, but not limited to trees/ rock outcroppings/ and historic
buildings within a state scenic highway. No impact will occur.

InConcert Sierra Project
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c) Distinguishing between public and private views is important when evaluating changes to
visual character or quality, because private views are views seen from privately-owned land
and are typicaUy associated with individual viewers, including views from private
residences. Public views are experienced by the collective public and include views of
significant landscape features and along scenic roads. According to CEQA (Pub. Resources
Code/ § 21000 et seq. ) case law, only public views, not private views, are protected. For
example, in Association for Protection etc. Values v. City of Ukiah (1991) 2 Cal.App.4th 720 [3
Cal. Rptr.2d 488], the court determined that "we must differentiate between adverse impacts
upon particular persons and adverse impacts upon the enviromnent of persons in general."
As recognized by the court in Topanga Beach Renters Assn. v. Department of General Services
(1976) 58 Cal.App.3d 188 [129 Cal.Rptr. 739]: '[A]ll government activity has some direct or
indirect adverse effect on some persons. The issue is not whether [the project] will adversely
affect particular persons but whether [the project] wiU adversely affect the envirorunent of
persons in general/" Therefore, the focus in this section is on potential impacts to public
views. Sensitive public viewers in the surrounding area would primarily consist of
motorists, pedesta-ians, and bicyclists ta-avelUng along Whispering Pines Court.

Generally, new development, if not carefully designed, can result m adverse impacts on sites
open to public view. Adopted policies of the City's General Plan Community Design
Element (Chapter 10 of the 2020 General Plan) aim to preserve the desirable physical and
design features in Grass Valley and carry them over into new development so that old and
new development appear compatible. The City's Community Design element states that new
development wititun established areas shall be consistent in terms of scale, design, and
inaterials.

The architectural design of the project includes architectural detailing, natural materials and
colors consistent with the existing building and adjoining buildings in accordance with the
Whispering Pines and the City's Community Design Guidelines as illusfa-ated in the project
description. This potential impact is less than significant.

d) Existing sources of day and nighttime light within and around Grass Valley include those
common to developed areas, including motor vehicle lights along Crown Point Court/ City
and County streetlights/ parking lot lighting, building lighting and signage in the project
area.

No additional lighting is proposed for the building renovation, so no additional impacts will
occur.
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II. AGRICULTURE RESOURCES &
RESOURCES-

Would the project:

Potentially
Signfficarrt

Impact

a) Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-
agricultural use?

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

c) Conflict with existing zoning for, or cause rezoning of, forest
land (as defined in Public Resources Code Section
12220(g), timberland (as defined by Public Resources Code
Section 4526), or timberland zoned Timberland Production
(as defined by Government Code Section 51104(g)?

d) Result in the loss of forest land or conversion of forest land
to non-forest uses?

e) Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of
Farmland, to non-agricultural use or conversion of forest
land to non-forest use?

Less Than
Significant

With
Mitigation

Incorporation

Less Than

Significant
Impact No Impact

n

D

D D

SETTING

"Agricultural Land" is defined as prime farmland/ farmland of statewide unportance, or unique
farmland, as defined by the United States Department of Agriculture Land Inventory and monitoring
criteria, as modified for California.

The project site is developed, witiun an urban setting. No agricultural operations or forestry lands
have existed on the project site for many years as defined accorduig to the U. S. Department of
Agriculture. Although, the property contains fa-ees, the project site does not fall under the definition
of forest lands as defined by Public Resources Code Section 12220(g).

IMPACTS

a)&b) The project site is designated as "Urban and Built-up Land" as defined according to the U. S.
Department of Agriculture. As defined/ "Urban and Built-up Land is used for residential,
industrial, commercial, construction/ institutional, and public adminisfa-ative purposes.
Highways and other transportation facilities are also mapped as a part of Urban and Built-
up Land if they are a part of the surrounding urban areas.

The California Resources Agency farmland mapping program does not identify the project site or
vicinity as having Prime Farmland/ Unique Fannland, or Farmland of Statewide Iinportance.
The proposed project area has been designated for urban development zoned for office

rofessional and similar uses accordin to the Whis erin Pines S eci c Plan.
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Considering no fannland as defined by CEQA exists within the project area, the proposed
project will not involve conversion of farmland or zoning for agricultural use, including any
farmlands under Williamson Act Contract. No impact wiU occur.

c)-e) As noted in the project setting above, the project wiU not conflict with existing zoning or
cause the rezoning of forest land (as defined in Public Resources Code Section 12220(g),
timberland (as defined by Public Resources Code Section 4526), or timberland zoned
tunberland Production (as defined by Government Code Section 51104(g)).

All iinprovements will occur within the existing building footprint. However, should fa-ees
require removal due to ADA or oti-ier improvements, the applicant will be required to obtain
a Tree Removal Permit from the City of Grass Valley in accordance with Chapter 12.36 of the
City's Municipal Code. Prior to removing trees, the City's Tree Peniiit standards requires
mitigation for the loss of protected trees with payment of in-lieu fees or replanting on-site or
combination thereof. No impact will occur.

III. AIR QUALITT -

Where available, the significance criteria established by the
applicable air quality management or air pollution control district
may be relied upon to make the following determinations.

Would the project:

a) Conflict with or obstruct implementation of the applicable air
quality plan?

b) Result in a cumulative considerable net increase in any
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air
quality standard?

c) Expose sensitive receptors to substantial pollutant
concentrations?

d) Result in other emissions (such as those leading to odors
adversely affecting a substantial number of people?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than

Significant
Impact No Impact

D

D

a

D

D

SETTING

The project is located within the Northern Sierra Air Quality Management District's (NSAQM.D)
jurisdiction. The overall air quality in Nevada County is good but two known air quality problems
exist. Ozone and Suspended Particulate Matter (PM-10). Nevada County is a "non-attairunent" for
both pollutants. PM-10 m Grass Valley meets federal ambient ozone standards but exceeds the more
sta-ingent State standards in the winter, primarily due to smoke created from wood stoves and
fireplaces. Violations in the summer months have been noted during forest fires or periods of open
burning. PM-10 is usually associated with dust generated during consb-uction. Western Nevada
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County is a non-attaimnent area for the federal 8-hour ozone standard and the entire coiinty is non-
attainment for the state one-hour ozone standard.

The NSAQMD has adopted standard regulations and conditions of approval for projects that exceed
certain air quality threshold levels to address and mitigate both short-and long-term air quality
emissions. The NSAQMD has established the below thresholds of significance for PM-10 and the
precursors to ozone/ which are reactive organic gases (ROG) and nifa-ogen oxides (NOx). The
NSAQMD has developed a three-tiered approach to significance levels A through C: A project with
emissions meeting Level A thresholds require the most basic mitigations; projects with projected
emissions in the level B range requiring more extensive mitigations; and those projects which exceed
Level C thresholds/ requiring an Environmental Impact Report to be prepared, which may result in
even more extensive mitigations.

IMPACTS

a) The InConcert Project does not conflict with or obsta-uct implementation of an air quality plan
prepared by NSAQMD. No impact will occur.

b-c)Project building construction will be required to comply with NSAQMD standard threshold
regulations and air quality mitigations and therefore will not result in a cumulative considerable
net increase in any pollutant for which the project region is non-attainment under applicable
federal or state ambient air quality standards.

Construction-related emissions vary substantially depending on the level of construction
activity, length of the construction period, specific consta-uction operations, types of equipment/
number of personnel, wind, precipitation conditions/ and soil moisture content. In its developed
condition as a ta-ansient recreational use, air pollutant emissions would be generated by, but not
limited to emissions from proposed HVAC units and vehicle fa-ips.

Energy use emissions are generated by on-site natural gas and propane consumption for space
and water heating and cooling. Area source emissions are generated by landscape maintenance
equipment, consumer products/ and architectural coatings.

Operational emissions include mobile source emissions, energy use emissions, and area source
emissions. Mobile source emissions are generated by motor vehicle trips. According to the
traffic analysis, the project wiU have significantly less vehicles in motion on less days,
resulting m a minor reducdon in greenhouse emissions (and VMT) during a year, and even
on a monthly basis.

In review of the project/ the California Emission Estimator Model (CalEEfAod) Version 2016.3.2,
emissions modeling program was used to estimate air pollutant emissions associated with the
InConcert Project. CalEEMod quantifies consta-uction emissions associated with the use of off-
road equipment, on-road worker cominute, construction delivery and haul b'ucks, and
application of architectural coatings. The software calculates consta-uction emissions by
consta-uction phase based primarily on antidpated equipment (e. g., graders, dozers, forklifts),
hours of use, estimated area of disturbance, number of vehicles, and distance of vehicle b-ips.
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According to CalEEM.od modeling results, air quality impacts for both consfa-uction and long-
term operational (occupancy) phases would be less than significant for aU regulated air
pollutants. That is/ the daily emissions are ati below the Level B thresholds adopted by
NSAQMD as quantified in Table 1:

TABLE 1 - Project Construction and Operational Emissions Estimates
ROG (Ibs/day) NOx (Ibs/day) FMio (Ibs/day) CO (Ibs/day

Project Consfauction Impacts 49.96 39.96 28.35 21.62
Project Operadonal Impacts 1.158 .0392 2.980 .0329

NSAQMD- Significance
Thresholds

Maximum Project Emissions

Maximmn Project Emissions

Level A Thresholds

ROG (Ibs/day) NOx (Ibs/day)

<24 Ibs/day <241bs/day
Level B Thresholds

ROG (Ibs/day) NOx (Ibs/day)
24-136 Ibs/day 24/136 Ibs/day

Level C Thresholds

ROG (Ibs/day) NOx (Ibs/day)
>1361bs/day >1361bs/day

FMio (Ibs/day)

<791bs/day

PMio (Ibs/day)

79-136 Ibs/day

PMio (Ibs/day)

>136 Ibs/day

N/A

N/A

N/A

As shown in Table 1 daily emissions generated by construction and operation of the proposed
project would not exceed the thresholds of significance in the NSAQMD Guidelines. As a result,
the proposed project would not result in potentially significant air quality impacts and would
not conflict with or obsb-uct implementation of the NSAQMD au- quality plan and standards.
Moreover, the proposed InConcert Sierra Project would not violate the thresholds of significance
established by NSAQMD for ozone precursors and PM10, the two criteria pollutants which the
region is classified as non-attainment.

Construction emissions are temporary in nature but have the potential to represent a significant
short term air quality impact. Operation of off-road construction equipment and vehicles/ mobile
sources (e.g. delivery vehicles, construction worker vehicles), and architectural coatings generate
PM, Nox, and ROG emissions. Generation of these emissions are a function of the types and
number of heavy-duty and off-road equipment used and the intensity and frequency of their
operation/ as well as vehicle trips per day associated with delivery of construction materials, the
importing and exporting of soil/ vendor ta-ips, and worker commute trips, and the ROG
concenfa'ation of architectural coatings. Fugitive dust emissions are also among the pollutants of
greatest concern during construction activities and depend greatly on required operations,
number and type of vehicles, vehicle speeds, local soil and weather conditions, and extent of site
disturbance.

Construction of the InConcert Sierra Project would involve interior demolition, interior tenant
improvements and architectural coating activities.
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The nearest sensitive receptors (i.e. residential uses) are located ±200 feet from the project site to
the south and west. Impacts of the InConcert Sierra Project site wiU result from initial long-term
operation of the assembly use facility. Initial consta-uction-related air pollutant emissions would
originate from mobile and stationary sources including but not limited to construction
equipment exhaust/ dust resulting from painting, and asphalt and/or concrete paving, as
applicable.

Since operational emissions would be in accordance with accepted thresholds and
construction-related emissions would be short-terin, the proposed project s emissions are
not anticipated to expose sensitive receptors to substantial pollutant concentrations.
Therefore, impacts are anticipated to remain less than significant.

d) The project will not result in other emissions (such as those leading to odors adversely
affecting a substantial number of people) No impact wUl occur.

IV. BIOLOGICAL RESOURCES -

Would the project:

a) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a
candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U. S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any riparian habitat or
other sensitive natural community identified in local or
regional plans, policies, regulations or by the California
Department of Fish and Wildlife or U. S. Fish and Wildlife
Service?

c) Have a substantial adverse effect state or federally
protected wetlands, (including, but not limited to, marsh,
vernal pool, coastal, etc. ) through direct removal, filling,
hydrological interruption, or other means?

d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or
ordinance?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

a

a

D
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IV. BIOLOGICAL RESOURCES -

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat
conservation plan?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

D

Less Than
Significant

Impact No Impact

SETTING

The project site is entirely developed with the 41,600 square foot of building, parking and
landscaping. No additional development is proposed, which inay affect Biological Resources.

IMPACTS

a) No biological impacts will occur as no development is occurring. No impact will occur.

b-c) The project wiU not have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans/ policies/ regulations or by
the CaUfomia Department of Fish and Wildlife or U.S. Fish and Wildlife Service.

Additionally, the project will not have a substantial adverse effect on state or federally
protected wetlands, (including, but not limited to/ marsh/ vernal pool, coastal/ etc.) through
direct recnoval, filling, hydrological interruption, or other means. No impact wiU occur.

d) The project wiU not interfere substantially with the movement of any native resident or
migratory fish or wildlife species or with established native resident or migratory wildlife
corridors/ or unpede the use of native wildlife nursery sites. No impact wUl occur.

e) The project will not conflict with any local policies or ordinances protecting biological
resources/ such as a tree preservation policy or ordmance. No iinpact will occur.

f) The property has been slated for urban developcnent according to the Nevada County General
Plan and City of Grass Valley 2020 General Plan. The project wiU not conflict with the
provisions of an adopted Habitat Conservation Plan, Natural Commzmity Conservation
Plan, or other approved local/ regional/ or state habitat conservation plan. No impact will
occur.
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V. CULTURAL RESOURCES -

Would the project:

a) Cause a substantial adverse change in the significance of a
historical resource as defined in §15064.5?

b) Cause a substantial adverse change in the significance of
an archaeological resource pursuant to §15064. 5?

c) Disturb any human remains, including those interred outside
of formal cemeteries?

TRIBAL CULTURAL RESOURCES -

Would the project:

Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public
Resources Code section 21074 as either a site, feature, place,
cultural landscape that is geographically defined in terms of the
size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:

d) Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code section
5020. 1(k)?

e) A resource determined by the lead agency, in its discretion
and supported by substantial evidence, to be significant
pursuant to criteria set for the in subdivision (c) of Public
Resources Code Section 5024. 1, the lead agency shall
consider the significance of the resource to a California
Native American Tribe?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

Less Than
Significant

Impact No Impact

D

D

n

SETTING

The site contains an existing 41,600 square foot building and related parking, landscaping, and
lighting. Except for an increase in the roof height and interior tenant improvements withm the
existing footprint, no additional site disturbance is proposed.

IMPACTS

a-c) The project wUl not cause a substantial adverse change m the significance of an
archaeological resource pursuant to §15064. 5. of the Public Resources Code. No impact will
occur.
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The project will not directly or indirectly destroy a unique archaeological resource or site.
No impact wiU occur.

The project will not disturb any human remains/ including those interred outside of formal
ceineteries. No impact will occur.

c-e) The project will not impact resources listed or eUgible for listing in the California Register
of Historical Resources, or in a local register of historical resources as defined in Public
Resources Code section 5020.1(k). No impact will occur.

The project will not impact a resource determined by the lead agency, in its discretion and
supported by substantial evidence, to be significant pursuant to criteria set for the in
subdivision (c) of Public Resources Code Section 5024.1. No unpact will occur.

VI. ENERGY -

Would the project:

a) Result in potentially significant environmental impact due to
wasteful, inefficient, or unnecessary consumption of energy
resources, during project construction or operation?

b) Conflict with or obstruct a state or local plan for renewable
energy or energy efficiency.

SETTING

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D

Electricity and natural gas are the two primary forms of energy used in the City of Grass Valley
and are provided by Pacific Gas and Electric (PG&E). Grass VaUey has already implemented
programs that have resulted m or will lead to benefits in the form of energy efficiency/
renewable energy, and water efficiency.

Energy conservadon standards for new residential and commercial buildings were originally
adopted by the California Energy Resources Conservation and Development Commission in June 1977;
have been updated periodically since and have been updated again last year (Title 24, Part 6 of
the California Code of Regulations). In general. Title 24 requires the design of building shells and
building components to conserve energy. The standards are updated periodicaUy to aUow for
consideration and possible incorporation of new energy efficiency technologies and methods.

In July 2008, the California Building Standards Commission adopted the nation's first green
building standards. The California Green Building Standards Code (Part II/ Title 24) was adopted as
part of the California Building Standards Code (Title 24, California Code of Regulations). Part 11
establishes volimtar standards on lannin and desi for sustainable site develo ment
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energy efficiency (in excess of California Energy Code requirements), water conservation,
material conservation, and internal air contaminants.

IMPACTS

a)&b) Renovation of the 41,600 square foot buUding is subject to compliance with Title 24 energy
efficiency standards and Green Building Codes adopted by the City of Grass Valley. Approved
building plans will be in accordance with Title 24 and Green Building Standards for energy
efficiency standards. The project will not conflict with or obsta-uct a state or local plan for
renewable energy or energy efficiency. Due to the Green Building recycling and Title 24
energy provisions, these impacts are considered less than significant.

VI. GEOLOGY AND SOILS -

Would the project:

a) Directly or indirectly cause potential substantial adverse
effects, including the risk of loss, injury, or death involving:

i) Rupture of a known earthquake fault, as delineated on
the most recent Alquist-Priolo Earthquake Fault Zoning
Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault? Refer to

Division of Mines and Geology Special Publication 42.

ii) Strong seismic ground shaking?

iii) Seismic-related ground failure, including liquefaction?

iv) Landslides?

b) Result in substantial soil erosion or the loss of topsail?

c) Be located on a geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in the Building
Code, creating substantial risks to life or property?

e) Have soils incapable of adequately supporting the use of
septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of waste
water?

f) Directly or indirectly destroy a unique paleontological resource
or site or unique geologic feature.

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

Less Than
Significant

Impact No Impact

n D

D
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SETTING

Nevada County is part of the Sierra Nevada Range, a geologic block approximately 400 mUes long
and 80 miles wide which extends in a nortii-south bank along the eastern portion of California. The
terrain of Nevada County is distinctly characterized by two features of the Sierra Nevada. The
western third of the coimty is comprised of rolling foothills which form a transition between the
low-lying Sacramento Valley and the mountains to the east. The area extending from the Yuba
County line to just northeast of Grass Valley/Nevada City area is generally coinprised of
metavolcanic (Mesazoic Jura-Trias Metavolcanic) and granite (Mesazoic Granitic) formations.

Grass Valley is not within an Alquist-Priolo zone as defined in DMG Special Report 42 (DMG 1997).
However, ground movement can be felt in Grass Valley from earthquakes at intermediate distances
(i.e. the Truckee earthquake of 1968) and froin distant earthquakes (i.e. Winters-Vacaville 1892
event).

IMPACTS

a) The project will not du'ectly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury/ or death involving rupture of a known earthquake fault/
as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other substantial evidence of a known fault.

The project is not anticipated to be subject to strong seismic groiuid shaking, seismic-
related ground failure, including liquefaction or landslides. No unpact wUl occur.

b) The project will not result in substantial soU erosion or the loss of topsail. No impact will
occur.

c) The project is not located on a geologic imit or soil that is unstable, or that would become
unstable as a result of the project/ and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse. No impact will occur.

d) The project is not located on expansive soil, as defined in the Building Code/ creating
substantial risks to Ufe or property. No impact wiU occur.

e) The project will not entail the use of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal of wastewater. No impact wiU.
occur.

g) The project will not directly or indirectly destroy a unique paleontological resource or site
or unique geologic feature. No impact wiU occur.
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VII. GREENHOUSE GASES -
Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

Would the project:

a)

b)

Generate Greenhouse emissions, either directly or
indirectly, that may have a significant impact on the
environment.

Conflict with any applicable plan, policy or regulation of any
agency adopted for the purpose of reducing the emissions of
greenhouse gases.

D a

SETTING

The City of Grass VaUey has not conducted a greenhouse gas emissions inventory or adopted a
Climate Action Plan, performance standards, or a GHG efficiency meta-ic.

However, the City has adopted an Energy Action Plan and the Grass Valley 2020 General Plan includes
numerous goals, policies/ and programs which, if implemented, will reduce Grass Valley's impacts
on global cUmate change and reduce the threats associated with global climate change to the City.
CEQA Guidelines Section 15064.4 provides direction to lead agencies in determining the significance
of impacts from GHG emissions. Section 15064.4(a) calls on lead agencies to make a good faith effort,
based upon available information, to describe, calculate or estimate the amount of GHG emissions
resulting from a project. The lead agency has the discretion to determine/ m the context of a
particular project, how to quantify GHG emissions.

Greenhouse gasses (GHG) include gases that can affect the earth's surface temperature. The nahiral
process through which heat is retained in the troposphere is called the greenhouse effect. The
greenhouse effect ta'aps heat in the troposphere through a process of absorbing different levels of
radiation. GHG are effective in absorbing radiation which would otherwise escape back into space.
Therefore, the greater the amount of radiation absorbed, the greater the warming potential of the
afaiiosphere. GHG are created through a natural process and/or industrial processes. These gases
include water vapor (H20), carbon dioxide (C02), methane (CH4)/ nita-ous oxide (N20),
hydrofluorocarbons (HFCs), Perfluorocarbons (PFCs) and sulfur hexafluoride (SF6).

Since 2005, the California legislature adopted several bills, and the Governor signed several
Executive Orders, in response to the impacts related to global warming. Assembly Bill 32 states
global warming poses a serious threat to California and directs the Air Resources Board to develop
and adopt regulations that reduce GHG eniissions to 1990 levels by the year 2020. Senate Bill 97
requires an assessment of projects GHG emissions as part of the CEQA process. SB 97 also required
the Office of Planning and Research to develop guidelines to analyze GHG emissions.

The NSAQMD has not adopted thresholds of significance for GHG emissions. Due to the nature of
global cliinate change, it is not anticipated that a single project would have a substantial impact on
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global climate change. Although it is possible to estimate a project s ehiissions, it is not possible to
determine whether or how an individual project's relatively small incremental contribution might
translate into physical effects on the environment.

IMPACTS

a)&b) Calculating the Greenhouse Impacts on an individual project is difficult to qualify or
quantify. The GHG emissions from the proposed project would not individually generate
GHG emissions enough to measurably mfluence global climate change. However, change in
occupancy from an office to an entertaininent assembly use would result in changes of
Vehicle Miles Traveled (VMT) resulting in changes in C02 and other greenhouse gas
emissions due to vehicle miles traveled/ energy use/ and solid waste disposal.

According to the Final Traffic Study prepared by Prism 'Engineering dated June 15, 2022, the
project will have significantly less vehicles in motion on less days, resulting in a major
reduction in greenhouse gas emissions and VMT during the course of a year/ and even on a
monthly basis. The proposed project consisting of InConcert Sierra, Sierra Stages/ and a
Conference Center facility, will have operations taking place typically on different days.
Coordination of schedules will need to take place. InConcert Sierra for instance, has an event
once a month resulting in less VMT and Greenhouse Gases than an office use. Table 1
provides the project and operational einission estunates:

Table 1 - Project Construction and Operational Emissions Estimates
ROG (Ibs/day) NOx (Ibs/day)

Project Construction Impacts 49.96 39.96

Project Operational Impacts 1.158 . 0392

NSAQMD- Significance Thresholds

Maximiun Project Emissions

Maximmn Project Emissions

Level A Thresholds

<24 Ibs/day <241bs/day
Level B Thresholds

24-136 Ibs/day 24/136 Ibs/day

Level C Thresholds

>136 Ibs/day >136 Ibs/day

PMio (Ibs/day)
28.35

2.980

<791bs/day

79-136 Ibs/day

>136 Ibs/day

CO (Ibs/day
21.62

. 0329

N/A

N/A

N/A

As noted in the Air Quality Section of this Initial Study, the above impacts are within the
acceptable level of impacts as viewed by the NSAQMD. In addition, the following project
components and California Green Building Code requirements apply to the proposed
assembly use project:

. Toilets and showers shall be low flow.

