
 

GRASS VALLEY 

Planning Commission Meeting 

Tuesday, January 16, 2024 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 Greg Bulanti, Commissioner Justin Gross, Commissioner Liz 
Coots, Commissioner Ari Brouillette 

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/@cityofgrassvalley.com. 

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. 

Please note, individuals who disrupt, disturb, impede, or render infeasible the orderly 
conduct of a meeting will receive one warning that, if they do not cease such behavior, they 
may be removed from the meeting. The chair has authority to order individuals removed if 
they do not cease their disruptive behavior following this warning. No warning is required 
before an individual is removed if that individual engages in a use of force or makes a true 
threat of force. (Gov. Code, § 54957.95.) 
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City of Grass Valley, CA AGENDA January 16, 2024 

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

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

 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

AGENDA APPROVAL 

ACTION MINUTES APPROVAL 

1. Minutes for December 19, 2023. 

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. Sierra Guest Home      Expansion at 131 Glenwood Avenue (23PLN-28, Continued 
from December 19,      2023): Variance application to consider the Sierra Guest 
Home addition      into the 20-foot rear setback and in excess of the 50% site 
coverage      limit. 

3. Holiday Inn Express      project at 961 Plaza Drive (22PLN-37): Development Review 
application for      the construction of a three-story, ±42,000 square foot/80 room 
Holiday Inn      Express on a 2.74 acre portion of an 11.77 acre parcel on land zoned      
Central Business District (C-2)    

OTHER BUSINESS 

4. Review of City Council Items. 

5. 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, January 16, 2024 at 7:00 PM was posted at city hall, easily accessible to the public, 
as of 5:00 p.m. Friday, January 12, 2024. 

________________________ 

Taylor Day, City Clerk 
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GRASS VALLEY 

Planning Commission Meeting 

Tuesday, December 19, 2023 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 

COMMISSIONERS 

Chair Eric Robins, Vice-Chair Greg Bulanti, Commissioner Justin Gross, Commissioner Liz 
Coots, Commissioner Ari Brouillette 

CALL TO ORDER 

Meeting called to order at 7:00PM. 

PLEDGE OF ALLEGIANCE 

Pledge of allegiance led by Commissioner Coots. 

ROLL CALL 

PRESENT 
Commissioner Ari Brouillette 
Commissioner Greg Bulanti 
Commissioner Liz Coots 
Commissioner Justin Gross 
Chairman Eric Robins 

AGENDA APPROVAL 

Motion made to approve the agenda as submitted by Commissioner Coots, Seconded by 
Commissioner Bulanti. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, 
Commissioner Gross, Chairman Robins 

ACTION MINUTES APPROVAL 

PUBLIC COMMENT  

BUSINESS 

1. Master Sign Program amendment for McKnight Crossing shopping center (23PLN-
42) Location: 101, 111 through 151 W McKnight Way (APN: 029-350-007, -008, -009 & 
-010. Environmental Status: Categorical Exemption 

Recommendation: That the Planning Commission approve the Master Sign Program 
amendment at the McKnight Crossing shopping center as presented, or as may be 
modified by the Planning Commission, which includes the following actions: a. 
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City of Grass Valley, CA MINUTES December 19, 2023 

Recommend that the Planning Commission determine the project Categorically 
Exempt pursuant to Section 15301, Class 1, of the California Environmental Quality 
Act (CEQA) and Guidelines, as detailed in the Staff Report; b. Recommend that the 
Planning Commission adopt Findings of Fact for approval of the Development Review 
Permit as presented in the Staff Report; and, c. Recommend that the Planning 
Commission approve the Development Review Permit in accordance with the 
Conditions of Approval, as presented in this Staff Report. 

Senior Planner, Lucy Rollins, gave presentation to the Commission.  

Jim Fitzpatrick, Solutioneer with Mesa Management, gave presentation via Zoom.  

Motion made to approve the Master Sign Program amendment at the McKnight 
Crossing shopping center as presented, or as may be modified by the Planning 
Commission, which includes the following actions: a. Recommend that the Planning 
Commission determine the project Categorically Exempt pursuant to Section 15301, 
Class 1, of the California Environmental Quality Act (CEQA) and Guidelines, as 
detailed in the Staff Report; b. Recommend that the Planning Commission adopt 
Findings of Fact for approval of the Development Review Permit as presented in the 
Staff Report; and, c. Recommend that the Planning Commission approve the 
Development Review Permit in accordance with the Conditions of Approval, as 
presented in this Staff Report.by Commissioner Coots, Seconded by Commissioner 
Gross. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, 
Commissioner Gross, Chairman Robins 

PUBLIC HEARING ITEMS 

2. Development Review and Variance Request for the Sierra Guest Home Expansion 
for a total of 27 rooms, including two full apartment units, for Supportive 
Housing use consistent with state requirements. The Variance request is for 
encroachment of a rear addition into the 20-foot rear setback and exceeding the 
50% lot coverage limit (23PLN-28) Location: 131 Glenwood Avenue (APN: 035-270-
035) Environmental Status: Categorical Exemption 

Recommendation: That the Planning Commission approve the Development Review 
and Variance applications for the expansion of the Sierra Guest Home at 131 
Glenwood Avenue as presented, or as modified by the Development Review 
Committee, which includes the following actions: a. Determine the project 
Categorically Exempt pursuant to Section 15305, Class 1, of the California 
Environmental Quality Act (CEQA) and Guidelines, as detailed in the staff report; b. 
Adopt Findings of Fact for approval of the Development Review Permit as presented 
in the Staff Report; c. Approve the Development Review Permit for the expansion of 
the Sierra Guest Home in accordance with the Conditions of Approval, attached to 
the Staff Report; and d. Approve the Variance request for encroachment of a rear 
addition into the 20- foot rear setback, and exceeding the 50% lot coverage limit 

City Planner, Amy Wolfson, gave presentation. Architect, Robert Wallis, gave 
presentation and gave background on the project. Commissioners asked questions 
about parking and road maintenance.  

Public Comment: Wayne Cooley, Rickey Colby, Jason Dan. 
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City of Grass Valley, CA MINUTES December 19, 2023 

City Planner, Amy Wolfson, clarified what is being asked of the Planning Commission 
on this specific item. 

Motion made continue the item to the January 16th, 2024 Planning Commission 
meeting by Commissioner Brouillette, Seconded by Commissioner Gross. 
Voting Yea: Commissioner Brouillette, Commissioner Bulanti, Commissioner Coots, 
Commissioner Gross, Chairman Robins 

3. Tentative Parcel Map for the division of a ±11.77-acre (County GIS shows 11.83) 
parcel into two parcels of ±2.74 and ±9.03 acres to accommodate a hotel 
development. (22PLN-37) Location: 961 Plaza Drive (APN: 035-480-
039) Environmental Status: Categorical Exemption 

Recommendation: That the Planning Commission approve the Tentative Parcel Map 
application for the two-parcel lot split as presented, or as may be modified at the 
public hearing, which includes the following actions: a. A recommendation that the 
Tentative Parcel Map project are Categorically Exempt pursuant to Section 15315, 
Class 15, of the California Environmental Quality Act (CEQA) and Guidelines, as 
detailed in the staff report; and b. Adopt Findings of Fact for approval of the 
Tentative Map Application as presented in the Staff Report; and c. Approve the 
Tentative Map for the subdivision of ±11.77 parcel into two parcels of ±2.74 and 
±9.03 acres as presented in accordance with the Conditions of Approval, attached to 
the Staff Report. 

City Planner, Amy Wolfson, and applicant, Jeffery Morrish, gave presentation to the 
Commission.  

Public Comment: Lance 

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

ADMINISTRATIVE 

4. Recommendation to change the Regular Planning Commission time to 6PM 

Recommendation: That the Planning Commission recommend that City Council 
adopt the attached draft Resolution to change the regular meetings of the Planning 
Commission to 6 p.m. on the third Thursday of each calendar month beginning 
February 1, 2024 

Correction to the agenda, this would be on the third Tuesday, not Thursday as 
written in the recommendation.  

Motion made to recommend that City Council adopt the attached draft Resolution to 
change the regular meetings of the Planning Commission to 6 p.m. on the third 
Tuesday of each calendar month beginning February 1, 2024 by Chairman Robins, 
Seconded by Commissioner Gross. 
Voting Yea: Commissioner Brouillette, Commissioner Gross, Chairman Robins 
Voting Nay: Commissioner Bulanti, Commissioner Coots. 
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City of Grass Valley, CA MINUTES December 19, 2023 

OTHER BUSINESS 

5. Review of City Council Items. 

6. Future Meetings, Hearings and Study Sessions 

BRIEF REPORTS BY COMMISSIONERS 

ADJOURN 

Meeting adjourned at 9:01PM. 

 

 

 

 

________________________     ______________________________ 
Eric Robins, Chair       Taylor Day, City Clerk  

 

Adopted on:___________ 
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Miranda Bacon

From: Katie Bath <
Sent: Monday, December 18, 2023 7:24 PM
To: Public Comments
Subject: Variance Request 131 Glenwood

[You don't o en get email from Learn why this is important at 
h ps://aka.ms/LearnAboutSenderIden fica on ] 
 
Good evening, 
 
My name is Ka e Adams and my husband and I reside at 142 Glenwood Ave. in Grass Valley. I am unable to a end the 
mee ng as my husband is working nights. And I work early for Nevada County animal control. Though we are unable to 
make it I did want to bring a ques on forward, to both the city and the Hospitality House. 
 