. All exterior lighting shflU be high efficacy and be controlled by a manual on/off switch.

. All high efficacy light fixtures shall be certified as "high-efficacy" light fixtures by the
California Energy Commission.
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The renovation shall be constructed in accordance with Title 24 Energy Standards.

The above CA Green Building Code requirements coupled with the analysis in the Air
Quality Section of this Initial Sfaidy, assure that Greenhouse Gas impacts remain less than
significant.

Less Than
Significant

VIII. HAZARDS AND HAZARDOUS MATERIALS -

Would the project:

a) Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?

b) Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into
the environment?

Potentially
Significant

Impact

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D a

D

c) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school?

d) Be located on a site which is included on a list of hazardous D D D
materials sites compiled pursuant to Government Code
Section 65962. 5 and, as a result, would it create a

significant hazard to the public or the environment?

e) For a project located within an airport land use plan or, Q
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project
result in a safety hazard for people residing or working in the
project area?

f) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency
evacuation plan?

g) Expose people or structures to a significant risk of loss,
injury or death involving wild land fires, including where wild
lands are adjacent to urbanized areas or where residences
are intermixed with wild lands?

SETTING

Based upon a search of the Nevada County's Environmental Health Department's website, the proposed
project site is not listed in any database of hazardous materials sites. Hazardous materials stored
and used onsite and on surrounding properties would be associated with common consta'uction and
household chemicals used. However/ these chemicals are purchased legally and do not constitute a
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The Grass Valley City Fire Department responds to all caUs for emergency services withm City
lunits that include/ but are not limited to fires, einergency medical incidents, hazardous materials
incidents, public assists/ traffic and vehicle accidents and other situations. The City's closest fire
station is located on Sierra College Drive/ which is staffed 24 hours a day. This station is located just
over ±3 iniles froin the project site. In the Grass Valley area, industrial and conunercial facilities that
use, store, or dispose of hazardous materials present the greatest potential hazards. A search of
available environmental records conducted indicates that the project site is not listed as a hazardous
materials site and no listed sites occur within an ASTM standard distance radius.

IMPACTS

a&b) The proposed project does not involve an activity that may create a significant hazard to the
public or the enviromnent through the routine transport, use, or disposal of hazardous
materials. No iinpact will occur.

c&d) The proposed project does not involve an activity that will emit hazardous emissions or handle
hazardous or acutely hazardous materials/ substances/ or waste within one-quarter nule of an
existing or proposed school. No impact wiU occur.

The property is not listed on the City's Hazardous Waste Site or Nevada County's
Containinated Sites lists. In addition, staff conducted a record search on the State's Geotracker,
Envirostor and Department of Conservation websites and found no evidence of abandoned mine or
hazardous waste sites in the project vicinity. No impact will occur.

e) The project site is located approxiinately 1 mile (as the crow flies) from the Nevada County
Airport. As required by the Public Utilities Code, the Airport Land Use Coinmission adopted
the Nevada County Airport Land Use Compatibility Plan. The compatibility plan's purpose is to
promote compatibility behveen tf-ie airport and surrounding land uses with respect to height
(e.g. height of sfa-uctures)/ safety (e.g. number of persons per acre), and noise (e.g. noise
sensitive land uses). According to the Nevada County Airport Land Use Compatibility Plan, the
project site is located in Land Use Compatibility Zone D of the area of influence.

On August 23, 2022, the Executive Director of the Nevada County Airport Land Use
Commission (NCALUC) provided correspondence indicating that:

"After reviewing the project details and the proposed number of event attendee and
employees on site/1 find that the proposed project does not contain characteristics likely to
result in inconsistencies with the compatibility criteria set forth in the Nevada County
Airport Land Use Compatibility Plan and give approval of the project on behalf of
NCALUC. " (Exhibit H - Nevada County Airport Land Use Commission Correspondence dated
August 23, 2022).

f&g)The project will not impair iinplementation of or physically interfere with an einergency
response plan or emergency evacuation plan. No impact wiU occur.
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The Grass Valley region has a generally high potential for wildland fires of devasting intensity.
This is due to the presence, particularly in less urban settings/ of heavier tunber, woodland and
brush, the occurrence of steep slopes, dry weather conditions and human activity. Generally
vegetative areas over 8% slope are considered as fire hazardous (City of Grass Valley GP).
Existing City standards for the development provide adequate access, fire flows, and other
facilities to maintain an appropriate level of fire protection. SpecificaUy, the project is required
to comply with the California Building Code and California Fire Code. Based upon these standards,
the project is not anticipated to expose people or structures, either directly or indirectly, to a
significant risk of loss, injury, or death involving wildland fire. This impact is less than
significant.

IX. HYDROLOGY AND WATER QUALITY -

Would the project:

a) Violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or
ground water quality?

b) Substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such that the
project may impede sustainable groundwater management
of the basin?

c) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a
stream or river or through the addition of impervious
surfaces, in a manner that would:

i. Result in substantial erosion or siltation on or off site?

ii. Substantially increase the rate or amount of surface
runoff in a manner which would result in flooding on or off
site?

Potentially
Significant

Impact

Less Than
Significant

With Less Than
Mitigation Significant

Incorporation Impact No Impact

D D

D

D

D

D

D

D

d)

iii. Create or contribute runoff water which would exceed the

capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff? or,

iv. Impede or redirect flood flows?

In flood hazard, tsunami, or seiche zones, risk release of

pollutants due to project inundation?

D D

InConcert Sierra Project
Initial Shidy/Mitigated Negative Declaration

City of Grass VaUey
August 26, 2022

141

Item # 3.



PAGE 33 OF 57

IX. HYDROLOGY AND WATER QUALIFY -

e) Conflict with or obstruct implementation of a water quality
control plan or sustainable groundwater management plan?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

D

Less Than
Significant

Impact No Impact

SETTING

The property is in the Whispering Fines Specific Plan area. The immediate area is built out with
business park and similar type uses in accordance with the Whispering Pines Specific Plan.

The properties are located in Flood Zone X (Areas determined to be outside the 500-year flood plain)
according to the Flood Insurance Rate Map for the County of Nevada, Map No. 06057C0650E dated
Februarys, 2010.

IMPACTS

a) Except for an increase in the height of the building/ no additional square footage is
proposed with the project. AU existing infrastructure has been constructed with limited
onsite improvements being required such as accessible ADA iinprovements. According, the
project will not violate any water quality standards or waste discharge requirements or
otherwise substantially degrade surface or ground water quality. No impact will occur.

b) Treated water is available and provided by Nevada Irrigation Disfa-ict (NID). The project
will not substantially decrease groimdwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groitndwater
management of NID services. This impact is less than significant.

c) The project wiU not substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a streain or river or through the addition
of impervious surfaces, m a manner that woidd result in substantial erosion or siltation on
or off site.

The project ~wiU not substantially increase the rate or amonnt of surface runoff in a inanner
which would result in flooding on or off site. The project wiU not impede or redirect flood
flows. No impact wUl occur.

d) The developed portion of the property is not withm an area of the 100-year flood plain
according to FEMA Map panel number 06057C0650E dated February 3, 2010.

The project wiU not expose people or structures to a significant risk of loss and is not
subject to iniindation by seiche, tsunami, or mudflow. No impact will occur.
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e) The project wiU not contribute additional storm water into the existing dramage
improvements constructed on the project site. No impact wiU occur.

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

X. LAND USE AND PLANNING - lmpac:t Incorporation Impact No Impact

Would the project:

a) Physically divide an established community?

b) Cause a significant environmental impact due to a conflict
with any land use plan, policy, or regulation adopted for the
purpose of avoiding or mitigating an environmental effect?

SETTING

The City of Grass Valley 2020 General Plan Land Use Map (updated February 2007) identifies the
property and area within the Whispering Pines Specific Plan Area. The Whispering Pines Specific
Plan and SP - 1A designates die property for Business Park and similar compatible uses.

IMPACTS

a) The project site is surrounded by urban developinent consisting of professional offices and

business park type uses. The project is surrounded by existing development and will not
physically divide an established community. No impact will occur.

b) Multiple Whispering Pines Specific Plan and 2020 General Plan policies, goals and objectives
support mixed-use development, infill development and additional recreational
opportunity/faciUties in the City, including, but not limited to:

7-LUG Create a healthy economic base for the community/ including increasing
employment opportunities through attraction of new and compatible industay and
commerce, and through retention, promotion/ and expansion of existing businesses.

18-LUO Creation and retention of wealth in Grass Valley.
19-LUO Employment opportunities for present and future residents.
20-LUO An expanding local tax base.
24-LUO Creation of an economy conducive to quality growth and development.
18-CDP Endeavor to locate new entertainment and retaU facilities in the Downtown area

through redevelopment, public/private partnerships and other development tools.

Development of the property will not divide an established cominunity or conflict with any
applicable land use plan, policy or regulation. No impact will occur.
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Xl. MINERAL RESOURCES -

Would the project:

a) Result in the loss of availability of a known mineral resource
that would be of value to the region and the residents of the
state?

b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan,
specific plan or other land use plan?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

Less Than
Significant

Impact No Impact

D

a

SETTING

The City of Grass Valley adopted a General Plan Mineral Management Element (MM.E) on August 24,
1993. The MME contains four resource areas defined as: MRZ - 1 though MRZ - 4. The designations
are described as follows:

MRZ - 1: Areas where adequate information indicates that no significant mineral deposits are
present.

MRZ - 2: Areas where adequate mformation indicates that significant mineral deposits are present
or where it is judged that there is a high likelihood for their presence.

MRZ - 3: Areas containing mineral deposits, the significance if which cannot be evaluated from
available data.

MRZ - 4: Areas where available information is inadequate for assignment to any other MRZ zone.

IMPACTS

a)&b) The General Plan Mineral Management Element does show the site as being near an area
classified as having significant mineral deposits. The project properties are located near one
of the two areas identified in the Mineral Management Element (MME) as being targeted for
inining conservation. However, should mining activities be proposed in the area/ the MME
includes a policy statement that requires a proposed mine project to address potential
impacts on the urban uses based upon the nature of the mining activities. According to the
MME, the proposed project is not anticipated to result in the loss of availability of a known
mineral resource or locally known minimal resource. No impact will occur.

XII. NOISE-

Would the project:

a) Generate a substantial temporary or permanent increase in
ambient noise levels in the vicinity of the project in excess of

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D
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XII. NOISE-

standards established in the local general plan or noise
ordinance, or as applicable standards of other agencies?

b) Generate excessive ground borne vibration or ground borne
noise levels?

c) For a project located within the vicinity of a private airstrip or
an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use
airport, would the project expose people residing or working
in the project area to excessive noise levels?

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Impact Incorporation Impact No Impact

n

D

SETTING

The project is located within an existing relatively noise free business park with office and
sinular uses. Due to the proximity of the Nevada County Airport, periodic airplane overflight
noise is the sole noise source in the project vicinity.

IMPACTS

a) During initial tenant improvement building consta-ucdon, an increase in ambient noise levels
is anticipated to occur. Noise levels would vary depending on the type of equipment used,
how it is operated, and how weU it is maintamed.

Noise exposure at any single point outside the project work area would also vary depending
upon the proximity of equipment activities to that point The property lines of the nearest
existing residential uses are located approximately 300 feet away from where the
consta-uction acdvities would occur on the project site.

In accordance with the City's Municipal Code, construction activities will be temporary in
nature and wiU occur between norinal working hours of 7:00 a.m. to 6:00 p.n-i. Monday
through Friday and not at all on Sunday and legal holidays.

Considering the distance to sensitive receptors and the type of equipment used for the
project/ it is not anddpated that construction noise will exceed ±65 dB/ during the working
hours from 7:00 a.m. to 7:00 p.m. This potential unpact is less than significant.

b) The project will not generate excessive groimd borne vibradon or ground borne noise levels.
No iinpact wiU occur.

c) The project is located within two miles of the Nevada County Au-port; however, due to
the acoustical tenant unprovements associated with the assembly/music use, the project

InConcert Siena Project
Initial Stady/Mitigated Negative Declaration

City of Grass Valley
August 26, 2022

145

Item # 3.



PAGE 37 OF 57

will not expose people residing or working in the project area to excessive noise levels.
No unpact wiU occur.

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

n

XIII. POPULATION AND HOUSING -

Would the project:

a) Induce substantial unplanned population growth in an area,
either directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

b) Displace substantial numbers of existing people or housing,
necessitating the construction of replacement housing
elsewhere?

SETTING

The project relocates existing entertaininent businesses within an existing 41, 600 square foot
building with an established developed area. No new facilities are proposed with the
project.

IMPACTS

a) The project wiU not induce substantial iinplanned population growth in the area, either
directly (for example, by proposing new homes and businesses) or indirectly (for
exainple, through extension of roads or other infrastructure). No impact will occur.

b) The project will not displace substantial numbers of existing people or housing,
necessitating the construction of replaceinent housing elsewhere. No impact will occur.

XIV. PUBLIC SERVICES -

Would the project:

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

a) Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
performance objectives for any of the public services:
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XIV. PUBLIC SERVICES -

Fire protection?

Police protection?

Schools?

Parks?

Other public facilities?

Potentially
Significant

Impact

D

Less Than

Significant
With

Mitigation
Incorporation

Less Than
Significant

Impact No Impact

D

D

SETTING

The proposed project area is within the City of Grass Valley and is served by the following public
services:

Fire Protection: The City of Grass Valley Fire Deparfanent provides fire protection and
emergency medical services within the City. The Ophir HUl Fire Protection Dista-ict serves lands
east of the City Umits/ and the Nevada County Consolidated Fire District (NCCFD) serves the
area generally north, west, and souti-i of the City limits.

The Fu-e Department is part of the tri-agency Joint Operating Agreeinent that includes the
Nevada City Fire Department and NCCFD. The Fire Departanent has three locations: Fu-e
Station #1 (474 Brighton Street), Fire Station #2 (213 Sierra CoUege Drive)/ and administrative
offices at City Hall (125 East Main Street). Equipment includes three front line engines, one
reserve engine, one Office of Emergency Services (OES) engine, a ladder b-uck, one air support
unit/ and five staff vehicles.

Police Protection: The Department currently employs 27 FTE sworn members and 3 FTE civilian
staff. Based upon Grass VaUey's population of 13/041 the department's ratio of police officers
per 1,000 residents is 2.1.

Schools: Throughout Grass Valley, the Grass VaUey School District serves K-5 students and the
Nevada Joint Union School District serves students in grades 9-12. In addition/ through inter-
district contracts (which can be retracted)/ 467 students from Grass Valley currently attend
schools in other school disfa-icts.

Parks: The Grass Valley pubUc parks and recreation system is comprised of approximately 108
acres of City Park lands, mcluding seven developed parks (Dow Alexander/ Elizabeth Daniels,
Glenn Jones, Mmnie, Memorial/ DeVere Mautino, and Condon and one underdeveloped park
Morgan Ranch) within the City lumts.
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IMPACTS

a) The project would not result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically altered govermnental faciUties, the construction of which could cause
significant environmental impacts, m order to mamtain acceptable service rados,
response times or other performance objectives for any of City's public services. These
iinpacts are considered less than significant.

XV. RECREATION -

Would the project:

a) Would the project increase the use of existing neighborhood
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur
or be accelerated?

b) Does the project include recreational facilities or require the
construction or expansion of recreational facilities which
might, have an adverse physical effect on the environment?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

Less Than

Significant
Impact No Impact

D D

SETTING

The City owns and maintains eight park/recreation facilities. These include three parks currently
classified as "community parks": Condon Park, Mautino Park, and Memorial Park. One of the eight
parks, Morgan Ranch/ is still undeveloped. In addition, the City contracts with Nevada County
Historical Society to operate the Pelton Wheel Mining Museum/Glen Jones Park. An inventory of
City owned/operated parks and recreation facilities include: Memorial Park, 8.4 acres; Condon
Park, 80 acres; Pelton Wheel Mining Museum/Glen Jones Park, 1.7 acres; Brighton Street Park
(Minnie Street), 1.6 acres; Elizabeth Daniels Park, 0.3 acres; Dow Alexander Park, 0.5 acres; Morgan
Ranch Park, 4.08 acres; and Mautino Park, 12.5 acres.

Additional park/recreational facilities within the City of Grass VaUey but owned and mamtained by
entities other than the City are: Nevada County Country Club/ 58 acres; Sierra College fields, 7. 95
acres; Hennessy School/ 3 acres.

The City's Quimby Act park ratio is five acres per 1,000 residents. The City has a park/population
ratio of thirteen acres per 1,000 persons.

IMPACTS
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a)&b) The project would not increase the use of existing neighborhood and regional parks
or other recreational faciUties such that substantial physical deterioration of the
facility would occur or be accelerated. No impact wUl occur.

The project does not include recreational facilities or require the consfa'uction or
expansion of recreational facilities which might, have an adverse physical effect on
the environment. No impact wUl occur.

XVI. TRANSPORTATION/TRAFFIC -

Would the project:

a) Conflict with a program plan, ordinance or policy addressing
the circulation system, including transit, roadway, bicycle
and pedestrian facilities?

b) Conflict or be inconsistent with CEQA Guidelines section
15064.3 subdivision (b)?

c) Substantially increase hazards due to a geometric design
feature (e. g. sharp curves or dangerous intersections) or
incompatible uses (e.g. farm equipment)?

d) Result in inadequate emergency access?

Potentially
Significant

Impact

Less Than

Significant
With

Mitigation
Incorporation

Less Than
Significant

Impact No Impact

D

n

D D

SETTING

As of July 1, 2020, Senate Bill 743 went into effect. SB 743 is now the appropriate metric for assessing
transportation impacts in accordance with CEQA. SB 743 was codified in Public Resources Code
Section 21099 and required changes to the CEQA Guidelines. Pursuant to Section 21099, the criteria
for determining the significance of transportation impacts must proinote the reduction of
greenhouse gas emissions, the development of multimodal transportation networks, and a diversity
of land uses. To that end, the Office of Planning and Research (OPR) proposed/ and the California
Natural Resource Agency certified and adopted/ changes m the CEQA Guidelines that identify Vehicle
Miles Traveled (VMT) as the inost appropriate metric to evaluate a project s transportation impacts.

Consequently, the past practice of automobile delay, as measured by Level of Service" and other
similar metrics, generally no longer constitutes a significant environmental effect under CEQA.
However/ Level of Service (LOS) is still evaluated for General Plan consistency and the imposition of
Traffic Impact Fees to fund the City s Capital Improvement Program.

A Traffic Study has been prepared by Prism Engineering dated April 28, 2022, for the InConcert Sierra
Project. The objective of the Traffic Study is to investigate and analyze the potential for Vehicle Miles
Traveled (VMT) unpacts relating to the proposed venue location change of two existing performing
arts businesses located in the greater Grass Valley/Nevada City area. The analysis of the traffic
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study is the proposed specific new location for these two existing performing arts businesses known
as InConcert Sierra, and Sierra Stages, which are both currently in service at different smaller venue
facilities m Grass Valley and Nevada City.

What is iinique about the Traffic Study is that for the most part, the InConcert Sierra and Sierra
Stages business fa'affic is already extant on the roadways but is going to two different venue
locations. This collaborative project of combing the venue locations will cause aU business traffic to
relocate to the new location proposed at 125 Crown Point Court. This will change existing fa-avel
patterns towards the proposed facility where all concerts will be hosted, theatre perfonnances will
take place, as well as all contain onsite all office facilities relating to these performing arts businesses.

The questions to be answered within the Traffic Study are: "what impact, if any/ will the relocation
of these two existing performing arts businesses to a single location have on air quality and Vehicle
Miles Traveled (VMT), as well as any potential impact to the traffic operations on local roadways?"

The Traffic Study addresses these questions and provides a qualitative and creative methodology to
determining whether VMT is expected to increase or decrease once the proposed changes to venue
location are realized. Technically, the regional traffic model which calculates VMT is not sensitive
enough to properly detect such a change in VMT for small projects based on only on relocation, and
especially since the project traffic already exists in two places in Nevada County. Another reason is
that the current custoiner base for these two businesses is known and specific to zip code/ a factor
not available in the fa-affic model. This zip code factor is known through yearly ticket sales/ and is the
primary factor used in the traffic study to most appropriately determine how vehicle distance totals
(VMT) in travel to and from the proposed site would differ if changed from the existing sites. In
theory, VMT could only have an increase if drivers to these existing venues will end up traveling
even farther distances to get to the new proposed location. The traffic study addresses, in a
qualitative and quantitative analysis, the estimated change to existing VMT (plus or minus). In
addition, the analysis also juxtaposed the proposed project VMT and fa-affic operations with the
existing zoning at 125 Crown Point Court and the previous tenant use (The Grass Valley Group
Business Park Use).

a) The project wiU not conflict with a program plan, ordinance or policy addressing the circulation
system, including transit/ roadway/ bicycle and pedesta-ian facilities. However, on-site parking is
deficient for larger events.

The project site includes 204 parking spaces mcludmg 6 accessible ADA parking spaces
resulting in a parking ratio of 1 parking space per 203 sq. ft. of buUdtng floor area. No
additional on-site parking spaces are planned.

As noted m the project description/ the proposed 520-seat 9,500 square foot Concert Hall
section of the building wiU be utilized for acoustical (normally un-ainplified) chamber/
orchestral, choral, and theatrical performances. A sold-out orchesta-al performance with
choir would result in a total occupancy of up to 670 persons.
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b)

The proposed 125 seat 2,500 square foot Black Box theater would provide a flexible
configurable space for various theater and smaller musical performances. With a state crew
performance ensemble, maxunum total occupancy would be 175 persons.

The proposed 3,000 square foot Conference Center could be configured in a variety of ways/
including use of smaller conference rooms could reach a maxiinum occupancy of 350
persons.

Regular occupancy by employees of non-profit organizations for office space and building
operations wiU not exceed 30 employees.

It is expected that on rare occasions, two of these uses could occur simultaneously/ but aU.
three uses would not occur simultaneously. As such/ if the Concert Halt and Conference
Center were to be conducted at the same time, up to 1,050 persons could occupy the site.
Even if attendees doubled up for each vehicle, this would amount to 525 vehicles or 321
parking spaces short of the projected vehicle estuiiates. This shortage in parking is at issue
with the City's Development Code parking standard, however, the applicant has indicted
that negotiated parking agreements with adjoining property owners wUl provide additional
off-sta-eet parking in adjacent property parking lots during evening and weekend operations
as required to accommodate larger attended events. The lack of on-site parking may present
a significant parking impact. However/ the following mitigation measure would reduce this
potential impacts to a less than significant level:

TRANS 1 - Mitigation Measure:
Prior to the first event in which two uses are occurring at the same time, requiring in excess of 204
parking spaces, the applicant shall submit off-site parking agreements for review and approval that satisfy
the event attendance. The final parking agreements shall be for a duration that is commensurate with the
event and shall be to the satisfaction of the Community Development Director and City Engineer.

CEQA Section 15064. 3 establishes a Vehicle MUes Traveled (VMT) threshold for land use
projects. Section 15064. 3 notes that generally/ projects within one-half mile of either an existing
major transit stop or a stop along an existing high-quality transit corridor should be presumed to
cause a less than significant transportation impact according to the CEQA Guidelines. Moreover,
projects that decrease vehicle miles fa"aveled in the project area coinpared to existing conditions
should also be presumed to have a less than significant transportation impact.

Two methods were used to calculate VMT for the existing uses and the proposed project: A Zip
Code method that looked at literal distances traveled based on ticket sales, and a typical Trip
Generation calculation method using assumptions for average b"ip lengths by land use.

Existing Conditions and Traffic Constraints for Local Intersections and Roadways - The
existing fa"affic conditions were obtained froin a recent fa-affic study in the area (Traffic Impact
Analysis for the Idaho Maryland Mine Project, Nevada County prepared by KD Andersen dated M.arch
24, 2020) and the appropriate weekday evening tunes were selected as relevant for this
performing arts project. Specifically, the tune-of-day scenario selected was the 6:30 to 7:30 p.m.
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scenario/ and the results of tius data show that LOS A and LOS B conditions were the typical
conditions of traffic during this evening tune period. Figure 1 shows these values on a map at
various intersection locations. It can be seen that LOS B conditions surround the project site on
Idaho Maryland Road, Whispering Pines Road and Brunswick Road. Table I/ Level of Service
(LOS) defuutions/ shows die meaning of what LOS A versus LOS B means, and all other values
through LOS F. The City of Grass Valley identifies LOS D or better as the acceptable Level of
Service at intersections and roadways in cominunity regions, so with aU local intersections in the
region operating at LOS B conditions, tins means that traffic conditions are two levels better than
the acceptable LOS D.
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FIGURE I

7:30 PM
LEVELS OF SERVICE OF LOCAL ROADWAYS AND INTERSECTIONS 6:30 PM TO

2 TRAFFIC IMPACT ANAtYSIS FOR THE WAHO-MARVIAHD MINE PRCUECT. Nevada County, CA. Pwpaivd by KllAndersaa a Assoc. March Z«. 2020

The LOS shown in yetlow circles in Figure 1 (LOS A and LOS B at aU intersections) indicate
that there is no evening congestion in the study area; average delay in between 10 and 20
seconds (as shown in Table 1).

The time of analysis as stated before, is 6:30 p.m. to 7:30 p.m., which generally coincides
with the time of arrival for evening performing arts events and shows. This intersection
turning movement data is shown for key intersections in the following Figure 2. These
volumes yield LOS A and LOS B conditions as depicted in Figure 1.
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TABLE 1. LEVEL OF SERVICE (LOS) DEFINITIONS

LOS Signalized Intersection
^ Uncongested, all queues clear In a single-slgnal

cycle. Delay < 10. 0 sec

g Uncongested operations, all queues clear In a
single Ie. Dela > 10.0 sec and < 20.0 sec

C Ught congestion, occasional backups on critical
approaches. Delay > 20.0 sec and < 35.0 sec

D Significant congestion. Cars wralt more than one
cycle. No long queues. Delay Is 35.0 - 55.0 sec

E Severe congestion, tong queues...may block nearby
intersections. Dela > 55.0 sec and < 80.0 sec

F Total fares kdown, stop-and-go operation. Delay >
80.0 sec

Sources: Highway Capacity Manual, 6th Edition Tmnsportatlon ftesearch Board, 201G. Sec/veh - seconds per vehicle

Unsignalized Intersection
Uttle or no delay. Delay < 10 sec/veh

Short traffic delays. Delay > lOsec/veh and < 15 sec/veh

Average traffic delays. Delay > 15 sec/veh and < 2S sec/veh

Long traffic delays. Delay > 25 sec/veh and < 35 sec/veh

Very long traffic delays, failure, extreme congestion. Delay >
35 sec/veh and < 50 se h
Intersection blocked by external causes. Delay > 50 sec/veh
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FIGURE 2. INTERSECTION TURNING MOVEMENT VOLUMES FOR 6:30 PM TO 7:30 PM

(shown In parentheses, pm peak shown In brackets, am peak shown In plain text)

It can be seen from Figiu-e 2 that the hourly volumes shown for the 6:30 p.m. to 7:30 p.m.
time period (shown m parenthesis) is about 25% of those shown for the more congested
p.m. peak hour from 3:30 p.m. to 4:30 p.m. What this means is that traffic for the evening
time period coinciding with the proposed project traffic would be about one-fourth (1/4) of
that just three hours earUer. In other words/ the project will not cause any significant traffic
operations inipact. Even the worst-case assignment of ta-affic aU out Idaho Maryland Road
towards the freeway would result in traffic volumes that are stiU less than the worst 3:30
p.m. to 4:30 p.m. peak. Since there are multiple pathways the existing plus proposed project
volumes at all intersections will be at approximately 50% of the 3:30 p.m. to 4:30 p.m. totals.

Existing Perfonning Arts Business Travel Patterns and VMT Totals by Zip Code Method
- Ticket sales for InConcert Sierra monthly events were utilized for this analysis because the
data also included a zip code category in the database sales. A zip code map of Nevada
County was utUized to graphically dociunent the geographical locations where
customers/pata-ons of the performing arts events actually travel from and provide a means
to calculate the distance.
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FIGURE 3 INCONCERT SIERRA TRAVEL PATTERNS AND VEHICLE TOTALS BY ZIP CODE AREA

The combination of distance code centroid or concentradon area of hoines, and dcket

sales/ can be multiplied/caktdated to yield vehicle rrules traveled/ or VMT. Figiires 3
and Figure 4 show the vehicle totals by zip code in the study area for the InConcert
Sierra venue (located at the Seventh Day Adventist Church located at 12889 Osboure
Road, Grass Valley). These maps and vehicle totals were utilized/ along the Google
Maps tool to ultimately determine the ta-ip length for both existing and proposed
locations.
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FIGURE 4. SIERRA STAGES TRAVEL PATTERNS AND VEHICLE TOTALS BY ZIP CODE AREA

Figure 5 shows how the Google Maps distance measure tool froin point to point was
used to determine the distance to each one of the existing and proposed performing arts
business locadons froin the centroid of the various zip code areas associated with dcket
sales.
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FIGURE 5. SAMPLING OF HOW GOOGLE MAP TOOL WAS USED TO DETERMINE TRIP
DISTANCES BETWEEN ZIP CODE AREAS AND VENUE LOCATIONS

AU distances betwreen zip code centa-oids or where the density of residential
development exists \vere measured to and from each of the existing and proposed
performing arts venue locations (125 Crown Point Court/ 400 Broad Street and 12889
Osborn Road). This fa-ip length data by zip code to and from venues were coinpiled into
"Table 2 - VMT Calculations: which foUows:
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TABLE 2. VMT CALCULATIONS. DISTANCE FROM ZIP CODE CENTROIO TO PERFORMING
ARTS VENUE LOCATIONS (OLD AND NEW)

rawtv" MOf/THLV* DAILYVMT

YEARLY Yearly Miteafmm
TICKET Number of Venue to ZIP
SALES VEHIOB* CodeCentrohf

NEW
1305 50Z 4.3
304 117 3.0
9U 350 ^4 2.7
SS3 213 10.2
401 154 13.3

130 50 19.2
BS2 32B 25

4455 . 1714
TOTAtS> 77.7

WEIGHTED AVERACE TRIP IENSTH» .2 9.S
.oasumfiv 2-CpaBsensyersper vckide
"TViescafetntentMitIatecalculatfonsondarcfau-aycaffyafMlmoutMytot^and^o

VENUE ZIP CODE

95959

R

9S945viest
95949
95S46

OTHER

VMTSsSmale
fiamaPCade

Centmlds
NEW
4317

<90 701

.1891

.S34S
4096

1930 1920
16400

33S71

WMT Estimate

fiwnSPCwie
Ceirir^ds

IWW

360
.t 58
ise isa

362
341

160
13S7

?S06

Eafatlng
DAILY*
atCtWS

42

29

18

13

27

1.43

VMTEsUmate
tn>m ZIP Code

CentroMt
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Table 2 shows the final ticket/ vehicle, and VMT totals for both the InConcert Sierra

business and the Sierra Stages business. It should be noted that the ticket sales totals
compiled were for yearly sales totals for the Year 2019 before the Covid shutdowns. These
tickets were converted into nuinber of vehicles by zip code using a 2.6 vehicle occupancy
rate/ and then the yearly VMT totals were calculated by zip code for each business. The
subsequent columns show how these yearly VMT totals were converted into monthly VMT
totals and finally into the analysis relevant daily VMT totals as shown. The conversion
factor for InConcert Sierra to determine a daily VMT was knowing that they have one
concert per month today, and that also becomes the worst-case daily VMT total since aU of
these venue trips took place on the same day/evening. The Sierra Stages business has
between 36 and 45 events per year (three shows with 12-15 perforaiances for each per year)/
and so to be conservative, 3 events per month were assumed as the worst-case situation that
would yield the highest VMT calculation for a single day (last columns). The InConcert
Sierra venue has a value of 2,992 daily V]VIT on the day of the concert/ and with the new
location this drops to 2,806, an improvement. The Sierra Stages daily high VMT is 3,522 and
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decreases to 3/389 with the change of location. OveraU, VMT for the coinbined events goes
from 6,445 to 6,195, a drop in VMT with the project. It should be noted that it is not Ukely
that InConcert Sierra and Sierra Stages would have a performance on the same night/ iinless
overflow parking was arranged in advance.

Other Project Traffic - There are other ta-ips taking place to and froni the existing venues
and the proposed location at 125 Crown Point Court, such as employee ta'ip, delivers, etc.
However, the number of vehicle trips related to employee trips are smaU, and these
employee related tips would not be taking place at the same time as the venue patron traffic
but would be more during the daytime work shift (8 a.m. to 5 p.m. ). There are also rehearsal
related traffic volumes which could add up to as many as 70 choir members, but this wiU
not take place on the same day or time as a monthly concert. In addition, there are board
meetings up to 10 persons, 10 times a month for 10 months out of the year (a total of 100
meetings during normal workday hours). These ta-ips represent fa-affic for up to about 25
additional vehicle trips which is not a significant factor when compared to the total for the
musical concerts or theater events. On a daily VMT basis however, this will add
approximately 500 additional VMT to the totals, which is still over conservative.

rr^^ . ^y
.. -^ s

FIGURE 6 PROJECT SITE PROPOSED BUILDING MODIFICATIONS

Proposed Performing Arts Businesses Vehicle and VMT Totals by Trip Generation
Method - VMT m this methodology was calculated using an ITE Trip Generation Rate for
the existing facility (that used to be the Grass Valley Group) and the Business Park Category
(770) was used based on 41,600 square feet of building space. The proposed performing arts
facilities in the same building (after modificadons) is based on the number of physical seats
available in the Concert Halt and the Black Box Theater/ and was assumed fuU capacity
(worst case) for these shows.
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TABLE 3. VMT CAICUIATIONS BY TRIP GENERATION

EXISTING CONCOTIOMS: Gmss Valley Croup Building (41,600 SF)

ITE Trip
FTE Trip Generation Manual Trip Generation
Generation Period (770 Business Rate per KSF erf

Park) KSFGFA Facility Trips

DAILY TRIPS
AM PEAK TRIPS

PM PEAK TRIPS

12.44

1.40
1.26

41.6

41.6

41.6

517.5

58.2
52.4

Vehicle
Mtles

Traveled
(VMT)*

15525
1747
1572

'Nevada County Census ififiirmatlon Indicates that 72.2K afatt worksrs drive alane to work (source: Census data: ACS 2020 5-
year). Thfa equates to 31, 731 people who have an average commute time of 24. 7 mtoutes. Only 6.696 earpoal. Warters
commuting IN to Nevada County = 4,506 and OUT" 11^30, or about 1/3 of total, which a distance of 50 mSesfor commutes to
and from offier counties was assumeif. Average trip distance overall = 30 miles.

PROPOSED CONDmCMS In 41,600 SF Building, but using only 16,200 SF for 3 Uses

ITE Trip Generation Manual Trip
Generation Period

CONCERT HALL

CAPAcmrof

Space In
Persons

600

Carpool
Factor

2.6

Cars

231

Vehicle

Miles
naveled

(VM-0*
4523

Difference

between
Project and

Business

Park

BLACK BOX THEATER 150 2.6 58 1085 -14441

MULTI PURPOSE/CONFERENCE 300 1.5 200 6000 -9525
'Values taken from VMTAaalysis tables for InConcett S lora and for Sierra Stages {9S miles and 9A miles weighted average trip
length respectively), and factored up to account for new Increased audience capacity at new location fadttty (125 Crown Point
Court). Average trip length assumed for Conference Center was IS miles.

In Table 3 above, it can be seen that there is a significant reduction in VMT for the proposed
project when compared to the existing business park land use. In fact, the VMT is expected
to be less than one-thu'd (1/3) of the VMT impact of the existing land use. In Table 3, the
Business Park use would generate a daily VMT of 15,525, compared to the proposed 600 seat
InConcert Sierra venue which would have a daily VMT of only 4/523 based on the weighted
average trip length of 9.8 rrules (taken from Table 2 calculations). The Conference Center
uses would also be slighdy more than just one-third (1/3) of the Business Park daily total
VMT.

The Appendbc of this report contains the US CENSUS information used to calculate home to
work trip length assumpdons used in Table 3 for Business Park b-affic (assumptions shown
in noted on Table 3).

VMT will significantly reduce with the Project - The project will have significantly less
vehicles in motion on less days, resulting in a minor reduction in greenhouse gas emissions
(and VMT) during a year/ and even on a monthly basis. The proposed project consisting of
InConcert Sierra, Sierra Stages and a Conference Center event taking place during the
daytime hours, once a month. In the event of a Conference Center event taking place during
the daytune hours, this wiU not conflict with an evening show. It should be noted that of a
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c)

30-day month, there are four weekends, and this would coincide with four evening
weekend shows (three for Sierra Stages and one for InConcert Sierra). Through staggering of
weekend scheduling/ these two performing arts businesses can adequately share the
proposed facility and parking.

Daily VMT of Project is estimated to be one-third of business park use - When the Project
facility has an activity or event, which is not every day, the amount of VMT wiU be
approximately one-fhird of the amount that the Business Park use would generate. This
report shows that the estimated VMT of the proposed project wiU actually significantly
reduce VMT totals on a daily basis (see Tables 2 and 3) with the land use change. On a
nionthly basis and yearly basis this reduction is even larger since there are inany days
where no significant activity would take place at the site (with the exception of business
operation office and the employees which happens daUy and has been estimated at around
500 VMT daUy). These low VMT numbers for the Project, less than 6,000 VMT for the
Conference Center, compares to a Business Park VMT for the saine facility which is
calculated at 15,000 VMT.

Moreover, the InConcert Sierra project was evaluated through the screening process
provided by the Nevada County Transportation Commission (NCTC). The following results
were verified, based upon project specific screening:

. The project is located in Travel Analysis Zone (TAZ) 1211. (The number of the travel analysis
zone from Nevada County Travel Demand Model in which the parcel is located)

. TAZ 1211 VMT is 8.9 mUes per vehicle (The meb-ic average for the entire TAZ)

. Subarea VMT is 16.5 miles per vehicle (the VMT inetric average for the entire subarea)

. % Difference is -46.1 (compares TAZ results to subarea results; positive values indicate TAZ
results are greater than the subarea; 0% indicates TAZ and subarea results are equal; and,
negative values indicate TAZ results are less than the subarea)

Total VMT per Service Population
. Threshold 14.2 (the maximum VMT metric to pass screening)
. Within a low VMT Yes (The project passes screening)

Using the VMT screening method, the project passes the VMT thresholds established by NCTC
and is therefore determined to have a less than significant impact.

The project will not cause an increase in fa-affic which is substantial in relation to the existing
ta-affic load and capacity of the street system. This impact is considered less than significant.

The project will not substantially increase hazards due to a geoinetric design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses (e. g. farm equipi nent). No impact will

occur.
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d) The roadways of Whispering Pines Court/ Crown Point Circle, and Whispering Pines Lane are
±40 feet in width with two travel lanes and parking on each side of the sfa"eet. Arterial streets
include Brunswick Road to the south and Idaho Maryland Road to the east/west providing
evacuation routes. The project has been reviewed by the City of Grass Valley Fire Departanent
for emergency response. The project has been determined by the City of Grass Valley Fire
Department to be in compliance with the City of Grass VaUey fire standards and City
Development Code. The project will not result in inadequate emergency access. This impact is
less than significant.

XVII. UTILITIES AND SERVICE SYSTEMS -

Would the project:

a) Require or result in the relocation or construction of new or
expanded water, wastewater treatment or storm water
drainage, electric power, natural gas, or telecommunications
facilities, the construction or relocation of which could cause
significant environmental effects?

b) Have sufficient water supplies available to serve the project
and reasonably foreseeable future development during
normal, dry and multiple dry years?

c) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project's projected demand
in addition to the provider's existing commitments?

d) Generate solid waste in excess of State and local standards,
or in excess of the capacity of local infrastructure, or
otherwise impair the attainment of solid waste reduction
goals?

e) Comply with federal, state and local management and
reduction statutes and regulations related to solid waste?

Potentially
Significant

Impact

Less Than
Significant

With Less Than
Mitigation Significant

Incorporation Impact No Impact

D D

SETTING

Solid waste within the project area is collected by Waste Management/ a licensed private disposal
company. Solid waste is fa-ansported to the company's transfer station located on McCourtney Road.

Domestic water service to the proposed development is provided by Nevada Irrigation District
(NID) via existing water lines that were installed following development in the project area.
According to the City's General Plan EIR, water supplies are adequate to supply growth anticipated
in the General Plan, which included the project site.

Sanitary sewer is already provided by the City of Grass Valley. Sewer fees are calculated based upon
the use and demand.
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IMPACTS

a) The project will not require or result in the relocation or construction of new or expanded
water, wastewater treatment or storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or relocation of which could cause significant
environmental effects. No impact will occur.

b)-c) Existing water connections are provided by Nevada Irrigation Disti-ict. The project will have
sufficient water supplies available to serve (he project and reasonably foreseeable future
during normal, dry and multiple dry years. This potential impact is less than significant.

The City's wastewater treatment facility, which serves the project has adequate capacity to
serve the project's projected demand in addition to the provider's existing commitments.
This impact is less than significant.

d)-e) The project will not generate solid waste in excess of State and local standards, or in excess of
the capacity of local infrastructure, or otherwise impair the attaimnent of solid waste
reduction goals.

The project will comply with federal, state and local management and reduction statutes and
regulations related to solid waste. These potential impacts are less than significant.

XIX. WILDFIRES -

If located in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project:

a) Substantially impair an adopted emergency response plan
or emergency evacuation plan?

b) Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks and thereby expose project
occupants to, pollution concentrations from a wildfire or the
uncontrolled spread of a wildfire?

c) Require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency water
sources, power lines or other utilities) that may exacerbate
fire risk or that may result in temporary or on-going impacts
to the environment?

Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No Impact

D

D
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Potentially
Significant

Impact

Less Than
Significant

With
Mitigation

Incorporation

Less Than
Significant

Impact No ImpactXIX. WILDFIRES -

If located in or near state responsibility areas or lands classified
as very high fire hazard severity zones, would the project:

d) Expose people or structures to significant risks, including
downslope or downstream flooding or landslides, as a result
of runoff, post-fire slope instability, or drainage changes?

SETTING

The Grass Valley region has a generally high potential for wildland fires of devasting intensity. This
is due to the presence, particularly in less iirban settings, of heavier tunber/ woodland and brush, the
occurrence of steep slopes, dry weather conditions, and human activity. Generally, vegetative areas
of over 20% slope are considered as fire hazardous areas. The City Umits have a distinct
urban/wildland interface area. The greatest threat for wildfire hazards is from those that may
originate outside the City in uruncorporated Nevada County. Historical data on wildfires in or near
Grass Valley is kept on the Firehouse Reporting Data System. Because of the extended
urban/wildland interface area, the City has participated in regional efforts to reduce wildfire risks to
the City and surrounding areas. These efforts include participation in Nevada County's Local Hazard
Mitigation Plan and the Fire Safe Council of Nevada County Community Wildfire Protection Plan. Nevada
County OES and the Fire Safe Council also inaintain historical fire records.

IMPACTS

a) The project has been reviewed by the City of Grass Valley Fire Departanent. The project will not
substantially impair an adopted einergency response plan or emergency evacuation plan. This
iinpact is less than significant.

b)-c)The project area is developed and has relatively flat topography. The project will not exacerbate
wildfire risks and thereby expose project occupants to pollution concenta-ations from a wildfire
or the unconfa'olled spread of a wildfire.

The project will not require the installation or maintenance of associated infrasfa-ucture (such as
roads, hiel breaks, emergency water sources/ power lines or other utilities) that may exacerbate
fire risk or that may result in temporary or on-going impacts to the environment. All utilities
serving the site are installed underground in accordance with City of Grass Valley Development
Standards. These iinpacts are considered less than significant.

d) The project will not expose people or structures to significant risks/ including downslope or
downstream flooding or landslides/ as a result of runoff/ post-fire slope instability/ or drainage
changes. This impact is considered less than significant.
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE -

Would the project:

a) Does the project have the potential to degrade the quality of
the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range
of a rare or endangered plant or animal or eliminate
important examples of the major periods of California history
or prehistory?

b) Does the project have impacts that are individually limited,
but cumulatively considerable? ("Cumulatively considerable"
means that the incremental effects of a project are
considerable when viewed in connection with the effects of
past projects, the effects of other current projects, and the
effects of probable future projects)?

c) Does the project have environmental effects which will
cause substantial adverse effects on human beings, either
directly or indirectly?

Less Than
Significant

Potentially With Less Than
Significant Mitigation Significant

Impact Incorporation Impact No Impact

D

a)-c) This environmental analysis provides evaluation of the potential enviromnental effects of the
proposed project, including project effects on the quality of the environment, fish and wildlife
habitat (including special status species), and cultural resources. These potential impacts are
considered less than significant.

REFERENCES The following references used in preparing this report have not been attached to this
report. The reference material listed below is avaUable for review upon request of the Grass Valley
Community Development Department, 125 East Main Street, Grass Valley, CA 95945.

Federal Highway Administration/1983
U.S. Bureau of Land Management, 1980
City of Grass VaUey 2020 General Plan
City's 2020 General Plan Certified Environmental Impact Report (SCH#98082023)
Association for Protection etc. Values v. City of Ukiah (1991)
Topanga Beach Renters Assn. v. Department of General Services
United States Deparfament of Agriculture land inventory
PubUc Resources Code Section 12220(g).
U.S. Department of Agriculture
California Department of Forestry and Fire Protection
Northern Sierra Air Quality Management District (NSAQMD)
California Emission Estimator Model (CalEEMod) Version 2016. 3.2
California Department of Fish and WUdlife (CDFW)
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United States Army Corps of Engineers
Section 404 of the Clean Water Act
California Department of Fish and Wildlife (CDFW) Code Section 1600 et. seq.
California Natural Diversity Database
United States Fish and Wildlife Service (USRVS)
Wetlands Delineation Manual (Environmental Laboratory/ 1987
Migratory Deer Ranges Nevada County General Plan map
USGS Topographic Quadrangle for Grass VaUey
Natural Wetlands Inventory (NWI) and HDD datasets
Migratory Bird Treaty Act (MBTA)
Resource Management Plan/ Best Management Practices (BMPs)
Chapter 12.36 of the City of Grass Valley Municipal Code
Pacific Gas and Electric (PG&E)
California Energy Resources Conservation and Development Commission in June 1977
California Green Building Standards Code (Part II/ Tide 24) was adopted as part of the California
Building Standards Code (Title 24, California Code of Regulations).
Cultural Resources Inventory prepared by Scan Michael Jensen/ M.A., July 2019
City of Grass Valley Historic Building Ordinance
City of Grass Valley Historic Commission
City of Grass Valley Development Review Committee
North Central Information Center (NCIC)
Native American Heritage Cominission (NAHC)
United Auburn Indian Community (UAIC)
Geologic Map of the Colfax - Grass Valley Area (Tuminas, 1981).
California Geological Survey Open File Report 96-08, Probabilistic Seismic Hazard Assessment
for the State of California

. California Fault Paraineters

. The 1997 edition of California Geological Survey Special Publication 43, Fault Ruphire Hazard
Zones in California

. Cal/EPA Air Resources Board Regulation 93105

. Asbestos Airborne Toxic Confa-ol Measure for Construction, Grading, Quarrying, and Surface
Mining Operations (ATCM)

. City of Grass Valley Energy Action Plan

. Nevada County Airport Land Use Coinpatibility Plan

. Mountain Counties Hydrologic region overlay zone (DWR 2011)

. Flood Insurance Rate Map for the County of Nevada/ Map No. 06057C0633E dated February 3,
2013.