Due to the adding of beds/units causes increased traffic of not only residents, guests, employees, county social workers 
which is significant traffic. But the contractors, city employees and emergency personnel tending to residents at the 
home as well brings concern to the condi on of the road. There is also city infrastructure beneath the road that may be 
damaged by the con nued traffic. 
 
My ques on is would the city be willing to turn Glenwood Ave into a city street? To aid in the maintenance and stability 
of the road and aid the residents and opera ons of Hospitality House with fulfilling their du es to their residents. 
 
Our home has been in my husbands family for over 50 years and this has always been a residen al road. The rest home 
when previously owned always had 10 residents or less and there was nowhere near the traffic the road has now. 
 
If the city is not willing to turn the road into a city street and aid with paving and maintenance. I want to make a point 
that if the Hospitality House were to be granted this variance, that they agree in wri ng to pave and maintain the road 
due to the main source of the traffic coming from their establishment. 
 
I hope you please take into account the thoughts and concerns of us in the neighborhood whose property values have 
already been affected by a homeless shelter moving in without warning. We would really appreciate the necessary ac on 
being taken to correct the previous and con nuous wear damaging the road. 
 
Please respond to confirm that you have received my email. 
 
Thank you and Happy Holidays, 
 
Daniel and Ka e Adams 
142 Glenwood Ave. 
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whom may or will suffer from incontinence. More toilets would seem a humane 
requirement. 
b. The dwelling units are very small: They range from 92 to 138 square feet, with 
approximately 100 square feet being the typical dwelling unit size. When a bed and 
closet are installed, there will be very little living space within individual units. 
c. Lack of adequate open space for tenant use/enjoyment: The proposed 20 foot rear 
extension of the building would seem to eliminate the site’s current rear open space 
and will deprive the residents of their yard space to sit outside. 

 
4. Relocation Payments Due to Displaced Tenants: The subject report at page 2, paragraph 6 
“Project description”, references “…abatement of lead and asbestos within the existing 
structure.” Certainly residents will need to be relocated and housed elsewhere during the 
lead and asbestos remediation work. However, the subject report does not address 
whether and how tenant relocation will be addressed nor how the lead and asbestos will be 
environmentally disposed of. 
 
5. Possible Payment of State and/or Federal Prevailing Wages: The subject report does not 
address whether the proposed work will utilize public funds either from the State of 
California and/or the federal government and if so, whether the project will pay the 
required State Prevailing Wages or the federal Davis Bacon Prevailing Wages. 
 
6. Lack of Meeting Notice to Neighborhood Residents: Finally, let me note my 
disappointment that the Grass Valley Planning Commission did not provide me with actual 
notice of this meeting’s proposed action nor did they provide me with notice of the, (as 
stated in page 4’s Findings #2), Grass Valley Development Review Committee November 14, 
2023 meeting to review the project’s application. I learned of this meeting via a discussion 
with a concerned neighbor. In fairness, neighbors within 300 feet of important land use 
proposed sites should be given actual notice of public meetings via mail or email. 
 
Sincerely, 
Nicholas Correia  
 
P.S. Please redact my phone number and address from my December 12, 2023 letter that has been posted on your 
website. Thank you.  
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PLANNING COMMISSION   
STAFF REPORT 

JANUARY 16, 2024 
  

 
Prepared by:   Amy Wolfson, City Planner  
 
DATA SUMMARY 
Application Number: 23PLN-28 
Subject: Development Review and Variance Request for the Sierra Guest 

Home Expansion for a total of 27 rooms, including two full 
apartment units, for Supportive Housing use consistent with state 
requirements. The Variance request is for encroachment of a rear 
addition into the 20-foot rear setback and exceeding the 50% lot 
coverage limit 

Location/APNs:  131 Glenwood Avenue/035-270-035 
Applicant:   Foothill House of Hospitality  
Representative:   Nancy Baglietto   
Zoning/General Plan: Single-Family Residential (R-1)/Urban Low Density (ULD) 
Entitlement: Development Review Permit, Variance 
Environmental Status: Categorical Exemption     
 
 
RECOMMENDATION: 
 

1. That the Planning Commission approve the Development Review and Variance 
applications for the expansion of the Sierra Guest Home at 131 Glenwood Avenue as 
presented, or as modified by the Development Review Committee, which includes the 
following actions: 

 
a. Determine the project Categorically Exempt pursuant to Section 15305, Class 1, 