. General Plan Mineral Management Element (MME) on August 24, 1993

. Noise Equivalent Level (CNEL)

. California Airport Noise Regulations

. Public Resources Code Section 21099

. Office of Planning and Research (OPR)

. California Natural Resource Agency

. 10th Edition of the Institute of Transportation Engineers (ITE)

. Nevada County Transportation Planning Agency (NCTPA)

. City of Grass VaUey Capital Improvement Program

. Grass VaUey Traffic Impact Fee Program

. Nevada County's Local Hazard Mitigation Plan
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Fire Safe Council of Nevada County
Nevada County Office of Emergency Services (OES)
Fire Safe CouncU

OPR Technical Advisory on Evaluating Transportation Impacts in CEQA
Nevada County Transportation Commission (NCTC)
City of Grass Valley 2019-2027 Housing Element
City of Grass Valley Historic 1872 Townsite
City of Grass Valley Development Code
CA Department of Forestry and Fire Prevention
City of Grass Valley Municipal Code
Nevada County General Plan and General Plan EIR
City of Grass Valley Grading Ordinance
Background Report, City of Grass Valley General Plan Update, November 1998
Soil Survey of Nevada County, United States Departa-nent of Agriculture/ Soil Conservation
Service

Online soil survey maps and data from USDA - http://websoilsurvey.nrcs.usda.gov
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EVADACOU TY
AIRPORT LAND USE COMMISSIO

Grass VaUey . Nevada City . Nevada County

File: 0040. 1.4

August 23, 2022

Monroe Lovelady
P.O. Box 205
Nevada City, CA 95959

SUBJECT: InConcert Sierra Consistency Review - Nevada County Airport Land Use
Compatibility Plan

The Nevada County Airport Land Use Commission (NCALUC) has delegated the review and
consistency determination of major land use actions to the NCALUC Executive Director. The
project site at 125 Crown Point Court in Grass Valley, California, is located within Compatibility
Zone D (Traffic Pattern Zone) of the Nevada County Airport Land Use Compatibility Plan. The
project includes a Specific Plan Amendment and a Supplemental Use Permit application for
InConcert Sierra to purchase and convert the exiting office building, to a venue for the performing
arts and a community meeting and conference center.

After reviewing the project details and the proposed number of event attendee and employees on
site, I find that the proposed project does not contain characteristics likely to result in
inconsistencies with the compatibility criteria set forth in the Nevada County Airport Land Use
Compatibility and give approval of the project, on behalf of the NCALUC.

Please let me know if you have any questions regarding this project.

Thank you,

<-

Mike Woodman, Executive Director
Nevada County Airport Land Use Commission
Nevada County Transportation Commission

101 Providence Mine Road, Suite 102, Nevada City, California 95959 . (530) 265-3202 . Fax (530) 265-3260

E-mail: nctc@nccn.net . Web Site: www.ncto.ca. ov
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MITIGATION MONITORING
& REPORTING PLAN

INCONCERT SIERRA - WHISPERING PINES SPECIFIC
PLAN AMENDMENTS, USE PERMIT AND

DEVELOPMENT REVIEW PERMITS
(22PLN-18)

City of Grass Valley

September 20, 2022

Prepared by:

City of Grass Valley
Community Development Department

125 E. Main Street
Grass Valley, CA
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AUTHORITY AND PURPOSE

Pursuant to the California Public Resources Code, Section 21081.6, the City of Grass Valley is
required to implement a Mitigation Monitoring and Reporting Plan for the InConcert Sierra
Project located at 125 Crown Point Court, Grass VaUey/ CA 95945.

The purpose of this Mitigation Monitoring and Reporting Plan is to ensure compliance with/ and
effectiveness of/ the Mitigation Measures set forth in the Mitigated Negative Declaration
prepared for the project.

RESPONSIBILITIES

The City of Grass Valley Community Development Deparfa-nent (CDD) will have primary
responsibility for the operation of the Mitigation Monitoring and Reporting Plan. The CDD is
responsible for managing all technical advisors and coordinating monitoring activities. The CDD
is responsible for du'ecting the preparation and fiUng of Compliance Reports.

MITIGATION MONITORING MATRIX

The following is a list of Mitigation Measures as presented in the Mitigated Negative Declaradon
prepared for the project. The Mitigation Monitoring and Reporting Program (MMRP), wiU be
considered for adoption by the City of Grass VaUey City CoiincU concurrently with consideradon
of the Mitigated Negative Declaration prepared for the project. The City Council may direct that
changes be made to the measures contained in this document prior to its adoption.

InConcert Sierra Initial Study/
M.itigation M.onitoring & Reporting Program

City of Grass Valley
September 20, 2022
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Findings and Conditions of Approval - InConcert Sierra Whispering
Pines Specific Plan Amendments, Use Permit and Development

Review Permits (22PLN-18)

FINDINGS:
In accordance with Section 5. 5 of the Whispering Pines Specific Plan, the City Council
is required to make the following specific findings before it approves an amendment to
the Whispering Pines Specific Plan.

1. The City received a complete application for the Whispering Pines Specific Plan
Amendment 22PLN-18.

2. The Community Development Department prepared an Initial Study/Mitigated
Negative Declaration as the appropriate environmental review in accordance with
the California Environmental Quality Act (CEQA). Mitigation Measures were
incorporated into the project to fully mitigate all potentially significant impacts on
the environment.

3. The Planning Commission has independently reviewed, analyzed, and considered
the Initial Study/Mitigated Negative Declaration prior to making its decision on the
project. The Mitigated Negative Declaration reflects the independent judgement of
the City of Grass Valley, as lead agency.

4. The 2020 General Plan designates the project site as Business Park. The
proposed uses are consistent with the General Plan or any applicable Specific
Plan.

5. Changes in the community have occurred since the adoption of the Specific Plan
warranting an amendment as requested.

6. The change will benefit the Whispering Pines Specific Plan area.

7. The change is in conformance with the adopted Whispering Pines Specific Plan.

8. The change will not adversely affect adjacent properties and can be properly
serviced.

9. The physical constraints of the property are such that the Whispering Pines
Specific Plan Amendment is warranted.

10. The project is consistent with the applicable sections and development standards
in the Development Code.

11. The project, as conditioned, complies with the City of Grass Valley Community
Design Guidelines.

ATTACHMENT 3
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Findings and Conditions of Approval - InConcert Sierra Whispering
Pines Specific Plan Amendments, Use Permit and Development

Review Permits (22PLN-18)

12. The proposed use is allowed within the applicable zone and complies with all other
applicable provisions of this Development Code and the Municipal Code.

13. The design, location, size, and operating characteristics of the proposed activity
are compatible with the existing and future land uses in the vicinity.

A. GENERAL/DESIGN CONDITIONS OF APPROVAL:

1. The approval date for the Use and Development Review Permits /'s October 1 1,
2022. This project is approved for a period of one (1) year and shall expire on
October 11, 2023, unless the project has been effectuated (i. e., a building permit
has been issued) or the applicant requests a time extension that is approved
pursuant to the Development Code.

2. The project shall be constructed in accordance with the Project Description on file
with the Community Development Department (22PLN-18) approved by the City
Council. Minor design changes may be approved by the Community Development
Director when determined to be substantially compliant with the City Council's
Approval. Major design changes not in substantial compliance shall be approved
by the Planning Commission as determined by the Community Development
Director.

3. The applicant shall file a Notice of Determination (NOD), including payment of
associated Fish and Game and County Recorder fees, in the office of the County
Clerk within (5) days after the approval date of the project. The applicant shall
provide a copy of the NOD to the City.

4. Prior to construction, the applicant shall obtain building, plumbing, electrical and
mechanical permits from the Community Development, Building Division.

5. The applicant shall obtain a tree removal permit from the Grass Valley Public
Works Department.

6. The applicant agrees to defend, indemnify, and hold harmless the City in any
action or proceeding brought against the City to void or annul this discretionary
land use approval.

B. DURING CONSTRUCTION. THE FOLLOWING CONDITIONS SHALL APPLY:

1. That prior to any work being conducted within the State, County or City right-of-way,
the applicant shall obtain an Encroachment Permit from the appropriate Agency.

2. Placement of construction fencing around all trees designated to be preserved in
the project shall be completed.
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Findings and Conditions of Approval - InConcert Sierra Whispering
Pines Specific Plan Amendments, Use Permit and Development

Review Permits (22PLN-18)

3. The applicant shall submit a Dust Mitigation Plan for review and approval by City
Engineer. Dust mitigation measures shall be implemented in accordance with the
approved Dust Mitigation Plan. The dust mitigation plan shall include the following:
a. Persons responsible for ensuring that all adequate dust control measures are

implemented in a timely and effective manner shall be shown on the
improvement plans.

b. All material excavated, stockpiled, or graded shall be sufficiently watered,
treated, or covered to prevent fugitive dust from leaving the property boundaries
and/or causing a public nuisance. Watering during summer months should occur
at least twice daily, with complete coverage of disturbed areas.

c. All areas with vehicle traffic shall be watered or have dust palliative applied as
necessary to minimize dust emissions.

d. All on-site vehicle traffic shall be limited to a speed of 15 mph on unpaved
roads.

e. All land clearing, grading, earth moving, or excavation activities on a project
shall be suspended as necessary to prevent excessive windblown dust when
winds are expected to exceed 20 mph.

f. All inactive portions of the development site shall be covered, seeded, watered,
or otherwise stabilized until a suitable cover is established.

g. All material transported off-site shall be either sufficiently watered or securely
covered to prevent it being entrained in the air, and there must be a minimum of
six (6) inches of freeboard in the bed of the transport vehicle.

h. Paved streets adjacent to the project shall be swept or wasted at the end of
each day, or more frequently, if necessary, to remove excessive accumulations
or visibly raised areas of soil which may have resulted from activities at the
project site.

i. Prior to final occupancy, the applicant shall reestablish ground cover on the site
through seeding and watering.

4. The contractor shall comply with all Occupational Safety & Health administration
(OSHA) requirements.

5. The applicant shall obtain final approval from the City of Grass Valley, fire,
planning, engineering, and building divisions.
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ORDINANCE NUMBER

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GRASS VALLEY
AMENDING THE WHISPERING PINES SPECIFIC PLAN.

BE IT ORDAINED BY THE COUNCIL OF THE CITt' OF GRASS VALLEY AS FOLLOWS:

SECTION 1. The Whispering Pines Specific Plan is hereby amended as shown in

Exhibit "A". Bold text represents new text of the SP - 1A. 1 Zone, which is to be added

totheSP-IAZone.

SECTION 2. In compliance with Whispering Pines Specific Plan, the City Council

adopts the following findings in support of the Whispering Pines Specific Plan

Amendments:

1. The proposed amendments are consistent with the General Plan. Rationale: The

2020 General Plan acknowledges the previously adopted Whispering Pines Specific

Plan and identifies policies reflected in the Whispering Pines Specific Plan. The

proposed amendments allow for a site-specific use that is compatible with adjoining

uses in the SP - 1A Zone.

2. Changes in the community have occurred since the adoption of the Specific Plan

warranting an amendment as requested. Rationale: The Whispering Pines Specific Plan

was adopted in 1984 with a range of uses that were common 40 years ago but are less

common today. The proposed amendments would permit a site-specific public

assembly use in the existing 41, 600 square foot building with approval of a Use Permit

by the Planning Commission. The site-specific use is not anticipated to have any

negative impacts on adjoining land uses in the Whispering Pines Specific Plan area as

outlined in the Initial Study/Mitigated Negative Declaration prepared for the project.

3. The change will benefit the Whispering Pines Specific Plan area. Rationale:

Occupancy of the existing 41, 600 square foot building with a use that primary operates

during off hours from adjoining uses will benefit the Specific Plan area. From an air

quality and Vehicle Miles Traveled standpoint, the site-specific use is anticipated to be

/ess impactful than the current office uses formally occurring in the building.
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ORDINANCE NUMBER

4. The change is in conformance with the adopted Whispering Pines Specific Plan.

Rationale: The Whispering Pines Specific Plan includes policies, goals, and objectives

to reduce land use conflicts and environmental impacts. The site-specific use is

compatible with adjoining land uses in the Whispering Pines Specific Plan area.

5. The change will not adversely affect adjacent properties and can be properly

serviced. Rationale: The amendments permit use of the exiting 41, 600 square foot

building for public assembly use. The InConcert Sierra public assembly uses have

been evaluated and have been determined to be compatible with adjoining uses.

6. The physical constraints of the property are such that the Whispering Pines

Specific Plan Amendment is warranted. Rationale: There are no physical constraints

associated with the property. The 41, 500 square foot building is appropriate for the

contemplated public assembly use and will not have negative impacts on adjoining

uses.

7. The project is consistent with the applicable sections and development standards

in the Development Code. Rationale: The project is consistent with the Development

Standards in the Development Code.

8. The proposed amendments would not be detrimental to the public interest, health,

safety, convenience, or welfare of the City. Rationale: The proposed amendments and

project have been evaluated and do not result in any significant changes that could be

detrimental to the public interest, health, safety, convenience, or welfare.

9. On September 20, 2022, the Grass Valley Planning Commission conducted a

public hearing on the proposed amendments and provided a recommendation of

approval as Development Code Amendments noted in Exhibit "A".

10. The Community Development Department prepared an Initial Study/Mitigated
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Negative Declaration as the appropriate level of environmental review for the project.

The environmental review was circulated for public review commencing on August 26,

2022, and ending close of business on September 14, 2022.

11. The City Council concurs with the recommendations of the Planning Commission

and determines the Initial Study/Mitigated Negative Declaration as the appropriate level

of environmental review for the proposed amendments to the Whispering Pines

Specific Plan.

SECTION 3. The City Council amends the Whispering Pines Specific Plan

through its approval of this ordinance as referenced and noted in Exhibit "A".

SECTION 4. This ordinance shall take effect thirty (30) days from and after the

date of its adoption and a summary of said ordinance shall be published once within

fifteen (15) days upon its passage and adoption in The Union, a newspaper of general

circulation printed and published in the Grass Valley Area.

INTRODUCED and first read on the 11rd day of October 2022

PASSED AND ADOPTED this 25th day of October 2022, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:

Ben Aguilar, Mayor

ATTEST: APPROVED AS TO FORM:

Taylor Day, Deputy City Clerk

PUBLISH DATE:

Michael Colantuono, City Attorney
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A. SUBAREASP-1A

A. l General Plan

A.2 Specific Plan Designation

Business Park

Corporate District

A. 3 Existing Conditions

A.4 Planned Conditions

The subarea totals 125 acres. The subarea is bordered by
Idaho-Maryland Road on the north, Brunswick Road on the
east, a power line easement along a portion of the west and
is traversed by Whispering Pines Lane. The subarea is heavily
wooded and consists of natural hill slopes and knolls which
vary from near level to steep 2 to 1 slopes.

The proposed long-range plan for this subarea is to develop as
a Corporate District with a "campus" type character. A
"campus" type character includes landscaped open space
between buildings, screened service areas, uniform sign and
street lighting standards and maintenance of the whispering
pines theme throughout. The existing use may remain but are
expected to eventually phase into office uses. This area will
provide opportunities for corporate administrative offices and
small and medium size research and development firms to
locate in Grass Valley within a high quality development. Land
uses within the subarea should be compatible with adjacent
residential uses and buffered from them.

A. 5 Permitted Land Use Categories

Administrative and Research

Characteristics

Restricted Li ht Industr

Characteristics

* From back of curb

The following uses are permitted provided that a
development map has been approved:

a. Variable lot requirements;
b. Traffic limited to employee vehicles and minor delivery;
c. Visibility and design image important;
d. Restriction promoted against vicinity impacts of noise,

appearance, odor and dust;

Examples a. Research and Testing;
b. Experimental Laboratory Facilities;
c. Division of Corporate Headquarters;
d. Instrument Design;
e. Data Processing

a. Variable lot size requirements;
b. Traffic includes employee vehicles and delivery;
c. Visibility moderately important;
d. Restrictions may be necessary for noise, appearance, odor

and dust;
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Examples

Warehouse Showroom

Characteristics

Examples

Office Professional
Characteristics

Examples

Accessory Uses
Characteristics

A. 6 Conditional Uses

Urban Medium Residential

Characteristics

Churches

a. Semiconductor Manufacturer;
b. Products Assembly;
c. Printing and Publishing;
d. Finished Paper Products;
e. Photographic Processing;
f. Machine Assembly;

a. Small lot size requirements;
b. Uses may be clustered in small centers;
c. Traffic includes employees from surrounding business and

minor generation from outside the area;
d. Visibility, access and appearance important;

a. Restaurant

b. Motel - Conference Center

c. Automatic Branch Bank

d. Gymnasium
e. Caretaker Residence

f. Day Care Facilities

a. Small lot requirements through similar uses should be
clustered;

b. Traffic split between vicinity business and area businesses;
c. Visibility moderately important;

a. Attorneys
b. Accountants

c. Doctors

d. Architects

e. Real Estate Offices

f. Engineers

a. Administrative, professional and business offices and
dining facilities associated with and accessory to a
permitted use.

a. Developed in conjunction with an industrial project or
housing.

b. Follows uses and development standards of Subarea SP-
1C.

One and one-half (1. 5) acres.

* From back of curb

180

Item # 3.



A. 7 Minimal Parcel Size

A.8 Minimum Setback Requirements

Front Yard:

A. 9 Building Design Standards

a. Whispering Pine Lane
Parking Setback - Forty (40) feet*
Building Setback - Forty (40) feet*

b. Local Streets

Parking Setback - Fifteen (15) feet*
Building Setback-Thirty (30) feet*

c. Interior Sideyard - Twenty (20) feet*
d. Corner Sideyard -Thirty (30) feet*

a. The maximum hei ht of all structures within the SP - 1A

shall be limited to a maximum of two (2) stores, plus high
bay, not to exceed twenty-five (25) feet in height except
that heating, cooling, other roof equipment and fire
storage facilities may extend above the 25 foot height
provided they are screened and integrated into the
architecture of the building.

b. Materials. Exterior building walls may be of tilt-up
concrete, textured concrete, brick or stone masonry,
ornamental concrete block, wood, stucco, or flush metal

panels. Sheet, ribbed, or corrugated metal panels, or
prefabricated buildings should not be allowed.

c. Colors may be light grey or earth tones. Bright, contrasting
colors shall be avoided, except primary colors may be used
as trim or accent with approval of the City Planner.

d. Outdoor mechanical equipment, transformers, utility
vaults and meters, fire protection apparatus, and other
utilities shall be treated as an integral part of the building
design. When it is necessary to locate such equipment
between the front of the building and the street, it shall be
screened from view.

e. Building should be designed and oriented to maximize solar
access and minimize heating and cooling requirements.
Where appropriate, energy conservation methods such as
glazed/double paned windows, recessed entryways,
awnings and the use of solar collectors should be utilized.

* From back of curb
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A.9. 1 SUBAREA SP - 1A.1

A.9.2 General Plan

A.9.3 Specific Plan Designation

A.9.4 Existing Conditions

A.9. 5 Planned Conditions

A.9. 6 Permitted Land Uses

A.9. 7 Conditional Uses

Examples

A.9.8 Building Design Standards

A. 9.9 Design Standards

Business Park

Public Assembly Uses

This subarea is located at 125 Crown Point consisting of 5.53
acres (APN: 009-700-063).

The existing 41,600 square foot building with parking and
landscaping is to be used for Studio Uses, such as art, dance,
music uses, and theater, or performing arts.

Uses permitted in the SP - 1A Zone.

Studio Uses, such as art, dance, music uses, and Theater, or
performing arts.

A large-scale indoor facility for group entertainment, other
than sporting events. Examples of these facilities include:
Civic theaters, and facilities for "live" theater and concerts.

The maximum hei ht of all structures within the SP - 1A.1

shall be limited to a maximum offorty-five (45) feet in height
except that heating, cooling, other roof equipment and fire
storage facilities may extend above the 25 foot height
provided they are screened and integrated into the
architecture of the building.

All other standards of the SP - 1A.1 Zone shall comply with
the SP - 1A Zone.

* From back of curb
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Lance Lowe

To:
Subject:

GARY PIERAZZI
RE: Public Comment on Proposed InConcert Sierra Whispering Pines Specific Plan
Amendments, Use Permit and Development Permits (22PLN-18).

September 14, 2022

Subject: Public Comment on Proposed InConcert Sierra Whispering Pines Specific Plan Amendments, Use Permit and
Development Permits (22PLN-18).

As you know, in February 2017 a lawsuit was filed, challenging the City's approval of two text amendments and it's
adoption of a Negative Declaration.
The lawsuit resulted in a settlement agreement by and between the City of Grass Valley and Citizens Advocating
Responsible Development (CARD).
Part of that settlement agreement was that the City conduct a Comprehensive Review of the Whispering Pines Specific
Plan. (See settlement attachment)
In 2020 the City proposed a Negative Declaration and Text Amendment to the Whispering Pines Specific Plan for a
different proposal. In response to that 2020 proposal, is the letter (attached) sent to the City reminding the City of the
terms of the settlement, regarding the comprehensive review of the Specific Plan.

It is my understanding that the Comprehensive Review has not been conducted, I am therefore asking the Planning
Commission to recommend that the City Council not adopt 22PLN-18 until such time that the City has conducted and
completed a Comprehensive Review of the Whispering Pines Specific Plan and made corresponding changes in
accordance with CEQA as required by that 2017 settlement agreement.

Sincerely,

Gary Pierazzi

ATTACHMENT 5
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RESPONSE TO COMMENTS

In response to the comments received on the InConcert Sierra Project (22PLN-18), staff offers the
following for Planning Commission and City Council consideration. The following pages identify the
comments received followed with a staff response addressing the specific environmental issue raised. The
comments provided herein, identified in italic text, are listed in chronological order by date of receipt.

Letter 1 - EmaU Corres ondence received Se tember 14 2022 from Ga Pierazzi:

As you know, in February 2017 a lawsuit was filed, challenging the City 's approval of two text
amendments and its adoption of a Negative Declaration.

The lawsuit resulted in a settlement agreement by and between the City of Grass Valley and Citizens
Advocating Responsible Development (CARD). Part of that settlement agreement was that the City
conduct a Comprehensive Review of the Whispering Pines Specific Plan. (See settlement attachment)

In 2020 the City proposed a Negative Declaration and Text Amendment to the Whispering Pines Specific
Plan for a different proposal. In response to that 2020 proposal, is the letter (attached) sent to the City
reminding the City of the terms of the settlement, regarding the comprehensive review of the Specific Plan.

Response: In accordance with applicable Sections 1.5 (a) & (b) the Settlement Agreement specifies that
(a) "... the City agrees to initiate a comprehensive review of the Specific Plan, including designation and
land uses, to determine whether any updates or amendments to the Specific Plan are necessary to allow
an appropriate range of uses while mitigating impacts from such uses."

(b) As determined by the outcome of City's comprehensive review of the Specific Plan, City agrees to
fully comply with the requirements ofCEQA with regards to any update or amendments to the Specific
Plan.