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

 
b. Adopt Findings of Fact for approval of the Development Review Permit as 

presented in the Staff Report;  
 

c. Approve the Development Review Permit for the expansion of the Sierra Guest 
Home in accordance with the Conditions of Approval, attached to the Staff 
Report; and 

 
d. Approve the Variance request for encroachment of a rear addition into the 20-

foot rear setback, and exceeding the 50% lot coverage limit  
 
BACKGROUND:   
 
The existing residence is 5,274 square feet and was constructed in 1957 according to Assessor 
records. The building has operated as a Senior Care Facility, licensed by the State since April 
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1989. The Foothill House of Hospitality purchased the facility in 2021 and has operated it as a 
supportive housing facility as defined by the state in Government Code Section 65582, serving 
the target population as defined in that same section.   
 
The Development Review Committee reviewed the project at their November 14, 2023 meeting 
and recommended approval (4 to 0, Hutchins absent) of the project with the following requests 
to be completed prior to going before the Planning Commission: 
 

• Provide an arborist report in order to provide additional justification for the Variance 
request and condition of the existing overhanging tree. 

o Applicant submitted an Arborist Report by Greg Matuzak dated November 30, 
2023, which concludes that the health of the tree would be compromised by limb 
removal. 

 
• Consider additional aesthetic treatments to the rear elevation. 

o Applicant has amended the rear elevation with added window shutters, altered 
the siding to include both horizontal lap and vertical siding, and included a color 
change that corresponds to the siding change. 

 
• Consider a screening treatment for the trash cans. 

o Applicant added a fencing screen for the trash cans. 
 
The planning commission heard the Variance proposal at their meeting held on December 19, 
2023. The commission continued the hearing to the regular meeting of January 16, 2024 and 
asked the applicant to provide more design information for the two-story scenario that would 
meet the setback and lot coverage standards. They also requested that the coverage limit 
percentage calculated for the one-story scenario be double-checked. The applicant has 
updated their plans (attachment 6) to include a lot coverage diagram and calculations for 
existing coverage and proposed coverage (sheet 12). According to their comparison, the site 
coverage is actually greater for the existing development than the proposed development due 
to proposed conversion of hardscape to pervious paver or decking material, and the addition 
of a small area of landscaping.  It is also worth noting that the 2-story scenario shows a total 
of 33 supportive housing units as opposed to the 27 units proposed under the one-story 
expansion as currently proposed.  
 
PROJECT PROPOSAL:   
 
Project description: This Development Review Permit application is for an expansion of the 
facility from 17 to 27-bedroom units and to 9,578 sq ft. Two of the units will be studio 
apartments, replacing two existing apartment units that are proposed for demolition. The 
proposed apartment units will be used to house tenants seeking more independent living 
situations such as an on-site manager or recuperative care tenants. Along with the expansion, 
the building will be remodeled which will include abatement of lead and asbestos within the 
existing structure. New exterior finishes include painted horizontal lap siding, shake shingles, 
and new asphalt shingle roofing.  
 
Supportive Housing Use: Pursuant to Table 2-7 of the Grass Valley Municipal Code, 
Supportive Housing is a permitted use in the single-residential (R-1) zoning district. 
Government Code Section 65583(a)(5) states that "Transitional housing and supportive 
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housing shall be considered a residential use of property and shall be subject only to those 
restrictions that apply to other residential dwellings of the same type in the same zone." There 
are no restrictions in the current development code that would disallow the proposed 
development as a single-family residence except with respect to the requested Variance 
(discussed below) and with respect to the second studio apartment (one studio could be 
considered an allowed Accessory Dwelling Unit (ADU). However, the combined square footage 
of the two studios could qualify under the city’s size restrictions for an ADU. The applicant has 
indicated in the project description that these would be converted to a single unit and one of 
the kitchenettes removed upon conversion of the facility to a use other than supportive housing. 
Because the use of the apartments to serve tenants with more independent needs is a use that 
is integral to the services needed to meet the goals of the supportive housing facility, staff is 
suggesting that the planning commission make a finding to support the second apartment unit 
based on its use to serve the supportive housing use and the commitment by the applicant to 
remove one at such time the facility is no longer used for supportive housing. It should also be 
noted that the applicant is proposing to remove a detached two-apartment structure as part of 
this application, but staff has been unable to substantiate whether they were constructed 
legally. 
 