Staff acknowledges that it has yet to complete a comprehensive review of the Whispering Pines Specific
Plan (WPSP) with the appropriate level of environmental review as outlined in the Setdement Agreement.
Although the City has agreed to a comprehensive review of the WPSP, the Settlement Agreement does
not bar the City from making minor amendments to the WPSP altogether.

To that end, although the InConcert Sierra Project under consideration amends the WPSP, the project
constitutes a minor amendment of the WPSP that applies to a singular parcel with existing improvements.
The 125 Crown Point Court property making up ±5.53 acres (APN: 009-700-063) contains an existing
41,600 square foot building with parking, landscaping, and lighting improvements. Except for a roof
height increase and interior tenant improvements, the InConcert Sierra project will utilize existing
improvements as is. No further development of the property is slated with the project.

The current uses pennitted in the SP-1A Zone include Administrative and Research, Restaicted Light
Industrial, Warehouse/Showroom, Employment Center Support, Office/Professional Uses and Churches
with a Use Pennit. Upon review of the proposed project, the proposed InConcert Sierra uses are akin to
the uses permitted in the SP-1A Zone.

ATTACHMENT 6
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Page 2 of 2

Specifically, when evaluated from an environmental perspective, the contemplated uses are anticipated to
be environmentally better than uses currently permitted in the SP-1A Zone. That is, the conclusions
contained in the Initial Study/Mitigated Negative Declaration have determined that air quality and Vehicle
Miles Traveled (VMT) impacts will be less impactful than existing permitted uses in the SP-1A Zone.
Accordingly, it is Staff's opinion that Sections 1. 5 (a) and (b) are inapplicable to the InConcert Sierra
Project (22PLN-18) in that the project is not a comprehensive evaluation of the WPSP but a site-specific
project applicable to the sole property of 125 Whispering Pines Court. The City acknowledges that a
comprehensive review of the Specific Plan with appropriate level ofenviromnental review is forthcoming
per the Settlement Agreement.

InConcert Sierra WPSP Amendments
Response to Comments

City of Grass Valley
September 20, 2022 185
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Application 22PLN-36  Planning Commission Meeting of  
  September 20, 2022

 1 

 

PLANNING COMMISSION  
STAFF REPORT 

September 20, 2022 
 

  

Prepared by:   Thomas Last, Community Development Director 
 

DATA SUMMARY 

Application Number: 22PLN-36 
Subject:  Use Permit to relocate the NEO Youth Center and reopen its 

programs in the Litton Building.      
Location/ APN:  220 Litton Drive / APN 035-540-032  
Applicant:   Jennifer Singer 
Zoning/General Plan: CBP (Corporate Business Park)/Business Park 
Environmental Status: Exempt pursuant to Section 15061  

 
RECOMMENDATION: 
Staff recommends the Planning Commission approve Use Permit 22PLN-36 subject to 
the Findings and Conditions of Approval on pages 3 and 4 of this staff report. 

BACKGROUND: 
In 2015, the City approved a Minor Use Permit for NEO (New Events and Opportunities) 
to operate a youth drop-in center and allow theater, concert and performing art events 
four times per month.  NEO was located at 139 Joerschke Drive.  In 2020, NEO had to 
close its operations because of the COVID 19 pandemic.  Since then, NEO has merged 
with Bright Futures for Youth and has provided limited services to the local youth.  
Attachment 2 includes additional background information on NEO.   
              
PROJECT DESCRIPTION:   
NEO proposes to reopen its afterschool youth programs within a 3,680 square foot area 
on the first floor of the Litton Building (see page 3 of Attachment 2). NEO offers a variety 
of programs which are described on page 2 of Attachment 2.    
     
SITE DESCRIPTION AND ENVIRONMENTAL SETTING:   
The Litton property and building sits on the top of the hill on Litton Drive.  The property is 
fully developed with a four-story building, parking lot and small softball field.  Other uses 
in the building include Northern Sierra Air Quality Management District, Center for the 
Arts offices, Bright Futures for Youth, a glass blowing business, misc. offices, and Litton 
Engineering and Lab.  Surrounding land uses include business park and offices, and 
residential and open spaces to the south and west.   
 
ENVIRONMENTAL DETERMINATION:   
The basic purpose of the California Environmental Quality Act is to inform the decision 
makers of the potential significant environmental effects of a proposed activity or project. 

186

Item # 4.



Application 22PLN-36  Planning Commission Meeting of  
  September 20, 2022

 2 

 

A key factor in this determination is whether the activity will result in significant 
environmental damage.  Staff has reviewed the proposed use and determined it is exempt 
from environmental review pursuant to Section 15061 b.3 of the California Environmental 
Quality Act (CEQA).  
 
Section 15061 b.3 applies to activities covered by the general rule that CEQA applies 
only to projects, which have the potential for causing a significant effect on the 
environment.  Specifically, a project must result in a direct or indirect physical change on 
the environment.  Since the proposed use takes place within a fully developed building 
and no exterior building improvements are occurring, the project meets this exemption. 
Staff believes the proposed use complies with all the criteria noted above and therefore 
is exempt from further environmental review. 
 
GENERAL PLAN AND ZONING:  
General Plan: The Grass Valley 2020 General Plan identifies the site as Business Park, 
which is categorized as one of the two mixed-use designations in the General Plan.  The 
intent of this designation is to accommodate a variety of employment-generating uses.  
The proposed use is not an employment generating use, but the implementing zoning 
designation allows these types of uses with a Use Permit.  The analysis below 
demonstrates the proposed use is consistent with, and does not create any conflicts with, 
the General Plan.   
 
Zoning:         
The CBP zoning allows, with approval of a use permit, a range of mixed uses related to 
education and public assembly.  This includes schools, meeting facilities, and indoor and 
outdoor recreational uses.  Since no exterior changes or uses are proposed, the City’s 
development standards in the CBP zone do not apply.     
 
ANALYSIS:   
Section 17.72.060 of the Development Code requires the Planning Commission to make 
specific findings before it approves a use permit.  The following is a list of those findings 
followed by staff’s response in italics:  
 

1. The proposed use is consistent with the General Plan: 
The intent of the Business Park land use designation is to promote employment 
opportunities and mixed uses.  There are no General Plan polices related to this 
specific type of use, but there are several policies and vision statements which 
promote mixed-use development.  Since the site is fully developed, most of the 
General Plan policies do not apply to this particular use.          

  
2. The proposed use is allowed within the applicable zone and complies with all  other 

applicable provisions of this Development Code: 
The proposed use requires a use permit in the CBP Zone.  The proposed activities 
are similar to several of the uses allowed in the CBP Zone; specifically, schools, 
meeting facilities, and indoor recreational uses.  Since the site is fully developed, the 
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Development Code has limited applicability.  This building currently contains a broad 
range and mix of uses.  Since the site is fully developed and no changes are proposed 
to exterior of the building, City staff believes the use complies with the Development 
Code.    

 
3. The design, location, size, and operating characteristics of the proposed activity   

are compatible with the existing and future land uses in the vicinity: 
The proposed uses will take place indoors and are similar to some of the other uses 
in the building.  This use would add to the mix of activities within the building and uses 
occurring in the vicinity.  The property is also within walking distance from Nevada 
Union High School and Sierra College.          

 
4. The site is physically suitable in terms of designs, location, shape, size, operating 

characteristics, and the provision of public and emergency vehicle (e.g., fire and 
medical) access and public services and utilities (e.g., fire protection, police protection, 
potable water, schools, solid waste collection and disposal, storm drainage, 
wastewater collection, treatment and disposal, etc.), to ensure 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: 
The site is fully developed, and there are large areas of open spaces around the 
building.   The two AJA video buildings are located closest to the building and the 
proposed NEO uses would not interfere with that business.   Staff notes that the City 
received no complaints about NEO’s operations on Joerschke Drive when it operated 
from that location between 2015-2020.  Since all the uses will be taking place indoors 
and the property is surrounded by large open space buffers and parking lots, the 
proposed use is not expected to be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the neighborhood.   

 

FINDINGS: 
 

1. The City received a complete application for Use Permit Amendment 22PLN-36 on 
August 29, 2022. 

 

2. The Grass Valley Planning Commission reviewed Use Permit application 22PLN-36 
at its meeting on September 20, 2022. 

 

3. The project is exempt from environmental review pursuant to Section 15061 b.3 of 
the California Environmental Quality Act (CEQA) Guidelines.  

  
4. The proposed Use Permit is consistent with the Grass Valley General Plan. 
 

5. The proposed Use Permit is consistent with the Grass Valley Development Code.   
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6. As conditioned, the Use Permit will not adversely affect the health or safety of 
persons residing or working in the neighborhood or the property and will not be 
materially detrimental to the public welfare or injurious to property or improvements 
of the environment in the neighborhood. 

 

CONDITIONS OF APPROVAL:  
 
1. The use shall operate in accordance with the application and as approved by the 

Grass Valley Planning Commission for Use Permit 22PLN-36.   
 

2. The applicant agrees to defend, indemnify, and hold harmless the City in any action 
or proceeding brought against the City to void or annul this discretionary land use 
approval. 

 
3. If the approved use discontinues for a period of twelve (12) months or more, the permit 

shall expire and become null and void with no further action by the Planning 
Commission.   

 
  Attachments: 

1. Location Map 
2. Supplemental description of the history of NEO and proposed use, and floor 

plan 
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Use Permit (22PLN-36) for the NEO Youth Center to relocate and reopen its programs and facility in the CBP

(Corporate Business Park) zone located at 200 Litton Dr, Grass Valley (APN: 035-540-032)
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The NEO Youth Center opened in 2015 on Joerschke Drive.

The program enjoyed five years of providing an essential service to the community, welcoming
youth 11-25 after school, providing a safe place for them to enjoy activities, art, play music, and
access to positive peer support.

At the height of the program, NEO was serving as many as 60 youth per day at the Center and
had outgrown the space.

NEO intended to renovate the space but realized that was not the best location as its "forever
home. " Also, the cost for the extensive renovation was prohibitive. In 2020, the COVID
pandemic forced NEO to close the after-school program.

In the meantime, conversations had started with The Friendship Club about the possibility of
merging the organizations to better serve the growing needs of youth in our community. The
organizations merged in October 2020 and became Bright Futures for Youth (BFFY). During this
time, in an effort to find a way to engage more youth in our community, BFFY partnered with
Nevada County and the Nevada County Fairgrounds to establish a distance learning hub. This
was an essential service to youth in our community without reliable access to internet who
were required to Zoom into classrooms. The Distance Learning Center operated from 8 a. m. to
2 p. m., leaving the afternoons free for NEO to conduct after-school activities - always following
health and safety guidelines - from October through June 2021. Since then. NEO has been
holding meetings at the current BFFY site at 200 Litton Drive. However, we've had to limit the
number of youth who can participate daily because of space requirements

Beginning in 2020, Bright Futures for Youth and NEO were in conversation with Nevada Joint
Union High School District about using an old school site for the eventual "forever home" of the
NEO Youth Center. We engaged in months of talks, planning and preparation and waited for the
county to move its programs from the site. In March 2022, we determined the site would not
work for NEO. We quickly had to pivot to find a new, suitable and affordable location. Luckily,
we learned that our current site has the potential with the downsizing of a business. The Litton
Building now has space on the first floor that can be renovated, allowing all our programs to
live under one roof.

The Litton Building is a much better fit, with the ability to house all of Bright Futures for Youth's
three programs. The building is also near the high school, so students can walk and we can
more easily provide transportation to our location.

NEO welcomes youth every day after school and provides a critical service for them to gather,
have fun, develop and enjoy friendships, build confidence, have a healthy meal, and engage
with positive friends and adult leaders. As we have seen, youth in our community and across
the nation have suffered greatly during the pandemic. Anxiety and depression rates have risen,
and schools report that students are far behind in their academic and social skills as well. NEO
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and the other programs offered through Bright Futures for Youth are essential for helping our
youth get back on track, seek support, and re-connect with their peers in pro-social activities.

At NEO, youth can:
. Play games and engage with peers
. Access musical instruments and interact with other youth-jam sessions, lessons, and

band formations.

. Have grab and go food/snacks upon arrival, as well as enjoy a hot meal daily (our
commercial kitchen is located on the third floor)

. Art instruction as well as free time to draw, paint, and create

. Access to wellness activities and resources

. Homework help, tutors and mentors

. Access to positive adult leaders who are also able to guide them and provide support if
needed. We also provide access to counseling and health services, food and clothes.

. We also offer access to services if they are housing insecure or experiencing
homelessness

. Summer brings even more opportunities with camps and activities at the center as well
as in the community.

We continue to expand our footprint in the community and provide much-needed support
for youth in Nevada County.
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Application 22PLN-35  Planning Commission Meeting of  
  September 20, 2022

 1 

 

PLANNING COMMISSION  
STAFF REPORT 

September 20, 2022 
 

  

Prepared by:   Thomas Last, Community Development Director 
 

DATA SUMMARY 

Application Number: 22PLN-35 
Subject: A Request for Interpretation by the Planning Commission to 

determine if the Development Code allows more than one 
Short-Term Rental per property      

Location/ APN:  General interpretation of the Development Code, not specific 
to a particular property  

Applicant:   Evan Glasco and Joy Garner 
 
RECOMMENDATION: 
Staff recommends the Planning Commission reject the applicant’s interpretation that the 
City’s Development Code permits more than one short-term rental on a parcel of land. 

BACKGROUND: 
In 2018, the City amended the Development Code to allow short-term rental (STRs) units 
in certain single-family residential zones.  Prior to this amendment, STRs were not 
allowed in the City.  Short-term rentals fall into two specific categories: 1) hosted short-
term rentals, where no more than 2 rooms can be rented in a home; and 2) vacation rental 
homes, where the entire home can be rented.  Since its implementation, staff has 
consistently implemented this new provision to allow only one STR per property.   Earlier 
this year the applicants applied for a 2nd STR (a vacation rental home) on their property 
and City staff rejected that application.   
              
INTERPRETATION REQUEST: 
The applicants request the Planning Commission make an interpretation of the 
Development Code that it allows more than one STR per property.   They have provided 
the Planning Commission with documentation they believe allows for more than one STR 
per property (Attachment 1).       
     
ANALYSIS:   
Staff position is that the Development Code only allows one STR per property.  If the 
Code intended to allow more than one STR on a property, the City would have then stated 
what that number was.  If the City did not, there would be no limit.  Specifically, if 
interpretated to allow more than one, then why not 3, 4 or 5 STRs on a property?  This is 
clearly not the intent since the City was trying to also protect the residential character of 
the single-family neighborhoods where STRs were going to be allowed.  The position of 
allowing multiple STRs would have created a significant conflict with the neighborhood 
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character.  Some of the specific concerns were with the commercialization of residential 
areas, additional traffic, and lack of parking in these neighborhoods.       
 
Table 2-7 of the City’s Development Code refers to “Vacation Rental Unit”, the singular 
form.  This is typical of almost all the uses identified in the land use tables.  The intent is 
singular uses for each zone.    
 
As it pertains to the use of plural forms of specific uses, the Development Code uses the 
general plural form hundreds of times, and when used, it is clearly not intended to imply 
that limitless specific uses are to be allowed on a property. Plural forms are used in 
general terms as the use applies city-wide.   
 
When examining the intent of the STRs, and the City’s consideration to even allow those 
uses in the City, both the Planning Commission and City Council expressed concerns 
with converting rental housing into STRs.  As noted above, the City debated the concern 
with protecting the residential character of established neighborhoods with allowing 
limited STRs with specific operating standards.  Also, during the hearing process there 
was significant concern raised by housing advocates with the loss of long-term rental 
properties to the STRs. See Attachment 2 for the City Council and Planning Commission 
staff reports from 2018.    
 
During the most recent amendments of the Development Code, the Planning Commission 
(in June) agreed with staff’s request to confirm that only one STR was allowed on a 
property.  Additionally, the Commission supported the position that second units on a 
property could not be used as STRs.  The City Council also agreed and adopted this 
amendment to further reinforce this position.  In conclusion, the City Council concurred 
with staff’s position that only one STR is allowed per property and that was the intent of 
this code provision.          
 

 
  Attachments: 

1. Applicant’s justification packet  
2. Council Staff Report from April 2018, including three Planning Commission 

reports (no other attachments provided but available at City Hall) 
3. Current text on short-term rentals   
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Planning Commission
City of Grass Valley

Formal Request for Interpretation
of Municipal Code 17.44.205, Section A, C
"Purpose," & "Standards for Vacation Rental Homes"

Requested by
Evan Glasco & Joy Gamer

Foothill Management Services
352 Marshall Street

Grass Valley, CA 95945
APN: 029-150-026

JUSTIFICATION STATEMENT FOR INTERPRETATION OF MUNICIPAL CODE
17. 44.205 A., C., "Purpose, " & "Standards for Vacation Rental Homes"

August 19, 2022

Planning Commission:

We are formally requesting the interpretation of Municipal Code 17. 44. 205, Section A, C "Purpose, " &
"Standards for Vacation Rental Homes. " (EXHIBIT A)

DISCUSSION

The purpose for our request is to clarify that existing code does not prohibit additional vQCQtiss.
rentals on a sin Ie ro er . This interpretation is necessary for the granting of our Second
Application for Minor Use Pennit (22PLN-32) located at our duplex in NG-2 zoning at 352
Marshall Street, Grass Valley, CA 95945, APN# 029-150-026. We have attached the documents
to this letter that we brought in support of granting oiu- application. (EXHIBIT B)
The Community Development Director suggested we ask for the planning commission's official
interpretation as he did not feel comfortable making the interpretation that the law permits a
second Vacation Rental on a single property. We are writing this letter in support of the
interpretation that the code does not prohibit an additional Vacation Rental on a single property.
The Community Development Director and planning staff made the suggestion recently to anaend
the code to say that there should only be one Vacation Rental allowed per property. This is an
admission that the code does not currently prohibit more than one.

. Generally speaking, the higher courts have favored the idea that land uses that have not been
expressly prohibited should be permitted. Unless the law, i.e. municipal code, expressly prohibits
it, it should be permitted. Therefore, if the law does not say that only one per property is allowed,
then more than one is allowed.

The Community Development Director asserts that existing municipal code implies in a singular
tense that only one Vacation Rental home is allowed per property. Even if it was implied in a
singular "tense" according to Grass Valley's municipal code 17. 10.050 B - Rules of interpretation
(EXHIBIT C), "The singular number includes the plural number, and the plural the singular,
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unless the natural construction of the word indicates otherwise, " e. g. the word "one. " For
example, if we were to interpret the law literally in only its singular form, only one property
owner would be permitted. Clearly, we are meant to interpret the law to mean property owner(s)
not just the singular, property owner. If we were to interpret the law literally in its singular form,
we also would not be permitted to have more than one property or more than one pennit at
another location.

Amending the code to specify that only "one" Short Term Rental is allowed per property is a
concession that in fact, it is not already in the law, nor was it at the time ofoiu- application.

Given the above j^s (that the law is meant to be interpreted in a plural form) and that the
Community Development Director is in the process of asking the Planning Commission and the City
Council to amend the code to only allow "one" short tenn Vacation Rental home per property, (which is
an admission that the law does not currently prohibit more than one in a residential neighborhood), and
the fact that legally that which is not forbidden must be permitted, we hope you support us in our
interpretation of the code that it dws allow for mnm than one Vacation Rental home per prnpf -rty at thix

time.

We understand the need to clarify this law, and we support the Community Development Director
in his desire to amend it. However, you cannot preemptively forbid someone from using their property in
a manner which is not currently prohibited by the law. Every day that we are forbidden to run our
additional vacation rental, we are suffering fmancial damages. We are fully compliant Vacation Rental
owners that take great pride in what we do, and provide a necessary service to the Community. We
encourage you to review our supporting documents in full so you can understand the scope of our request
and all our supporting arguments.

CONCLUSION

At the time of this letter, there are no published city regulations prohibiting the interpretation thereof. The
Applicant requests approval, and thanks you for your consideration.

Most Sincerely,

Evan Glasco & Joy Gamer
Date:
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EXHIBIT A

Standards for ' c Land Uses 17AUOO

17At.205 - Short Term Rmtak

This Section ptovides standards for short tennrentals nAeie aUowed by Article 2 (Zones. Allowable Land
Uses, and Zone Standaids).

A- Parpaw. TMsSectumiuoTidesrfaiBfanisfiari-aclriionieciaIIioiaKaadicstedsluBttennieataI
uuts as an aBaaatree to tertds, autds, and bed and lacdcfiist urns and eslaMishes a Minor Use
FematreqpuecncntaDdpemritprocedmesferTacationrentaltKmies. The itfmt of flus Section is to
nMnitni» ifnparfe nn nmuimln^ imsiAmliiit aeas aiulto protect Sieiisideidialdiatacierof die

c.

Standards for hosted short term rental units.

2.
3.

No moie (ban taro (2) rooms per {ODpdty shaU be rented at the same time;

A hosted short tenn rental unit shall leqnne a business license;
The owner or manager of a lusted short term rerial unit shall be subject to ̂ plicable transient
occqiancy taxes, pmsaant to Charter 3-16 of tfae Chass Valley Mmridpal Code;

The owner or manager shall reside in the lunn and shall occqry the hosted short tean rental
unit doling tentat peiiods;

dealing wift natural disasteis, power outages, and oflier aneigtncies;

Food sefvices provided to rentera shaM conyly wi& County Envi
lEqB irement^

nlalHerifli

7.

8.

9.

10.

No Bteior aigps a<bcrtising tfae bnsiuKs shall be allowed on die property;

Off-steeetpaAu^sliaU be ponded as leqmred by Section 17.36.040 ̂ iImnbeT of Paridng
Spaces Reqniied) fiff a hosted short tenn rental unit;

Rei^ra shafl conyly wiBi the noise regulations in Ctugiter 828 of the Grass Valley Muiiicyal
Code; and,

The hosted short term rental shall operate iCTttxnrt unduly iuteffeting wffli the saiiomuiing
residential aeii

Standarfe for vauatiBa nntri kmaes.
I. ThepropatyownerofaTacationiEDlalhomEaianotofflqamsCTlofaMmoTUsePamtt

pinsumt to Section 17.72.060 of die Grass VsStey Mnmrtpal Code.

2. A vacation rental hwaeslBiBrequne a tamiess license;

3. ThEonmr<aflBaaBeroi£«iacriuuitatfdhuneshaUbesiAjectto^PItca1)tetauBiaIt
oca^aacy taxes, pnrsnatf to Ouptar 3-16 of tte Gras Valley Munic4>al Code;

4. TheowaerCTnBBa^TfflastliTewittBn30imtesoftlie\'acatiinredaIhomE. Theownershan
pnrcidetoaieCityaspartof^teMuurUseFiEnnft. aiEnunemdtElqAoaennBberof&e
local coitfact peison who stall t>e le^onabte fin-tespcHidii® to questiom a-conceins alunt
liieqieiatKffisofAevacaEionientalliimie- TbeloealcCTitactpasonshaUbeavaiIaMeto
accept and iminediatdy reqKMri to telephiHK caBs on a 24-lmur baas at aU times de vacation

lental home is rented w accqned;

Grass Valley Development Code - March 6, 2007 4^13
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EXfflBFT A fCONT.)

Standards for ific Land Uses 17.44^00

s.

6.

7.

TOe ammr daU pidnp-toAte aifimnatmnm te luiM roem to assist laflas in dealug wffli
aSrnU disaster pnner ontiige^ and otter niBatBEncus;

No eaima n^adtutisi^te toranessrit^te aHoned <atitepnyB i^

Off-atnrti>»d^^^teiB<>ndedMaqu«^lyScdionI7J<5.1M00faB i^

patens BequntOto avaalfeuawtol 3ten«^

AviWlusve^tioaswi&BsesitiacaegitStaioas, viapvsSy&f tOdTnintetotri
]yai^uadgdfflgpi!nifflnrtiB, yiEBts>sMI<neelciBi^^

9. ^aS!^s^vmy1sv^^'s^iW^6s^mCbjftoS^^1bKGawVd^fSaw!^il
Code. aid.

IG.  ;^ [tfat. lu i^ opu^ widKrnt t»A^ irtafenng'wifli &e BiBKmading
flBidBtfBd BU^ibfltiiBOd.

D. \'M)latIons; Bn-ocation of FCTmil; Fenaldts. Ilie foaowuig steps are uitended to pnnade a
ilined coaipliaace ami panntfei'ncation process fiirpasoDs violating die provisions offlns

Section. TUs process is intonAxl «n jimtort nxriAirtial noi^itinrfannAi frnm mniKtinne ftsU Can
cegativdy mqact Uie general heaUi, safety and wd&ie of die City's residents that are aeatal lAen
persons fill to abide by tfae roles, lEqnirements, auiiegalations oftiicir hfima-Use Pemrit andtlM
Mvmcspal Code. To flie extent tfae proTisions oftiris Section conflict wifli provisions elsewtere m tfae
Grass Vdtey DevdtqM Dcnt Code, die pronsiiBB in flris Section shaU control and take precedence.

1- Violaticais ami floacongiliance-Failure by die pennittee to coinply with any icquinment
imposed by tins Section CH-aiy tequueraeiit or conditinn inyosed by die Afinor Use Perarit
(TrfUP") datl ccmstitute a riolalion offlie MUP and shall be gronnds Ss its saspeassm, non-
renewal, aad/or revocation, in die city manager's discretion, depending on the natare or
BEverity of flie Tiolation, tfae pamittee's firihuc to coiract a noticed violatum, or on repeated
nolatioos by fbe peamttEe, even if such violations are conBcted.

2- Noticeof ViolatiaaL Upon discoveiy dut a violatum easts,, the city nmnager shall issue a
Notice of Wolation to die Pemiittee, nhidi Notice ahaU desuibe tee nAnre of fte violation
and the date on isiucfa it occmied and cite die q)ecific Pennit nqnuEment m-Code Section is
alleged to have been violated. Said Nrtice of Violation shall be pusoorilv senied or sent by
U.S. certified nail- TheFtainiUeesitianhaveten(10)daysofdiedateoffl>ENoticewfflrin
nluch to conect the violation(s), unfess 10 fl>e discretion of the, Ss natnre of the violation
requiie the Pemut be immediately soqieaded.

3. Kight to Ajipeal. The ri^B to q^)eal shaU tenninate on the tealfa calendar day afler the date of
tfe Notice ca, if the tendi day fiUs on a day tint City HaB is closed, on die ffisxt busimss day.
An ̂ yeal shaM be filed wifli Bie City Cleric ai^ be acconyaaied by die filing fee idaflifcd in
flte City's Ftemung Fee Schedule.

4. Appeal Heamig and Bides of Eviileiioe-
a. The city nmasgur or designffi shaM iiold fbe hearing during ordinaiy busmeu hours in a

room in City Hall;

Grass Valley Development Code - March 6, 2007
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EXHIBIT B
Public Hearing Aug 10, 2022 9:00 am
City of Grass Valley
Application for Minor Use Permit (22PLN-32)

Foothill Management Services
352 Marshall Street
Grass Valley, CA 95945
APN: 029-150-026

Evidence in Su ort of Grantin Second Permit

Summary of Evidence
We are here today to support the granting of our second minor use permit. We want to start by

first acknowledging that you have been tasked with maintaining a delicate balance between
deciding what's best for economic growth, the residents, and the environment. We know that
your decision is based on what you believe is best for our community. We appreciate your
efforts in all of this, as we may not agree ideologically, we will do our best to persuade you.

Below you will find a list of exhibits with brief descriptions in support of our application.

Exhibit A . 6:

Standards for Specific Land Use
Municipal Code 17. 44. 205

Please read and review the highlighted area of the exhibit.

Existing law and municipal code does not sa (or imply in a singular tense) only one
Vacation Rental home is allowed per property. Even if it was implied in a singular "tense"
according to Grass Valley's municipal code 17. 10.050 B - Rules of interpretation, The singular
number includes the plural number, and the plural the singular, unless the natural construction
of the word indicates otherwise, " e.g. the word "one. " Adding a clause to the municipal code
specifying that only "one" Short Term Rental is allowed per property through clarifying
amendment is a concession that in fact, it is not already in the law, nor was it at the time of our
application. This should allow us to be "grandfathered" in.

Exhibit B (pa. 8):
Email correspondence with Abigail Walker
Community Services Analyst at Community Development Department
July 13, 2022

Please read and review the highlighted area of the exhibit.

In this email, planning staff admitted that there is nothing expressly written in the law
stating that a property owner is only allowed one Short Term Rental per property, it also stated
that the planning commission had recently passed an amendment to the existing law to clarify
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that they only allow one per property. Which was untrue. The amendment had been suggested,
but had not passed by the planning committee until the following business day, and it still hasn't
been passed by city council and amended into the municipal code as of today, August 10,
2022).

This Exhibit also shows the number of Short Term Rentals in the city as of July 2022,
there was a total of only 23 hosted (home share) and 21 non-hosted (whole house) rentals.

Exhibit C foa. 9t:

NG-2 Zoning Information
Municipal Code 17. 21. 080

Please read and review the highlighted area of the exhibit.

NG-2 Zoning can allow for multifamily housing, no additional strain on the property beyond
usual capacity. We only allow a maximum of 4 guests per unit.

Exhibit D log. 10-141:
Photos of Property and adjacent parcels

Exhibit D (1) pg. 10: Google Maps view of cross street Park Ave. w/ Marshall St. ; view of
project address,
Exhibit D 2
Exhibit D 3
Exhibit D 4
on left

Exhibit D 5
surroundings
Exhibit D 6
parcels

adjacent vacant tots, and large highschool
. 11 . Google Maps view of cross street Park Ave. w/ descriptions
. 12: Photo of project address and 6 available parking spaces
. 13: S/W facing view of project address; project address on right, highschool

. 14: Aerial Google Maps view of project address w/ descriptions of

. 14: Aerial view of parcel project address w/ descriptions of surrounding

The purpose of these photo exhibits is to show the neighborhood and
surrounding parcels so you can understand the level of activity and limited residential
impact of running another Short Term Rental; including the fact that we are sandwiched
between Highway 49 and Silver Springs Highschool on both sides of our property. We
are surrounded by loud noises and constant disturbances that actually impact our ability
to even run a successful Short Term Rental. Despite this, we've managed to do okay by
adding significant sound dampening improvements to the home. We are also next to a
great deal of vacant lots, so there is a large buffer between us and any residential
homes. In fact, the only home directly near us is on the N/E side. On all other sides of
our home we are surrounded by vacant tots, a highschool, and a highway!

We are not located in a quiet, single family residential area. This area is already
loud, high use, and overrun by highschoolers and freeway noise. There is no reason to
believe that adding an additional Short Term Rental would in any way cause a nuisance
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or disturb the character or integrity of the area, as there is very little "character" to begin
with and the area is already a nuisance to the residents due to the highway noise and
highschool.

In these photos we also demonstrate how many available parking spaces we
have on our property. We only allow a maximum of 4 guests per unit, and we have 6
available on site parking spaces, with lots of available street parking.

Exhibit E . 15:
The Union

"Grass Valley homes to be demolished, making way for hotel"
December 16, 2020
John Orona

As you are aware, the city has already approved the demolition of many
single-family rental homes in Brunswick in favor of developing the West Olympia hotel in
close proximity to, (in the center of) other residential neighborhoods. The Community
Development Director said that the zoning of this parcel, (office professional zoning)
justifies tearing down 11 single family homes, displacing 23 residents, because "it's a
long time coming." There are dozens of other single family homes that are also
surrounding the future West Olympia Hotel in the same zoning, are we to argue in favor
of demolitioning them for even more professional office space, displacing dozens of
more residents? In our opinion, the Planning Department and Community Development
Department should not be in the business of using "zoning" as an excuse to restrict
small, local Short Term Rentals to advance their interests in maintaining a healthy
housing supply, while simultaneously using "zoning" as an excuse to diminish it. If the
community is concerned about housing, then favoring the development of more hotels
by destroying numerous homes seems at the very least, hypocritical. The mitigated
impact report (as cited in the article), said the impact of displacing 23 residents was
minimal considering there are over 7000 housing units in Grass Valley. We could easily
argue this means our second Short Term Rental would have minimal impact on the
housing supply.

Exhibit F . 16.
The Union

"Grass Valley city council OKs regulating vacation. Short Term Rentals"
April 11, 2018
Liz Kellar

In this article, dated in April 2018, the Community Development Director was
quoted directly saying that "city staff estimated the number of current vacation rentals in
the city at between 50 and 60" If you refer back to Exhibit E, the city clearly said there is
only a total of 44 hosted and non hosted vacation rentals. That means that within 4
years, there has actually been a reduction in the number of Short Term Rentals.
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Hearing this you may think "could it be that not every landlord wants to run a
Short Term Rental?-does it take a great deal of effort?-After all the taxes and
management fees, the homeowners may barely make a profit?" The truth is, alt of the
above is correct. It takes a special kind of property owner to run their home as a Short
Term Rental. It takes dedication, effort, and money-unless you plan to run and clean the
place yourself (which is often what we do!). Vacation rentals naturally regulate
themselves because of cost.

Since there has been an obvious decline in the amount of Short Term Rentals in

the area in the past 4 years, not an increase, our additional Short Term Rental poses no
threat.

Exhibit G . 17-18:
Screenshots of recent reviews, our listing and superhost status, and our house rules

Exhibit G 1 . 17: Example of some of our most recent reviews
Exhibit G (2) pg. 18: Image of our listing and our Superhost Status, 47 reviews and 4.96 overall
rating!
Exhibit G 3 . 18: House Rules (posted inside our home and on our listing)

As you can see in our reviews-we are great managers! We take pride in our
ability to keep our guests happy by maintaining our property, cleaning our units well, and
providing excellent hospitality. We love to keep our community happy by following all
rules and regulations by getting an honest permit and paying our taxes on time. We live
less than five miles away from our Short Term Rental and are very responsive hosts.
Providing this great environment for our guests leaves them wanting to return. Our city
benefits greatly from us providing this service to tourists. Hotels do not provide many
amenities like the ones found in our home. Many guests want to have the option of a
kitchen, washer and dryer, and extra bedrooms. We also provide temporary housing in
local crises, we have housed people displaced from snow storms when their homes
were destroyed, and we've helped locals that have been evacuated as a result of the fire
season. We can even provide longer-term/short-term housing to traveling nurses.

In Exhibit G (3) we show an example of our house rules, which are posted inside
our unit as well. We do not allow parties and only allow a maximum of 4 guests. We are
very strict, and charge fees and ask guests to leave if the rules are violated. We've never
had an issue with house parties or noise disturbances. We've not had any complaints
from our neighbors either-in fact, they've thanked us for taking such good care of the
landscaping! We even go as far as blowing off their walkways and the leaves from the
public road.

Exhibit H . 19-20:
Exhibit H (1) pg. 19: Email correspondence w/ Abigail Walker, Community Services Analyst at
Community Development Department, October 4, 2022 about building two ADU's
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Exhibit H 2 . 20: Email correspondence w/ Lance Lowe, Principal Planner for the City of
Grass Valley, March 9, 2022 about building two ADU's

These exhibits of our recent e-mail correspondence with the city and planning
staff serve as proof that we do intend to build additional dwelling units on our property.
As you may already know, ADU's approved under the new California state laws are
restricted from being used as Short Term Rentals. We would happily run them as
long-term rentals replacing any potential long-term housing lost as a result of approving
our Short Term Rental application. We are in the process of applying for the CalHFA
grant and qualifying with a lender so that we can build two additional long-term housing
units on our lot. This will provide additional housing to this community. The revenue we
would generate from running another Short Term Rental was going to qualify us for
financing to develop these additional dwelling units.

E hibitl 21-22 :

Justification Statement for Minor Use Permit Application; Submitted July 18, 2022 by Evan
Glasco

A diti n I oints and C n lusi n:

® We love this city and want to keep reinvesting back into it. We have even bigger goals
and development plans for the future. We are passionate about building and renovating
homes in this area. Supporting us in our small Short Term Rental business supports the
city in their goals to improve the community and increase the housing supply.
We have 3 different helpers/maids/and handymen that we help keep partially employed
by regularly contracting work with them.

. Airbnbs are good for the city. They bring tourists, money and taxes!

. There aren't "too many" of them yet. There is no reason to panic right now and halt the
growth.
The new amendment to only allow one Short Term Rental per property isn't law yet-you
can still conditionally approve this application without making special exceptions under
existing code. You can conditionally approve our application with reasonable limits or
demands, and we are willing to discuss or negotiate whatever terms of approval you see
fit and we promise to strictly adhere to them.
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Exhibit A

Standaids for ' cLandUsw WA43SQ

17^4.205 - Shwrt Term Raatab

TUs Section pnreides staDdards for short tern rentals iirfiuc attowed by Article 2 (Zones, Allowable Land
Uas, and Zone Standaids).

A. PnqK we. TInsSec^iTOiatestadaidsfbr'tm^BnaiaitalIinnK^Iio'iM
tcniteasTOiteanathetobot^iniri^airitedaidiacak^fflm
JtaBaitinB(^ ffriw^iKadpcinutp^^

c.

Standarfe for hosted short term rental imits.

1. No more fan two (2) nxHns per pnqxirtysSiaIl be rented at tie same time;

2. A iBBted short tarn rental unit shall fequne a tosinessliceiBe;
3- TteowDerornianagerofahostedsIimttermiieataImatshaUbesiAjecttoapplicabletransient

occqumcy taxes, pmsnant to aiaptex 3. 16 of die Gtass VaUey BAnuc4>al Code;

4. The orener or manager Aall reside in the home and slull occupy the hosted short tenn rental
unit dming rental periods;

5. The owner or nsaager shall post up-to-date infimnation in flu rented room to assist renters in
dealing-mdi natural disasters, poroer outages, stud <Aer emeigeDcies;

6. Food suvices provided to tcnteissteBconpIywiA County EnviromnentalHeaIfli
teqnuements;

7. No esteaor signs adi'ntising the bmaisss shall be allowed on tiepfoperty;

S. Qff-straetpaiim^shaM be provided as leqaued by Section 1736.040 (Number of Parfcing
Spaces Keqnued) fiff a hosted slinrt turn imtal unt,

9. Renters shall congity with die noise regulations in Clu^rter 8.28 of the Grass Valley Mumcqi al

Code;and,

10- The hosted dart turn tental shall operate mitIiontuDdulymteiferiagwifli the snnoundmg
aesidential aeig^boriiood.

Staa4awfe fiwtaatua wntdlwnaes.
1. Thejpn^t-rtyOTmerofai Wa Bdbi ^SlBltl aqqinivdpfaMmwUseBBdnit

2.

3.

{Hainant to Sectum 17.72.060 of te Grass VaBayMiariogal Code.

A-CTcatunnntd teune dsdl feqinre a taBineBS EceBse;

s& db Eihdl ba srfijcct to siplacabfe tnnBientTbe omcff m- aianagei of a .
wcigancy tarns, paaaaai to Ctejpter 3.1<5 cf&e Gnus VdteyK&uricyaI Code;

The cmBrCTnanq^tntstlln-enflbm 30 iantetrftiie'i'acattoutariri bonne. Tlieoanudiaa

jpnnadetofcCityasp^of^ai BuKUselPBBat, fl>etiameBDdtEie^ioneninDiierof(!iE
liacdcai^ayaasmv^fSt^^eve^ae^iSuttspatStagtevse^ioiswcaasemstSiwS
tiBc^cratiimsoffiavaadiBBteiialbwiie. Tbe total cnritKapeisdadaU tie svabbte to
KC^ and ii»ae<&ti^ t^B^ ito bdlqdimie cdte on a 24-ibonr lasfc at dl times fte vacataa
intel laome is leated cioccnpie^

Grass Valtey Devetopment Code - March 6, 2007 4-43
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Exhibit A (continued)

Standards for " c Land Uses 17.44. 200

llie ownff diall post t^-to-date infemiatKm in &e icnied nxan to assist icrifeis in dealn% with
natmal disasfas., pou'a tmtages, and cflier anugendes;

6. No eiteritas^DsadrartiangtiiE business slnU be altoned on the property;

(MF-draetpa^Dgshanbeprori(fcdasreqailEdbySeetiaal736. 0400iiunri)erofParting
Spaces Reqnued) fiar avacationMaitsd hcme;

At alh

10.

.miBi fire or mote gact ICOIEB, <a opacity fiff 10 or flaoie trtal
accqsutts, including pennanept p^"i"*s. sliall *"»et cnnettf fire and baiUu^ codes, and
accessibility legmements;

Renteis daB comply wflh &E iwue ""gBh&u^ ia Cluptn'8^8 ofttieGns Valteyikfafflcqial
CaSe. asd,

The vacation laflal luMne diaU operate wiflmut miAity mtetfiaag with die suaonnding
teaidential ne^Aotfaood.

D. noladons; Revocation of Permit; Penaltks. The folkiwmgstqi s are intended to provide a
ilieanriined conyliaace and pemat revocation process far peisoas violating the piovisioas of flus
Section. TUs piocess is intaided to protect residential aei^ibodioods from conditions that can
negatn'cty uiyact die general health, safety and welfiue of die City's lesidents that are acated wiien
pasons fail to abide by the rules, teqmcenenls, and ngalatioDS of daeir Minor Use Permit and die
Ihuicyal Code. To tfae extent die (anvisums of dris Secticu conflict wiAprovisums elsenAere in die
Grass VaUey Becelopaent Code, fte pTOtisions in ttis Section shall conteol and take pecedence.

1. Violatuais and noncanqilJance. FsuhuB by die penmttee to comply with any tequucmail

imposed by flus Section or any fequueaient or condition inqiosed by fte Minia Use Pemrit
^TuIUP'3 ShaU constitute a molation of the MUP and shaU be groands fin-ite snspaision, non-

severity of the violation, die pemrittec's &itine to collect a noticed TOofatioa, nr on repeated
violations bylliepeamttee, even if such violations are coirected.

Notice of dotation. T^pon discov]ny fliat a violation exists,, the city manager shall issue a
Notice ofViohtion to fte PemuttEe, ̂ AichNotice shaH describe die nahue of die violation
and <he date on iriiich it occmicd and dte die ̂ edfic Pemnt nquuement or Code Sectiim is
alleged to have been violated. Said Notice ofVifllatimi ehall h« pa-snnaTly aormxl nr epnt b^
U.S. certified mail ThePamitteeshaniiaveten(10)daysofdiedateoffl>eNotuawiflrin
which to coirect the violation(s), unless in die disctetion of the, &e natnre of the violation
reqimes the Permit be inunediatdy saqiended.

Right to Appeal Tie ri^it to appeal shaBteamnate on (be tenth calendar day after tte date of
die Notice or, if the teuth day falls oa a day dat City HaM is dosed, on fte next business day.
An appeal shall be filed with (he City Cleric airi be acconyamed by tte filing fee identified m
the City's Planning Fee Schedule-

Appeal Hearing and Rules ofEvideoce -
a- TIie city manager or designee shall hold the hearing during ordinaiy business hours in a

ronai in City Hall;

4-44 Grass Valley Development Code - March 6, 2007
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Exhibit B

From: Abigail Walker abigailw@dlyo)grassvalley. com S
Subject: RE; 354/352 Marshall Sheet

Date: July 13, 2022 at 924 AM
To: Elisse Gamer elisse@foothillmanagement. com

Hey Ellsse,

It does not explidtly state it in the current munidpal code (it is implied in the singular
tense... ), which is why Planning Commission recently approved Staff's recommendation
to add a statement to tile ordinance regarding the limitation of one STR per property:

2022 Deveiopment Code Amendments

action Current Text Text of Arnendment
SiHWTTEffiltBEMTAlS

Staff requests direction on whether Planning CommissfOfl/City Council vmuld like to pat a cap on the total number of allowed STRs in City.
Cwrentl , 40X of STRs led ft Home owners do not live in C limits. There are 23 Hosted STto, 21 Vacatian Home STfc, am) 9 BftBs

To limit short tenn rentals in
residential neighborhoods; to comply

ADD with State law, and to ensure the
17. 44. 205

ShwtTemi
Rentals

A-^>^:s^"r^a^ ^?^sl'"Ay^mskxt^n. !s^i ^tTt "^"ito'z'^
^rtS'Ten^te1""'" and hosle<! ^^-'""'''.""''^'".'"t'penrimd'h fawc'ts"on"'sun:ouffiiing"reside'ntiaJ

AOUsrteaxiilUrtts.

17. 44. 20S B. Standards for Hosted Short-Tenn Rental
Short Term Units.

Rentals C. Standards for Viication Rental Hames.

Lodeimi
Bed and breakfast fwi; hosted short temi
rental units: vacation rental home) space for

TaMe3.3 each gueit rooni, plus 2 ipacei for the
manager or owner. For vacatkm rental hosm,
. if owner of ronager do not occupy home -
I e each (room.

Table !-7 Hosted Short Term Rental

Vacation Home Rental

areas and to protect the residential
character of the neishborhoods) is
niaintained.

ADD To clarify that shon term rentals are
Purauant to the intent of Government Code only allowed frwi priinary dwelling
Section 65652. 150, secomi units are prohibited from units. The inteht is to reseive second
befig used for short torn rentals. units/ADUs for limg term rental stock.

ADD
May be accommodated through cn.site tandem
partcing - managed by owner or operator.

Hasted Short Term Rental
Pennitted in R-2 a R-3 if existing Lqally Non-
Confonnins (INC| Singte Family Dwelling (SFD)
Vacation Home Rental
Peroiitteil HI R-2 a R-3 with approval of MUP and
existing LNCSFO
'STR >se woA) be void if single family dwetlins is
r aced wth multifamil use.

Because most properties within the
City un acconmwdate the off-street
parkins requirements for STte via
tandem parking, and tandm paridng fs
unlikely to cause an issue as guests are
likely rentfnjSTR together.

To alien for an exception to the
restriction of STRs in muMfamay zones
where thsre ft an exislfng single-lamily
dwetlins. The ffl( has recehred
mdtipte rajuests for STRs from SFDs in
multifamily zones, this would address
their desire to have access to the same
use as STOs in s' efamil zones.

Best,

Abi^ad/Waiker \ Community Services Analyst II
Community Development Department .
(P): (530) 274-4714 | (F): (530) 274-4399
City of Grass Valley | 125 E Main St, Grass Valley, CA 9594S
www. dtvofiirassvatley. com

From: Elisse Gamer <elisse@foothillmanagement.com>
Sent: Wednesday, July 13, 2022 9:09 AM
To: Abigail Watkerobigailw@cityofgrassvalley. com>
Subject: Re: 354/352 Marshall Street
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Exhibit C
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Exhibit D (1)

Grass Valley, California
Google
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Exhibit D (2)

Grass Valley, California
Google
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Grass Valley, California
Google

TOTAL
OF 6

PARKING
SPACES

Exhibit D (3)

2 Covered Parking Spaces

^
^

4 Uncovered
Parking
Spaces
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Exhibit D (4)

Grass Valley, California
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Exhibit D (5)
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Custom Stained Glass
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Jims School
Temporarily closeB

VACATION
RENTAL

SILVER SPRINGS
HIGHSCHOOL

/

y

LO

//

^̂

<_^ ^. . V Gooate
Google. Imagery C2022 Ma i rKhnologies, U. S. Seiilogtoal Suney, USOA/FPAC/GEO. Map data C2022

Exhibit D (6)

-.1

ri'. ;, ^.
'. fe-.r

Wiiw U*« Permit (a2PU(.S2) (or Ihe opnatton of a Btcoiul Vacation Rental Konio Shon Tom Rental <a btdrooms) located B)
3S2f364 Maatoll St, Oiau Vdtoy (Af>N: ll28.15ll-(l2e)

\

\,
>

Project
Location

h-~-. [rr]1--. . -..
-r~--- -r---. -<

r--- ----..