Variance: Pursuant to section 17.72.070, the purpose of a Variance process is to consider 
requests to waive or modify standards in the development code due to special circumstances 
applicable to the property. In this case, the applicant is intending to avoid a second story 
addition, which they could provide in compliance with the existing setback and lot coverage 
standards. However, the construction of a second story would compromise an existing oak tree 
on the neighboring property, that hangs over the subject building. Additionally, neighboring 
property owners have expressed a preference for the one-story addition due to concerns that 
a two-story addition would not fit as well with the character of the neighborhood.  
 
The rear setback for R-1 designated properties is 20% of the lot depth, up to a maximum of 
20-feet. The 150-foot lot depth of this property sets the rear setback at 20-feet. The rear 
addition is proposed to be as close as 6 feet, 7 inches from the rear property line. The site 
coverage limit for R-1 is 50% and includes all the impervious surfaces on a lot. The proposed 
development will have impervious coverage up to 67% of the site. Again, both the coverage 
limits and the setbacks standards could be met with a second-story, as opposed to the 
proposed single-story addition. The applicant is requesting that the commission consider the 
health of the tree that would be compromised with a second-story proposal, as a special 
circumstance that deprives the property owners the ability to build out in compliance with 
setback and lot coverage standards.  
 
At the DRC’s request, the applicant provided an Arborist and Tree Survey, dated November 
30, 2023 that considers impacts of the development to the overhanging blue oak tree. Biologist, 
Greg Matuzak concludes that additional removal of branches of the native tree could ultimately 
cause hazards such as tree death or impacts to structural foundations due to the root system 
becoming unstable. Matuzak recommends the one-story development scenario as proposed 
in order to best preserve the tree.   
 
 GENERAL PLAN AND ZONING:   
 
General Plan: The Urban Low Density (ULD) General Plan designation includes a density 
range of 1 to 4 dwelling units per acre. ULD is intended primarily for single family detached 
houses, although higher density single family patio homes or Town houses could be 
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accommodated, if offset with sufficient open space to maintain the gross density within the 
indicated range. ULD is most compatible with the following Zoning districts: Single Family 
Residential (R-1) and Two-Family Residence (R-2) districts. 
 
Zoning: The Single-Residential Zone (R-1). The R-1 zone is applied to areas of the city that 
are appropriate for neighborhoods of single dwellings on standard urban lots, surrounding 
the more densely developed city core. The r-1 zone is consistent with and implements the 
urban low density (ULD) designation of the general plan. 
 
SITE DESCRIPTION AND ENVIRONMENTAL SETTING: 
 
The subject site is located within a single-family neighborhood on Glenwood Avenue, primarily 
consisting of one-story homes. Many of the homes were constructed in the late 1930s/ early 
19040s, prior to 1962 building code requirements and land use development standards. 
Several neighboring homes encroach into setbacks applicable under the current development 
code. The site drains from south to north and has an approximate slope of 7%. There are no 
waterbodies or streams located on the property.  
 
ENVIRONMENTAL DETERMINATION:         
 
Use of the site for supportive housing is permissible under the Grass Valley Municipal Code 
and considered a ministerial project and therefore not subject to the California Environmental 
Quality Act (CEQA). The Variance request qualifies for a Categorical Exemption pursuant to 
Section 15305, Class 5, of the California Environmental Quality Act (CEQA) and Guidelines.  
A Class 5 Categorical Exemption consists of minor alterations to land use limitations where the 
site has an average slope not exceeding 20% and there is no change in land use density 
“including set back variances not resulting in the creation of any new parcel.”  
 
FINDINGS:  
 
1. The City received a complete application for Development Review Application 23PLN-28.  

 
2. The Grass Valley Development Review Committee reviewed Development Review 

Application 23PLN-28 at their regular meeting on November 14, 2023.  
 

3. The Development Review Committee reviewed the project in compliance with the California 
Environmental Quality Act and concluded that the project qualifies for a Class 5, Categorical 
Exemption in accordance with the California Environmental Quality Act and CEQA 
Guidelines.                  

  
4. The project is consistent with the applicable sections and development standards in the 

Development Code. 
 
5. The proposed use is allowed within the applicable zone and complies with all other 

applicable provisions of this Development Code and the Municipal Code.  
 

6. The two proposed studio apartments may be permitted as an integral part of the supportive 
housing facility for which the applicant has committed to converting to a single ADU with 
removal of one kitchenette upon any conversion of the use to anything other than a 
supportive housing use.  
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7. The proposed project is consistent with the general plan and any applicable specific plan 

 
8. The proposed project is allowed within the applicable zone and complies with all other 

applicable provisions of this development code and the Municipal Code; and 
 

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

 
10. There are special circumstances applicable to the property, including location, shape, 

size, surroundings, and topography, such as the tree which prevents second story 
expansion, so that the strict application of this development code deprives the property 
of privileges enjoyed by other properties in the vicinity and within the same zone 

 
11. The approval of the variance includes conditions of approval as necessary to ensure that 

the adjustment granted does not constitute a grant of special privileges inconsistent with 
the limitations upon other properties in the vicinity and within the same zone; and 

 
12. The granting of the application will not authorize an activity or use which is not otherwise 

expressly authorized by the zone governing the parcel of property for which the 
application is made. 