Highway 49
Stiver Springs

Hlghschool

/.^
V .--*..

M

.V-a&^E-

.~.v-y^/ /
./

City of Grass Valley Notification Map
22PLN-32

July 21, 2022

Property Owners Notified

300" Owner Notification Zone

'A' Project Location 14
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Exhibit E

tl»^. 5JSiPM VMS. \'^lle> hiTOd M K ctemiihdxJ. ciaitn)» -n far hotel t TbcL'mi

TtIE UNION

Grass Valley homes to be demolished, making way for hotel

JohnOroni jroi. l.DNl
furonaetheunion.cofld

A hvu-story, 74-nxim hotel is in the works fur Grass VaUey, but nut beforf 11 homes an; demolished in the pnx'eas.

On Tuesday the Grius Vallfy Planning Ciimml-isiun approved (he developnient oftht; West Olyinpia Hotel projert sl.iteil for FASI Main
Street and West Olympia Drive In a 3-to-isero voti;.

According to project ciigineer Scan O'Neill, work is not likely to be done over the next summer due to the paiidemic, meaning
demolition Vbrould not begin until 2022. The 39^500-square-foot project will include a fitness center, pool and would target mid-tier
customers.

"I understand that ttie^ would like to stay where they are,' Commissioner Elizabeth Coots said of the tenants. "But this has been a
iong timf coming dnd still will be.'

As part of the conditions of approval, the developer wiU give six months' advance notice before eviction and the demolition permit
would not be issued before a building permit, giving tenants more time before they arc forced to move.

Trending Articles

Manny Monies: Origins of Dairell Beritheimer Expect a Don Rogers: Free agency No charges will be filed in Jerry Ease
critical theory mid-temi vote reversal calls fatal shtHrting of Sage li

Craw...

D IWcanmuiB D Wconimuiu 0 68 nimmuita D Stconnncnta

Road and sidewalk improvements to both streets are also required by the conditions of approval.

D we

According to the project's mitigated negatii-e declaration report the displacement of tenants was not deemed -substantiaL' because
an tstiinated 23 prople would be displat-ed compared to (hf titarty T,000 huusing units iti Grais Vallev-.

Tlie report also found the hoines had no historical significance, despite claims from some public commenters who felt the cottage or
cabin-style homes were a representation of early mmer dwellings. It also noted the area is zoned Office Professional, meaning the
residential use would be phased out eventually.

The Department of Toxic Substances Control found that because Highway 49 used to run through the area, soil could have been
exposed to aerially deposited lead from car gasoline. Soil samplings will be taken.

According to resident Kathy TUlett, in aaiicipation of the project - which came before the city as a 99-room hotel mZOlS -
maintenance on the properties has declined. She asked the commission not to allow the demolition if COVID-19 is still a significant
factor in 2022.

"If CO\1D is still present, 1 don't think it would be right to kick us all out; Tillett said.

To contnci Smff Wriwr John Oronu. enuiil joroiiuitfitheuntoticoni or cail 530-477-4229.

tetp^ ^»v>lhKuwiULt!<n. nc*^|yit»t-v. Ufcvh>iaft-Kfhc^*RnnIL<hnI. Rukii¥. <ut. )i»-hi)«ri/
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Exhibit F

iffiEffiHESE-s

Grass Valley city council OKs regulating vacation, short-
term rentals
I.OCa) NCWS | ̂OL1.0«1 IOCAI.. Ntt] 1 April 11, 2()li<

Uzldlar [FOU.O-J
I -Kcllarfcirhc'i] n ion.mni

Grass Valley officials backed away froni a proposal to limit the number of vacation rentals in town. But duringa meeting Tuesday,
coiiiicil niembers voted to approve an ordinance tliat \vill regulate-short-term rentals of rooms within homes as well as ivhole-house
rentals.

Short-term rentals have been a hotly (ielated topic, with soine sayiiig sucli ra<:ation homes are exarerbatiiig a growiiig housing crisis
bytakinglong-temi rentals off the market.

The issue first came before the city council in June 2017. In September, the council agreed Ora.ss Valley should establish regulation for
such rentals. During Planning Commission hearings on the propos<>d ordinance in Januan' and Februan', many locals came out to
sueak. inostlv on the topic of I'acatioi) reiital homes.

The new ordinance creates a new section to allow short-temi rentals, whicti are categorized as hosted short-tprm rental units (with
110 more than two rooms to be rented in a home), and vacation rental homes (the whole home can be rented). A sn-ift process wll be
created to address violations of the operating standards.

Among oilier reqiiirements, homeowners or property managers inust live within 30 inilcs ofthf vacation rental and be readily
available in the event (lie citv needs to make contact.

Both rental categories would be required to pay transient occupancy taxes and obtain business licenses.

The draft ordinance also proposes scaling back requirements for traditional bed and breakfast inns in order to level the playing field
for those businesses, whirh compete with oiiline rentals through websites like AirBnB, VRBO and HompAway.

One proposed portion of (lie ordinaiice. to limit the number of permits for vacation rental houses to 20, proved controversial.

Comniu nity Development llirertor Tom Isst said city staff estiuiatwt the number of current i-acation rentals in the city at between 50
aud 60, leading to questions about the selection proceis lo whittle down that numlier.

'As-e we stripping people of their rights?" said rouncil memlier Jason Fouyer.

).ast pointed out that vacation rentals arc not permitted and arc in nolation of the city's zoning code.

"Tliis would lcgitin)i^c llieiii, " lie said.

"We have granted permission by not enforcing the rules on the books," Fouyer said. "1'm not necessarily interested in taking that
awav."

Coiincil meniber Usa Swartliout agreed, saying. "You're on a very slippery slope when you tell people wliat tliey can or cannot do
n-ith their liomes."

According to Swarthout ttie ordinaiicc u-as initiated by one complaint from a iicighbor, as well as the desire b\' one couiidl member
to collect traiisicnt oi.'cupancy tax on the rciilals.

"I lute tlie fact tliat we are being put in the position of inediating issues between iieighbors," she said. "This is not really mthiii our
piirview.

The ordiiiaiice, minus any limit on pennits, was approved by tlie council on a 3-1 vote n-ith Swarthout voting against it and Mayor

https://wwv/. theunlon, com/nev/s/local-news/gr3S5-v3llev-cfty-council-ol(s-re9Ulating-vacation-short-term-renta)s/ Page 2 of 3
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Exhibit G(1)

Leah, July 2022
(This was an incredible stay. Perfectly clean, well appointed, detail oriented and
designed with a lot of care. The location was just minutes away from DT Grass
Valley and right off the freeway. Covered parking spot kept the car cool in the 100

degree weather. And the A/C worked super well. Can't wait to go back!

Richard, July 2022
Very nice place with woods on two sides. Clean and well located. Quite
close to the center of Grass Valley.

Stephen, July 2022
Very clean and comfortable. Nice quiet place to stay. Host was
accommodating for my reservation.

I

Whitney, July 2022
Such a beautiful space! Located in the beautiful area of Grass Valley, you
are in the beauty of nature but just minutes from some of the best coffee
shops, restaurants, and stores! We had the most amazing time and can not
wait to come back! Thank you Joy & Evan!

Megan, July 2022
We loved our stay here! Perfect location and very well done home!

April, July 2022
The Ivy is a beautiful and cozy space. The space is very clean and
comfortable. We only stayed one day but would definitely return.

Gabrielte, July 2022
This place was perfect for going to the world fest music festival and the
magnificent Yuba River. Spacious and working A/C! Comfy beds... would
definitely return.

' Windy, July 2022
The Ivy is the best little location in Grass Valley! Walk to shops, food and

activities! Super clean, attentive hosts and covered parking! I highly recommend
staying here!

Nicole, July 2022
So much thought is put into The Ivy and it's a great, relaxing place to stay.
My partner and I worked from home from this spot and had comfortable
places to work, plenty of space, and fast, reliable internet. The place is
clean and comfortable with nice modem design. Just a really nice place to

stay with a communicative and responsive host. Also, bonus points for the beautiful old
growth trees on either side of the house.
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Exhibit G (2)

The Ivy
*4.96. 47rewews ! Superhost Grass Valley. California. United States S, Share V Save

t-earn more about AirRfrview h K^nkbr^^/e

^i-Tt
I:

.i

^

::: Show all photos

Entire home hosted by Joy
4 guests . 2 bedrooms . 2 beds . 1 bath $122 night * 4.96. 471

Q Selfcheck-in
Check i/oursc-if in .'.'ith th& £mart-ock,

^ Joy is a Superhost
Sup^rhosts arc c^. pLnciicc'ci, hignSy rstsd hosts who arc CGrT'. mittcd to prc-i-id.no a; cat stays fcr

guests.

CHECK-IN

Add date

GUESTS

1 guest

CHECKOUT

Add date

availability

Exhibit G (3)
Additional rules

.There is absolutely no smoking allowed anywhere on the grounds inside or outside. There will be a S250 cleaning fee for violations and v,'e may ask
you to leave.
.No parties allowed
*Be respectful of our neighbors
*Qutet hours are from lOpm-Sam
'Please remove your shoes upon entry
'Please do not use any heavy fragrances in the home like scented candles, incense or perfumed sprays as we have many guests with scent sensitivities
and allergies
'Please leave the place like you found it
'Please only park in the designated spots for this unit
*No pets
. No moving or rearranging large furniture or there may be a $100 fee
"No unregistered guests
'Late check-outs outs that were not previously approved by host (please ast ahead of time) wi!! be charged a $50 fee immediately following 11:00 am
check-out time.
'Your reservat'on at the Ivy means you accept all house ruies and have read the description of the home and accept any potentia! drawbacks of the
property. Any negative revtew of our place based on traffic noise or other properly disclosed drawbacks will be disputed on the pistform as you v/ere
v-fell informed of the location and potential drawbacks prior to accepting the reservation in numerous sections of the description. The property is as

described and presented.
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Exhibit H (1)

i cic^un^ti iiuun upjT;

Fmm: aMg«IIWalkeirt>ieaiwaci<yolgias«al]ey. com S
Subject: RE: ADU service 3SZ054Maretiaa st

Bar: Odoberl. KSI at 8:81 AM
To: EliesB Gamer eliS68@foothBlmana9Bmeot<om
Cc: EvanGlascoevan@footNUmanagennenl. com

HI Elfsse,

Can you ccmflrm if you are referring to one of the surrounding parcels (362, 3-48, 346
torshall?) - or are you talking about adding an ADU to the 352 parcel?

I don't see any record of 352 AAarshall being split..

Ci:uc ts Btid a
. pen!

Best,

Abiga. ltfWallw | Community Services Analyst II

Community Development Department
(P): (530) 274-4714 | (F): (530) 274-43W
City of Grass Valley 1125 E Main St, Grass Valley, CA KW
www.dtmftrassvallev.coin

From: EBsse Gamer <elisse@foothillmanagementcom>
Sent: Friday, October 1, 2021 3:49 PM
To: Abigail Walker <abigailw@cityofgrassvalley. com>
Cc: Evan Glasco <evan@foothillmanagement. com>
Subject: ADU service 352354 Marshall st

HeyAfaby!

We are looking to get water/sewer/electric seroice to the parcel that is attached to our
duplex (352 Marshall St. Grass Valley, CA 95945) and set up maybe one or too ADU's
(addifenal dwelling units) and wondering where/how we start tWs process to get servce?
There was once a granny unit on the parcel that musfve burned (town or been
demolished because original records show that there was a unit there in the 60's but now
all that is left is a concrete foundatun.

We had some guys from the city go out and check the place out today but they said there
is no record of there ever being ssivkse there, not sure if they actually checked tor lines to
nnake sure. Regaidless, we do want to put a separate meter and have separate
sewerAuater/electric since we may sell the parcel separately one day.

If you could guids us in the right direction on how to get the property evaluated for
existing lines and how to figure out the costs, etc. we'd super appredate it!

Thank you again"

EIisse

Anyhow, If you are Interested In adding an ADU to the existing lot at 352 Marshall that
has your duplex on ft, you would be able to add 1 ADU, but because you recently
elected to make one of your duplex units a short tenm rental, you would be required to
retain the added ADD as a permanent rental (more than 30 days).

Let me know if this is the lot you are referring to... if it is, you should be able to hook up
to the existing water and sewer (you would contact PG&E to team more about
a/1/ltttnnal altix-t-rif-af hnnl/ line \

Elisse Garner
Ownerrttenager, Foothill Management Services, LLC

(530)428-5515 I wim. loothillmanaoBmentcom

rtsagtallhamsinagsnsnteon!
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Exhibit H (2)

From: JoyOamer joy.elisse@fooftillmanagement.com
Subject: Fwd: Following up on this guys, never got a reply Fwd: More questions about new development laws..

Dale: March 9, 2022 at 3:35 PM
To: Evan Glasco evan@footNllmanagement. com. Elisse Garner ELISSE@too1hBlmanagement. com

Sent from my iPhone

Begin foiwanted message:

^rDm:; dnce LOWS <lanf;elii<'cilyolgrassvaite'ii u»m>
Date: Maich 9, 2022 at 2:23:52 PM PST
To: Joy Gamer <joy.elisse'u(oothJtlmanagement.com>
Cc: Tow Last OomliScityolgrassvaltey. corro.. Atena Ij^mis <alenai. '"'cifyofgia'>svaltey. ccm> las uiientmBye'
<zacq"icilyofgrassratey. OTm>. Abgail Walker <aA)igaiivt"»citytilgrassvaltey. com>
Subject; FW; Foltowing up on this guys. never got a reply Fwd: More questions eboul new development laws..

Joy,

Good afternoon and I sincerely apologize for our belated reply to your email Regarding
the below inquiry and have the (allowing response fof your consideration:

The property at 352 Marshall Street is in the NG-2 Zone and 0 32-acre (13,939 sq. ft. ) in
size. According to the City's building records, the property contains an existing duplex
with associated parking

In accordance with SB 9, you may apply for an urban lot split ot 40% of the existing lot
or 5, 575 square feet. This would require a City Tentative Parcel Map application and
preparation of a Tentative Parcel Map by a licensed survey The TMP application shall
be approved ministerially, without notice and public hearing by the City .

On the newly created 5. 575 square toot lot you may construct a duplex in compliance
with NG-2 setbacks: however, the setbacks shall allow units at least 800 square feet in
size Each of the units shall require one parking space per unit, 9 feet by 18 feel in size;
not located in the front yard setback of 20 feet Note that parking may not be required if
within '/2 mile of a transit stop.

The City may impose a condition of the urban lot split that the rental unit be rented for
periods longer than 30 days and that you sign an affidavit stating that you intend to
occupy one of the housing units as your principal residence for a minimum of 3 years
from date o< approval.

Regarding the conversion of the basement to a JADU for the existing duplex, this may
be done via a building permit provided the square footages and other aspects comply
with the City's ADD standards in Section 17 44 190
hBRSjffSMaQSUatyQfgr^ssaUeycorn/sites/main/files/file-
anar:hm<'nts/dBve|eoDmeiFLt_code 2020 websftepdf?1601573922

It you have any further questions, please let me know at your convenience.

Thanks.

Lance E. Lowe, AICP I Principal Planner
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Exhibit I

JUSTIFICATION STATEMENT
July 18th, 2022

RE: Minor Use Pennit for Short Term Rental located at 352 Marshall Street, Grass Vdley, CA
95945

1. The proposed use of the property is consistent with the General Plan and any applicable
specific plan.

2. The proposed use of this unit as a Short Term Rental is allowed within the NG-2 Zoning
and complies with die current Development Code and the current published Municipal
Code as of 7/18/2022.

3. The design, location size and operating characteristics of the proposed activity are
compatible with the existing and ftiture land uses in the vicinity; and, the site is
physically suitable in terms of design, location, shape, size & operating characteristics,
and the provision of public emergency.

DISCUSSION

Compelling Gowrnment Interest
It is currently a factthat, within city limits, thereare only 21 Vacation Home Short Term Rentals
and over 16,000 housing units. Additionally, there are numerous multifamity housing
developments in the county almost to completion this year; Including the Lone Oak Senior
Apartments, Loma Rica Ranch Development, Timberwoods Estates, Berriman Ranch and
Brunswick Commons. The amount of development may soon outpace demand. It is axiomatic
that Vacation Rental homes pose no threat (he community and available housing. These facts,
and others which clearly document an attempt to create and maintain a monopoly over short term
housmg, (see below) constitute a prima-fascia case that any additional related restrictions on the
number of short term vacation rentals by the city government cannot be justified of defended
under the legal requisite of a "compelling interest".

Locally-Owned Small Business

The proposed vacation rental will help our local community. We are active and engaged local
managers who live only 5 miles away from the proposed Short Tenn Rental. We currently
employ 4 local residents to maintain, clean and help manage our property. We presently bring
significant revenue to the city by regularly paying our transient occupancy taxes. Airbnbs help
advance the city's interest in tourism by providing unique housing that isn't otherwise available
in conventional hotels, and it employs local residents that also reinvest back into our
commumties.

No Legitimate Government Interest in Exclusively Limiting SasaM Businesses
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Exhibit I (Cont.)

Tie city has already approved the demolition of many smgle-family rental homes"Bnmswick
m"fa^ of'developing'fhe West Olympia hotel in close proximity to, (in the w^o^other^
^sid^tiS DCTghteAwds. TTiis gives'a competitive advantage to largeoMPOrarions, and_huge
'^^^^^, 3.m^combm^^r^^^^h^ther^^y^^^
^SSa^tHsproducesime^a/i:, which is unlawfiil as in volatio»ofcaHfOTma^^
uS'CoSSionL'aw^CaI. BP Code, § 1 7200, ̂ q. Proposed regulations which^r
liSte^po^^ca^ho^mg, and which exdusivefy Placetfl"el"mte^^OT^a"_.,,
S^Sdbusmess;^do^ so white approving ̂  sesllw60notw^^
SngsT/^'o/iarg^otels to be located inside of, and in do^proxinu^ ̂ res^^1
^r;ikely to pro^te^ challenges m fhe very near fut^-These^
SS^SSnS'Sn^^
Sri'^aS^erCaHfomiacounties, i.c., Airtab, Booking-cotn, VRB?, and a dozen others
with valuations above $1 billion.

^a Trend in Law
S^^^^^sinHlarplanning commission ^Pte toCTrate"noBSolr°^:lSca!
^^SS1ndS^K>la£botelc<>rpora6ons, haveresuMi"^h^^ -.
^"of'Santa Barbara, 63 Cal. App. 5tli 1089 (2021) which found the Planning commlsslon^

^Id'noTv^late rther state laws m its efforts to shut down almost aU local competition in the
short-term rental business.

The various cities and counties who arc further squeering out local sma11 busiD^"fovo^/
grantmg'laiBC'hoteTchaiDsaoionopoly ^^e^on^o{s^temKR^. m^^ arc
^ZseTfacing afluffyof new lawsuit, as they continue uhfairiy, !mdw9vs &bly-
prewntii^'anaUlwal businesses from competing in the short-tenn rental business.

CONCLUSION

At the time of this particular application, Aere are no published city regulations piohibitmg the
gCTri'ng"A^of.'The'Appircantlrequeste approval, and thanks you for your consideration.

Most Sincerely,

r~
Evan Glasco, A Local Small Business Owiier, Foothill Management Services LLC.

Date: Ju/ ^ ^
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EXHIBIT C

8/2(>;-22. 12:5.1P.M Gniss Vatluy. f'A CtHJt; of'OnlinunLi's

10. 050 - Rules of interpretation.

A. Authority. The director has the authority to interpret any provision of this development code.

Whenever the director determines that the meaning or applicability of any development code

requirement is subject to interpretation, the director may issue an official interpretation. The

director may also refer any issue of interpretation to the commission for their determination.

B. Language. When used in this development code, the words "shall, " "must, " "will, " "is to, " and "are

to" are always mandatory. "Should" is not mandatory but is strongly recommended; and "may" is

permissive. The present tense includes the past and future tenses; and the future tense includes

the present. The singular number includes the plural number, and the plural the singular, unless

the natural construction of the word indicates otherwise. The words "includes" and "including"

shall mean "including, but not limited to ... ".

C. Time Limits. Whenever a number of days is specified in this development code, or in any permit,

condition of approval, or notice provided in compliance with this development code, the number

of days shall be construed as consecutive calendar days. A time limit shall extend to 5:00 p.m. on

the following working day where the last of the specified number of days falls on a weekend or

holiday.

D. Zoning Map Boundaries. See Section 17. 12.020 (zoning map and zones).

E. Allowable Uses of Land. See Section 17.20.030 (allowable land uses and planning permit

requirements).

F. State Law Requirements. Where this development code references applicable provisions of state

law (for example, the California Government Code, Subdivision Map Act, or Public Resources

Code), the reference shall be construed to be to the applicable state law provisions as they may

be amended from time to time.

G. Conflicting Requirements. See Section 17, 10.040. 0 (conflicting requirements).
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^f- City of Grass Valley
City Council Agenda Action Sheet

CouncUMeetin Date: April 10, 2018 Date Pre ared: April 4, 2018

Prepared bj: Thomas Last, Community Development Director ':3^~

Title: Development Code Amendment (17PLN-35), Planning
Commission recoinmendation to the City Council on amendments
to the Development Code, including short-term rental units.

Recommended Motion: Conduct a public hearing and approve the amendments to the
Development Code by: 1) infa^ducing the ordinance amendments, Title 17 of the Grass Valley
Municipal Code; and, 2) waiving the first reading of the ordinance in its entirety read by title only.

A enda: Public Hearing

Bac round: At the City Council meetings of June 27 and September 12, 2017, staff presented
discussion items on short-term vacation rentals (STRs) and the trend to convert residential homes
into fall- or part-time vacation rentals. At the September meeting, the Council detennined the City
should establish regulations for STRs, and noted interest in developing regulations similar to
Nevada City's. On October 10, 2017, staff requested direction from the City Council on 10 items
to assist staff in the drafting of an ordinance. Council then provided direction on those 10 items
and directed staff to initiate an amendment to the Development Code. The Planning Commission
conducted its first public hearing on January 16, 2018. After substantial disciission, priinarily
focused on die vacation rental homes (rental of an entire home), the Commission continued the
public hearing to its meeting ofFebmary 20, 2018. Both meetings included extensive comments
from the public; again, focused more on the vacation rental home proposal.

The proposed amendments are attached to the Ordinance as Exhibit A and summarized as follows:

1. Modifications to Section 17.44.040, Bed and Breakfast Inns - These changes are proposed
to ensure Bed and Breakfast fans are fa-eated equally with the STRs.

2. New Section 17.44.205 - This creates a new section to allow Short Term Rentals. It
includes two main sub-sections fhat establish operating standards for: 1) "hosted short-temi
rental units" (where no more than 2 rooms can be rented in a home); and 2) "vacation rental
homes" (where the entire home can be rented). The operating standards are intended to
reduce or eliminate neighborhood conflicts. Subsection D of this section includes
provisions to create a swift process to address violations to the operating standards. NOTE:
The Planning Commission did recommend vacation rental homes be limited to 20 in the
City. Staff has some concerns with a limit and -will discuss this at the meeting.

3. The attached matrix includes specific changes to address Council direction as it pertains to
where STRs are allowed and several new definitions.

Page 1 of 2 Agenda Item # 7-1
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4. The last three items in the matrix address miscellaneous amendments including:
a. Expanding the range of uses in the Open Space Zone to address existing uses in

parks;
b. Adding mobile home, RV, and boat sales along with the auto sales category to

address an oversight issue;
c. Eliminating a paragraph under the glossary term "Auto and Vehicle Sales and

Rental" to reduce confusing and redundant text.

Staff will review each of the proposed amendments at the Council meeting. The exhibits to this
report include the two Planning Commission Staff Reports, containing additional background
infonnation, and written correspondence from the public on this topic.

Reviewed b : <'j!<4(ciCity Manager

Exhibits:
1. Ordinance^with Exhibit^A, proposed text amendments and 2018 Development Code Matrix
2. Planning Commission Staff Report dated Febmary 20, 2018, with attachments
3. Miscellaneous letters and infonnation provided at'the February 20, 2018, Commission

Meeting
4. Planning Commission Staff Report dated Febmary 20, 2018, with attachments

Page 2 of 2 Agenda Item # 7-2
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PLANNING COMMISSION
STAFF REPORT

February 20, 2018

Agenda Item:
Prepared by:

DATA SUMMARY

Application Number:
Subject:

Location/APN:
Applicant:
Zoning/General Plan:
Environmental Status:

7.3

Thomas Last, Community Development Director 32-

17PLN-35

contln"®d Public Hearing - Amendments to the City
Development Code to address short-term rentals, uses in the
Open Space Zone District; mobile home, RV, and boat sales:
and definition change for auto and vehicle sales and rentals.
Applies City-wide
City of Grass Valley
Multiple General Plan and Zoning designations
Exempt

^cESOslylMENDATION: staff recomm®nds the planning Commission take the following

^" Recommend the c'ty council adopt the findings noted in this staff report, and
I the City Council adopt an ordinance approving the amendments to

the Development Code.

LROJECT.DESCRIPTION/BACKGROUND: The plannin9 Commission held a public
11>ear'^onthls-.item_on January 16> 2018- Upon concru sions'of'the"heann'g, ';he'l
com.missi£n _discussedthen C6ntinued the item to its February meeting.l"Xttached°is"th^

art. This report includes more background information on th'e'subiect. "At
3, the Commission expressed supportforthe amendments to Sed and

s;Jhe concept and standards for "hosted short term rental unrts-7the~Section
ol^oHlafeS'^lw?lo n^p^
re^to.thLOP?n. spa?zo-ne\mobil^hom^

Lin thetable of chan9es. However, the Commission requested addjtjonart'ime1!
review and consider the concept and standards for allowing vaStton're^taT^maes"

yacatlo-n, rental_homes' as Presented to the Commission in January, included the rental
ofan-enf'rehom® in residential neighborhoods. Most of the Co~mmissio'nersJ<
c^m^w^thLs. type-olusein_anes^^^^^
Sm^erl ts.focused. on_concemsthat vacation rental homes could'have'negat'ive m
ton. lna^fnl^TJLteL°^hoseresid^^^
ti1lcrtLhasJe-celvedadditiona' emails and lettere. whYchare7nduded"inAttao chImrn t2a
ms^ attachment includes the two emails provided to t'he~C~ommission"a?lth'el lja^lua^

AppUcation 17PLN-35
Plamiing Commission Meeting of

February 20, 2018
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ENVIRONMENTAL ANALYSIS: See January 16, 2018 staff report.

PROJECT DlSCUSSiON AND ANALYSIS: See January 16, 2018 staff report.

FINDINGS:
1. pe^City approved the Development Code in 2007. The City has since amended

. several times to address errors, to clarify issues, and to add new'items
to address unforeseen issues.

2.

3.

4.

5.

6.

As^noted in this report, the project is exempt from environmental review i
to Section 15061 (b)(3) of the Caiifomia Environmental Quality Act~(CEQA)"
The Planning Commission conducted a public hearings on the amendments on
January 16, and February 20, 2018.

The.plannlngcommisslon finds thatthe amendments to the Development Code
are consistent with the City of Grass Valley 2020 General Plan.

Theproposed am®ndments would not be detrimental to the public interest, health.
^, convenience, orwelfare of the City. ' -- ~ """""'*' ..-"..

The proposed amendments are internally consistent with other aDDlic
provisions of the Development Code.

Attachments:

1. Proposed Amendments
2. New letters/emails provided by the public
3. January 16, 201 8, staff report only - previous backup materials for that

report available at City Hall

AppUcationl7PLN-35
Plamiing Conmussion Meeting of

February 20, 2018
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PLANNING COnfllWISSION

STAFF REPORT
January 16, 2018

Agenda Item:
Prepared by:

DATA SUMMARY

Application Number:
Subject:

Location/ APN:
Applicant:
Zoning/General Plan:
Environmental Status:

7.3
Thomas Last, Community Development Director^32~~

17PLN-35
Amendments to the City Development Code to address short-
term rentals, uses in the Open Space Zone District; mobile
home. RV, and boat sates; and definition change for auto and
vehicle sales and rentals.
Applies City-wide
City of Grass Valley
Multiple General Plan and Zoning designations
Exempt

RECOM EhSDATION: Staff recommends the Planning Commission take the following
actions:

1. Recommend the City Council adopt the findings noted in this staff report, and
2. Recommend the City Council adopt an ordinance approving the amendments to

the Development Code.

PROJECT DESCRIPTION/BACKGROUND: At the City Council meetings of June 27
and September 12, 2017, staff presented discussion items on short-term vacation rentals
(STRs) and the trend to convert residential homes into full- or part-time vacation rentals.
The online marketing sites such as Airbnb, VRBO, Homeaway, Vacasa and many others
are making short-term rentals more popular and accessible to vacationere and travelers.
Many homeowners use this strategy to create supplemental income. During these
meetings staff noted short-term vacation rentals exist in the City limits, most operate in
residential areas where they are not currently allowed, and code enforcement actions are
taken only in response to neighborhood complaints. Staff presented information as to
how other cities address this issue. Additionally, both staff and some members of the
public raised concerns about the potential reduction of the rental housing inventory and
subsequent increase in rental rates of single family homes as a result of entire homes
being rented as STRs. ^At e September meeting, the Council believed the City should
establish regulations for STRs and there was interest in developing regulations similar to
Nevada City's. On October 10, 2017, staff requested direction from'the'City Council about
10 items to assist staff in the drafting of an ordinance. Council then provided direction
about those 10 items and directed staff to initiate an amendment to'the
Code.

Application 17PLN-35 Planning Commission Meeting of
January 16, 2018
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The proposed amendments are attached and summarized as follows:

1. Modifications to Section 17.44. 040, Bed and Breakfast Inns - These changes are
proposed to ensure Bed and Breakfast Inns are treated equally with the STRs.

2. New Section 17.44.205 - This creates a new section to allow Short Term Rentals.
It includes two main sub-sections that establish operating standards for "hosted
short term rental units" (where no more than 2 rooms can be rented in a home),
and "vacation rental homes" (where the entire home can be rented). Subsection D
includes provisions to create a swift process to address violations to the operating
standards. NOTE: Staff anticipates providing some changes at the Commission
meeting to Subsection D pending input from the City Attorney's office.

3. The attached matrix includes specific changes to address Council direction as it
pertains to where STRs are allowed and several new definitions.

4. The last three items in the matrix address miscellaneous amendments including:
a. Expanding the range of uses in the Open Space Zone to address existing

uses in parks;
b. Adding mobile home, RV. and boat sales along with the auto sales category

to address an oversight issue;
c. Eliminating a paragraph under the glossary term "Auto and Vehicle Sales

and Rental" to reduce confusing and redundant text.

Staff will review each of the changes during the Planning Commission meeting.

ENVIRONMENTAL ANALYSIS: The project is exempt from environmental review
pursuant to Section 15061 (b)(3) of the California Environmental Quality Act (CEQA).
This exemption applies to activities covered by the general rule that CEQA applies only
to projects, which have the potential for causing a significant effect on the environment.

The proposed amendments include standards to protect existing neighborhoods from
potential conflicts and several minor clarifications and modifications to some definitions.
Based on this, the project does not have the possibility to create a significant physical
effect on the environment.

PROJECT DISCUSSION AND ANALYSIS:
The General Plan includes policies to protect and enhance the character of residential
neighborhoods and many that pertain to promoting the economics of the City, including
tourist related uses. The standards in this ordinance are intended to safeguard residential
neighborhoods while creating a framework to allow STRs. Furthermore, the City
acknowledges there are many STRs currently operating in the City. Complaints and
conflicts for these uses have been minimal. Attached is a packet from Michael Wiikie
noting his concern with STRs. Staff believes the proposed operating standards and
enforcement regulations will provide adequate protection to single family residential
Application 17PLN-35 Planning Commission Meeting of

January 16, 2018
2
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neighborhoods. Additionally, the operating standards will ensure the STRs will not create
detrimental health, safety or welfare issues. The proposed violation section will create a
quicker and more efficient enforcement process than what is currently in place to address
other types of code vioiations.

Staff will seek input from the Commission on the maximum number of vacation rental
homes (See Section 17. 44. 205 C. 1) permitted in the City. The Council suggested there
be a limit on the total number of these types of homes.
The proposed amendments are also written to ensure internal consistency with other
applicable provisions of the Development Code. The changes will ensure Bed and
Breakfast Inns are treated equally with STRs, ensure a quick process to address
violations to the STR regulations, and clean up an existing inconsistency within the code.

As it pertains to expanding uses in the Open Space Zone, all the City parks are
designated as Open Space. The list of permitted uses do not acknowledge the types of
uses that have always taken place in our parks. Though the City could consider
designating all the parks to Public or Parks and Recreation, the proposed change will still
be consistent with the overall intent of the General Plan and reflect the reality of historical
uses taken place within parks.

FINDINGS:
1. The City approved the Development Code in 2007. The City has since amended

the Code several times to address errors, to clarify issues, and to add new items
to address unforeseen issues.

2. As noted in this report, the project is exempt from environmental review pursuant
to Section 15061 (b)(3) of the California Environmental Quality Act (CEQA).

3. The Planning Commission conducted a public hearing on the amendments on
January 16, 2018.

4. The Planning Commission finds that the amendments to the Development Code
are consistent with the City of Grass Valley 2020 General Plan.

5. The proposed amendments would not be detrimental to the public interest, health,
safety, convenience, or welfare of the City.

6. The proposed amendments are internally consistent with other applicable
provisions of the Development Code.

Attachments:
1. Proposed Amendments
2. Materials provided Michael Wilkie

Application 17PLN-35 Planning Commission Meeting of
January 16, 2018
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PLANNING COMMISSION
STAFF REPORT

January 16, 2018

Agenda Item:
Prepared by:

7.3
Thomas Last, Community Development Director^3^~~

DATA SUMMARY

Application Number:
Subject:

Location/ APN:
Applicant:
Zoning/General Plan:
Environmental Status:

17PLN-35
Amendments to the City Development Code to address short-
term rentals, uses in the Open Space Zone District; mobile
home, RV, and boat sales; and definition change for auto and
vehicle sales and rentals.
Applies City-wide
City of Grass Valley
Multiple General Plan and Zoning designations
Exempt

RECOMMENDATION: Staff recommends the Planning Commission take the following
actions:

1. Recommend the City Council adopt the findings noted in this staff report, and
2. Recommend the City Council adopt an ordinance approving the amendments to

the Development Code.

PROJECT DESCRIPTION/BACKGROUND: At the City Council meetings of June 27
and September 12, 2017, staff presented discussion items on short-term vacation rentals
(STRs) and the trend to convert residential homes into full- or part-time vacation rentals.
The oniine marketing sites such as Airbnb, VRBO, Homeaway, Vacasa and many others
are making short-term rentals more popular and accessible to vacationers and travelers.
Many homeowners use this strategy to create supplemental income. During these
meetings staff noted short-term vacation rentals exist in the City limits, most operate in
residential areas where they are not currently allowed, and code enforcement actions are
taken only in response to neighborhood complaints. Staff presented information as to
how other cities address this issue. Additionally, both staff and some members of the
public raised concerns about the potential reduction of the rental housing inventory and
subsequent increase in rental rates of single family homes as a result of entire homes
being rented as STRs. At the September meeting, the Council believed the City should
establish regulations for STRs and there was interest in developing regulations similar to
Nevada City's. On October 10, 2017, staff requested direction from the City Council sbout
10 items to assist staff in the drafting of an ordinance. Council then provided direction
about those 10 items and directed staff to initiate an amendment to the Development
Code.

Application 17PLN-35 Plaiming Commission Meeting of
January 16, 2018
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The proposed amendments are attached and summarized as follows:

1. Modifications to Section 17.44.040, Bed and Breakfast Inns - These changes are
proposed to ensure Bed and Breakfast Inns are treated equally with the STRs.

2. New Section 17. 44. 205 - This creates a new section to allow Short Term Rentals.

It includes two main sub-sections that establish operating standards for "hosted
short term rental units" (where no more than 2 rooms can be rented in a home),
and "vacation rental homes" (where the entire home can be rented). Subsection D
includes provisions to create a swift process to address violations to the operating
standards. NOTE: Staff anticipates providing some changes at the Commission
meeting to Subsection D pending input from the City Attorney's office.

3. The attached matrix includes specific changes to address Council direction as it
pertains to where STRs are allowed and several new definitions.

4. The last three items in the matrix address miscellaneous amendments including:
a. Expanding the range of uses in the Open Space Zone to address existing

uses in parks;
b. Adding mobile home, RV, and boat sales along with the auto sales category

to address an oversight issue;
c. Eliminating a paragraph under the glossary term "Auto and Vehicle Sales

and Rental" to reduce confusing and redundant text.

Staff willreview each of the changes during the Planning Commission meeting.

ENVIRONMENTAL ANALYSIS: The project is exempt from environmental review
pursuant to Section 15061 (b)(3) of the California Environmental Quality Act (CEQA).
This exemption applies to activities covered by the general rule that CEQA applies only
to projects, which have the potential for causing a significant effect on the environment.

The proposed amendments include standards to protect existing neighborhoods from
potential conflicts and several minor clarifications and modifications to some definitions.
Based on this, the project does not have the possibility to create a significant physical
effect on the environment.

PROJECT DISCUSSION AND ANALYSIS:
The General Plan includes policies to protect and enhance the character of residential
neighborhoods and many that pertain to promoting the economics of the City, including
tourist related uses. The standards in this ordinance are intended to safeguard residential
neighborhoods while creating a framework to aiiow STRs. Furthermore, the City
acknowledges there are many STRs currently operating in the City. Complaints and
conflicts for these uses have been minimal. Attached is a packet from Michaei Wilkie
noting his concern with STRs. Staff believes the proposed operating standards and
enforcement regulations will provide adequate protection to single family residential
Application 17PLN-35 Planning Commission Meeting of
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neighborhoods. Additionally, the operating standards will ensure the STRs will not create
detrimental health, safety or welfare issues. The proposed violation section will create a
quicker and more efficient enforcement process than what is currently in place to address
other types of code violations.

Staff will seek input from the Commission on the maximum number of vacation rental
homes (See Section 17. 44. 205 C. 1) permitted in the City. The Council suggested there
be a limit on the total number of these types of homes.
The proposed amendments are also written to ensure internal consistency with other
applicable provisions of the Development Code. The changes will ensure Bed and
Breakfast Inns are treated equally with STRs, ensure a quick process to address
violations to the STR regulations, and clean up an existing inconsistency within the code.

As it pertains to expanding uses in the Open Space Zone, all the City parks are
designated as Open Space. The list of permitted uses do not acknowledge the types of
uses that have always taken place in our parks. Though the City could consider
designating all the parks to Public or Parks and Recreation, the proposed change will still
be consistent with the overall intent of the General Plan and reflect the reality of historical
uses taken place within parks.

FINDINGS:
1. The City approved the Development Code in 2007. The City has since amended

the Code several times to address errors, to clarify issues, and to add new items
to address unforeseen issues.

2. As noted in this report, the project is exempt from environmental review pursuant
to Section 15061 (b)(3) of the California Environmental Quality Act (CEQA).

3. The Planning Commission conducted a public hearing on the amendments on
January 16, 2018.

4. The Planning Commission finds that the amendments to the Development Code
are consistent with the City of Grass Valley 2020 General Plan.

5. The proposed amendments would not be detrimental to the public interest, health,
safety, convenience, or welfare of the City.

6. The proposed amendments are internally consistent with other applicable
provisions of the Development Code.

Attachments:
1. Proposed Amendments
2. Materials provided Michael Wilkie

Application 17PLN-35 Planning Commission Meetmg of
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17.44.200

b. Incidental uses such as pinball or video game machines, pool tables, or laundry facilities.
c. The display of vehicles for sale.
H. Removal of Tanks Upon Cessation or Change of Use. If, for any reason, a service

station ceases to sell gasoline for more than one hundred fifteen out of one hundred twenty
days, all gasoline pumps and signs shall be removed from the site and all gasoline storage tanks
shall be removed or treated in compliance with federal and state regulations, subject to the
approval of the fire department.

17.44.205 Short-term rentals.
This section provides standards for short-term rentals where allowed by Article 2 (zones,

allowable land uses, and zone standards).
A. Purpose. This section provides standards for vacation rental homes and hosted short-

term rental units as an alternative to hotels, motels, and bed and breakfast inns and establishes
a minor use permit requirement and perinit procedures for vacation rental homes. The intent of
this section is to iniiumize impacts on surrounding residential areas and to protect the
residential character of the neighborhoods.

B. Standards for Hosted Short-Term Rental Units.
1. No more than two rooms per property shall be rented at the same time;
2. A hosted short-term rental unit shall require a business license;
3. The owner or manager of a hosted short term rental unit shall be subject to applicable

transient occupancy taxes, pursuant to Chapter 3. 16 of the Grass VaUey Municipal Code;
4. The owner or manager shall reside in the home and shall occupy the hosted short term

rental unit during rental periods;
5. The owner or manager shall post up-to-date information in the rented room to assist

renters in dealing with natural disasters, power outages, and other emergencies;
6. Food services provided to renters shall comply with county environmental health

requirements;
7. No exterior signs advertising the business shaU be allowed on the property;
8. OfF-street parking shall be provided as required by Section 17. 36. 040 (number of

parking spaces required) for a hosted short-term rental unit;
9. Renters shall comply with the noise regulations in Chapter 8.28 of the Grass Valley

Mumcipal Code; and,
10. The hosted short-term rental shall operate without unduly interfering with the sur-

rounding residential neighborhood.
Standards for Vacation Rental IIomes.

1. The property owner of a vacation rental home shall obtain approval of a niinor use
permit pursuant to Section 17. 72.060 of the Grass Valley Municipal Code.

2. A vacation rental home shall require a business license;
3. The owner or manager of a vacation rental home shall be subject to applicable transient

occupancy taxes, pursuant to Chapter 3. 16 of the Grass Valley Municipal Code;
4. The owner or manager must live within thirty miles of the vacation rental home. The

owner shall provide to the city as part of the minor use permit, the name and telephone number
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17.44.205

of the local contact person who shall be responsible for responding to questions or concerns
about the operations of the vacation rental home. The local contact person shall be available to
accept and immediately respond to telephone calls on a twenty-four-hour basis at all times the
vacation rental home is rented or occupied;

5. The owner shall post up-to-date information in the rented room to assist renters in
dealing with natural disasters, power outages, and other emergencies;

6. No exterior signs advertising the business shall be allowed on the property;
7 Off-street parking shall be provided as required by Section 17. 36. 040 (number of

parking spaces required) for a vacation rental home;

8. A vacation rental home with five or more guest rooms, or capacity for ten or more total
occupants, including permanent residents, shall meet current fire and building codes, and
accessibility requirements;

9. Rentelrs shall comply with the noise regulations in Chapter 8.28 of the Grass Valley
Municipal Code; and,

10. The vacation rental home shall operate without unduly interfering with the surround-
ing residential neighborhood.

D. Violations; Revocation of Permit; Penalties. The following steps are intended to
provide a streamlined compliance and permit revocation process for persons violating the
provisions of this section. This process is intended to protect residential neighborhoods from
conditions that can negatively impact the general health, safety and welfare of the city's
residents that are created when persons fail to abide by the rules, requirements, and regulations
of their minor use permit and the Municipal Code. To the extent the provisions of thTs section
conflict with provisions elsewhere in the Grass VaUey Development Code, the provisions in this
section shall control and take precedence.

1. Violations and Noncompliance. Failure by the permittee to comply with any require-
ment imposed by this section or any requirement or condition imposed by the minor use permit
("MUP") shall constitute a violation of the MUP and shall be grounds for its suspension,
non-renewal, and/or revocation, in the city manager's discretion, depending on the nature or
severity of the violation, the permittee's failure to correct a noticed violatiou, or on repeated
violations by the permittee, even if such violations are corrected.

2. Notice of Violation. Upon discovery that a violation exists, the city manager shall issue
a notice of violation to the perinittee, which notice shaU describe the nature of the violation and
the date on which it occurred and cite the specific pennit requirement or code section is alleged
to have been violated. Said notice of violation shaU be personally served or sent by U. S. certified
maU. The permittee shall have ten days of the date of the notice within which to correct the
violation(s), unless in the discretion of the, the nature of the violation requires the permit be
immediately suspended.

3. Right to Appeal. The right to appeal shall terminate on the tenth calendar day after the
date of the notice or, if the tenth day falls on a day that City Hall is closed, on the next business
day. An appeal shall be filed with the city clerk and be accompanied by the filing fee identified
in the city's planning fee schedule.
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17.44.205

4. Appeal Hearing and Rules of Evidence.
a. The city manager or designee shaU hold the hearing during ordinary business hours in

a room in City Hall;
b. Oral evidence shall be taken only under oath or affirmation. The city manager or

designee shall have authority to administer oaths and to receive and rule on admissibility of
evidence.

5. Following a hearing with the city manager where a perinit is revoked, the owner may
reapply for a new permit no sooner than one year after the date of revocation. Revocation shall
not constitute a waiver of the fees and taxes due under the MUP at time of revocation.

6. Penalties.

a. Each day in which the property is used in violation of any part of this chapter shall be
considered a separate violation.

b. Any person who violates any provision of this section is guilty of a misdemeanor.
c. Any short-term rental establishment operated, conducted or mamtained contrary to the

provisions of this section shall be unlawful and declared to be a public nuisance, and the city
may, in addition to or in Ueu of prosecuting a criminal action hereunder, commence an action
or actions, proceeding or proceedings, for the abatement, removal and enjoinment thereof, in
the manner provided by law, and shall take such other steps and shall apply to such court or
courts as may have jurisdiction to grant such relief as will abate or remove such short-term
rental establishments and restrain and enjom any person from operating, conducting or
maintaining a short-term rental establishment contrary to the provisions of this section.

d. The penalties set forth herein are cumulative and in addition to all other remedies,
violations and penalties set forth in this chapter, or in any other ordinances, laws, rules or
regulations of the City of Grass Valley, Nevada County, and the State of California, including,
without limitation, administrative enforcement pursuant to Chapter 1. 14 of this Code.

17.44.210 Single dwellings.
Single dwellings, includmg mobile/maniifactured homes permitted in compliance with

Government Code Section 65852. 3 in residential and neighborhood zones shall comply with
the following design standards. These requirements do not apply to mobile/manufactured
homes within mobile home parks, unless these requirements are included in the conditions of
approval of a mobile home park.

A. Design and Development Standards.
1. Facade Width. The street-facing facade of each single dwelling shall be a minimum of

twenty feet wide, exclusive of garage.
2. Exterior Materials. Exterior materials shall conform to the standards of the Grass

Valley Building Code.
3. Foundations. Foundations shall be along the perimeter of the structure and be of

concrete or masonry material. Exterior materials shall extend to the foundation.
4. Roof Design and Materials.
a. Roofing materials shall comply with the building code.
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