 
RECOMMENDED CONDITIONS: 
 
1. The approval date for planning commission review is December 19, 2023 with an effective 

date of Thursday, January 4, 2023 pursuant to Section 17.74.020 GVMC. This project is 
approved for a period of one year and shall expire on January 4, 2024 unless the project 
has been effectuated or the applicant requests a time extension that is approved by the 
Development Review Committee pursuant to the Development Code.           

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

provided by the applicant and approved by the planning commission (23PLN-28). The 
project is approved subject to plans on file with the Community Development Department.  
The Community Development Director may approve minor changes as determined 
appropriate.     

 
3. All commitments made by the applicant as part of the presented project shall be upheld 

by future/successor heirs/owners. 
 

4. Prior to any work occurring, building permits shall be obtained from the Community 
Development Department, Building Division.  
 

5. Prior to issuance of building or grading permits, the applicant shall conduct a “Water 
Demand Analysis” as required by the Nevada Irrigation District (NID) to evaluate the 
existing ¾-inch domestic meter is adequate for the demand of the project. An NID will-serve 
letter shall be provided to the City Planner.  

 
6. The project shall be designed in accordance with the requirements of all applicable codes, 

standards, and local ordinances, including but not limited to; 2022 CFC, NFPA 13-22 
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(standard for the installation, testing, and maintenance of fire sprinkler systems), and NFPA 
72-22 (standard for the installation, testing, and maintenance of fire alarm systems).   
 

7. 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. 

 
8. The requirements of the 2022 CBC, CMC, CPC, CEC, and CFC apply.  
 
9. Maximum openings on exterior walls shall be per CBC 705.8 
 
10. Plans shall include architectural, structural, mechanical, electrical and plumbing plans. 
 
11. Applicable energy conservation compliance forms are required. 
 
12. Calgreen compliance is required. 

 
13. Plans, specifications and calculations must be prepared by or under the direct supervision 

of an architect or a civil or structural engineer licensed by the state of California.   
 

ATTACHMENTS: 
1. Aerial Map 
2. Vicinity Map 
3. Applications 
4. Architectural Plans 
5. Arborist and Tree Survey Report 
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Sierra Guest Home Expansion 

at 131 Glenwood Avenue 

Project Submittal Attachment List 

1. Vicinity Map

2. Aerial Map

3. Applications (includes applicant and architect statements)

4. Sierra Guest Home Plans (renderings, site plan, floor plans, 
etc)

a. Items requested by planning commission:

i. Site Coverage Clarification (catalogs calculations 
of various surfaces for both the existing and 
proposed development)

ii. Two-Story Design Scenario (includes elevation 
sheets, floor plan, and rendering)

5. Arborist and Tree Survey Report, 11/30/23 - Greg Matuzak
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Nevada County GIS

131 Glenwood - Vicinity Map

September 29, 2023

Parcel APN: 035-270-035

© 2022 Nevada County GIS

Overview

Land Value: $102,000.00

Improvement Value: $586,500.00

Zoning: R-1 GVCity

General P lan: ULD GVCity

Fire District: Grass Valley

Elementary Sch. Dist: Grass Valley

131 GLENWOOD AVENUE
   

Acreage: Unknown

Water District:

Nevada Irrigation Dist: NID Water - Zone 1.0

Public Utility :

Park District:

Service Area: Solid Waste Grass Valley - Csa 32

Elevation: 2,657 feet

0 0.035 0.070.0175 mi

0 0.06 0.120.03 km1:2,257
Scale:

Snow Load: 49 lbs/sqft

Wind Exposure: C

Climate Zone: 11
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Nevada County GIS

131 Glenwood - Aerial Map

September 29, 2023

Parcel APN: 035-270-035

© 2022 Nevada County GIS

Overview

Land Value: $102,000.00

Improvement Value: $586,500.00

Zoning: R-1 GVCity

General P lan: ULD GVCity

Fire District: Grass Valley

Elementary Sch. Dist: Grass Valley

131 GLENWOOD AVENUE
   

Acreage: Unknown

Water District:

Nevada Irrigation Dist: NID Water - Zone 1.0

Public Utility :

Park District:

Service Area: Solid Waste Grass Valley - Csa 32

Elevation: 2,657 feet

0 0.035 0.070.0175 mi

0 0.06 0.120.03 km1:2,257
Scale:

Snow Load: 49 lbs/sqft

Wind Exposure: C

Climate Zone: 11
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CITY OF GRASS VALLEY 
Community Development Department 
125 E. Main Street 
Grass Valley, California  95945 
(530) 274-4330
(530) 274-4399 fax

Application Types 

Administrative 
[    ] Limited Term Permit 

[    ] 
$698.00
Zoning Interpretation 
$224.00

Development Review 
[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

Minor Development Review – 10,000 or less sq. ft.

$1,813.00
Major Development Review – over 10,000 sq. ft. 
$3,293.00
Conceptual Review - Minor 
$459.00
Conceptual Review – Major 
$782.00
Plan Revisions – Staff Review 
$316.00
Plan Revisions – DRC / PC Review 
$831.00
Extensions of Time – Staff Review 
$282.00
Extensions of Time – DRC / PC Review 
$607.00

Entitlements 
[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

Annexation 
$7,843.00 (deposit)  
Condominium Conversion 
$4,923.00 (deposit)  
Development Agreement – New 
$18,463.00 (deposit) 
Development Agreement – Revision 
$6,903.00 
General Plan Amendment  
$7,377.00 
Planned Unit Development 
$8,150.00 (minimum charge) + 100.00 / dwelling 
unit and / or $100 / every 1,000 sq. ft. 
commercial floor area 
Specific Plan Review - New 
Actual costs - $16,966.00 (deposit) 
Specific Plan Review - Amendments / Revisions 
Actual costs - $6,986.00 (deposit) 
Zoning Text Amendment 
$3,102.00 
Zoning Map Amendment 
$5,073.00 

Environmental 
[    ] 

[    ] 

[    ] 

[    ]   

Environmental Review – Initial Study 
$1,713.00
Environmental Review – EIR Preparation 
$31,604.00 (deposit)
Environmental Review - Notice of Determination 
$149.00 (+ Dept. of Fish and Game Fees) 
Environmental Review - Notice of Exemption 
$149.00(+ County Filing Fee)

Sign Reviews 
[    ] 

[    ] 

[    ] 

Minor – DRC, Historic District, Monument Signs 
or other districts having specific design criteria 
$313.00 
Major – Master Sign Programs 
$1,279.00 
Exception to Sign Ordinance 
$964.00 

Subdivisions 
[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ] 

[    ]   

[    ] 

[    ] 

[    ] 

Tentative Map (4 or fewer lots) 
$3,493.00 
Tentative Map (5 to 10 lots) 
$4,857.00 
Tentative Map (11 to 25 lots) 
$6,503.00 
Tentative Map (26 to 50 lots) 
$8,915.00 
Tentative Map (51 lots or more) 
$13,049.00 
Minor Amendment to Approved Map 
(staff) $1,114.00 
Major Amendment to Approved Map 
(Public Hearing) $2,436.00 
Reversion to Acreage 
$765.00 
Tentative Map Extensions 
$1,047.00 
Tentative Map - Lot Line Adjustments 
$1,200.00 

Use Permits 
[    ] 

[    ] 

Minor Use Permit - Staff Review 
$480.00 
Major Use Permit - Planning Commission Review 
$3,035.00 

Variances 
[    ] 

[    ] 

Minor Variance - Staff Review 
$518.00  
Major Variance - Planning Commission Review 
$2,029.00 

Application Fee 

_______ 

Total: $ 

UNIVERSAL PLANNING 
APPLICATION 

* DUE WITH EVERY PLANNING APPLICATION *

Major Use Permit $3,035
Major Varience $2,029

5,064

✔

✔
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Below is the Universal Planning Application form and instructions for submitting a complete 
planning application.  In addition to the Universal Planning Application form, a project specific 
checklist shall be submitted.  All forms and submittal requirements must be completely filled out 
and submitted with any necessary supporting information.   

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

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

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

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

ADVISORY RE: FISH AND GAME FEE REQUIREMENT 

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

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

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

Name: 

Property Owner 

Name: 

Address: Address: 

Phone: Phone: 

E-mail: E-mail:

Architect 

Name: 

Engineer 

Name: 

Address: Address: 

Phone: (  ) Phone: (  ) 

E-mail: E-mail:

1. Project Information
a. Project Name___________________________________________________________

b. Project Address__________________________________________________________

c. Assessor’s Parcel No(s)____________________________________________________
(include APN page(s))

d. Lot Size__________________________

2. Project Description_________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
__________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________

3. General Plan Land Use:  ______________ 4. Zoning District:  _______________

Foothill House of Hospitality

Grass Valley, California 95945 Grass Valley, California 95945
530-615-0807 530-615-0807
nbaglietto@hhshelter.org nbaglietto@hhshelter.org

Robert Wallis Jon Martin

Grass Valley, CA 95945 Rocklin, CA 95765
530-264-7010 916-256-4816
robert.wallis@wdsa.us jonm@martinconsultinggroup.biz

Sierra Guest Home Expansion

131 Glenwood Ave, Grass Valley, CA 95945

035-270-035

.20 Acres

Project consists of demolition of two existing out buildings on site, as well as a previous (existing) addition to the

ULD GVCity R-1 GVCity

Nancy Baglietto

488 Crown Point Circle 488 Crown Point Circle

415 W Main St 2204 Plaza Drive, Suite 130

main building at the back of the lot. Demolition will also include abatement of lead and asbestos within the existing structure. New finishes will be

added to the exterior of the building, consisting of painted horizontal lap siding,shake shingles, and new asphalt shingle roofing. A new addition

to the rear and west of the building will include 10 dorm-style bedrooms with two shared bathrooms and shower rooms, as well as two studio apartments. 
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4. Cortese List:  Is the proposed property located on a site which is included on the Hazardous
Waste and Substances List (Cortese List)?  Y   N

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

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

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

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

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

Property Owner/*Representative Signature:  ________________________________________  

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

Applicant Signature:  ___________________________________________________________  

--OFFICE USE ONLY-- 

Application No.: Date Filed: 

Fees Paid by: Amount Paid: 

Other Related Application(s): 

x
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CITY OF GRASS VALLEY 
Community Development Department 
125 E. Main Street 
Grass Valley, California  95945 
(530) 274-4330 
(530) 274-4399 fax 

SUPPLEMENTAL APPLICATION INFORMATION 

This document will provide necessary information about the proposed project.  It will also be 
used to evaluate potential environmental impacts created by the project.  Please be as accurate 
and complete as possible in answering the questions.  Further environmental information could 
be required from the applicant to evaluate the project. 

PLEASE PRINT CLEARLY OR TYPE 
USE A SEPARATE SHEET, IF NECESSARY, TO EXPLAIN THE FOLLOWING: 

I. Provide a written response for the variance request and provide a written justification 
statement to support findings listed in Section 17.72.070 F of the Development Code, 
including the following: 

A. There are special circumstances applicable to the property, including location, shape, 
size, surroundings, and topography, so that the strict application of this Development 
Code deprives the property of privileges enjoyed by other property in the vicinity and 
within the same zone; 

B. The approval of the Variance or Minor Variance includes conditions of approval as 
necessary to ensure that the adjustment granted does not constitute a grant of special 
privileges inconsistent with the limitations upon other properties in the vicinity and within 
the same zone; and, 

C. The granting of the application will not authorize an activity or use which is not otherwise 
expressly authorized by the zone governing the parcel of property for which the 
application is made.    

II. Project Characteristics:

A. Describe all existing buildings and uses of the property: __________________________  
 ______________________________________________________________________  
 ______________________________________________________________________  
 ______________________________________________________________________  
 ______________________________________________________________________  

B. Describe surrounding land uses: 

North:  ________________________________________________________________  
South:  ________________________________________________________________  
East:  _________________________________________________________________  
West:  _________________________________________________________________  

VARIANCE 

Main building consists of 17 dorm style bedrooms

main building at the back of the lot. Demolition will also include abatement of lead and asbestos within the existing structure. New finishes will be

added to the exterior of the building, consisting of painted horizontal lap siding,shake shingles, and new asphalt shingle roofing. A new addition

to the rear and west of the building will include 10 dorm-style bedrooms with two shared bathrooms and shower rooms, as well as two studio apartments. 

Private Road (Single family residence across street)
Undeveloped land

Single family residence
Single family residence
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SITE PLAN REQUIREMENTS 

A site plan is a scale drawing that depicts a property's size and shape, existing improvements 
on the property, and improvements or additions which are intended to be added. The site plan 
should be as complete and accurate as possible since it will be used by several City 
departments to check various requirements of the development application. Please place a 
check or N/A on the line provided in the below checklist. Submit this page along with the map 
and application packet. 

A. Application Checklist: 

  One completed copy of Universal Application form. 

    One completed copy of the Environmental Review Checklist (if applicable).  

    Preliminary Title Report dated no later than 6 months prior to the application filing date.  

    The appropriate non-refundable filing fee. 

B.  Site Plan Submittal: 

    Site Plan size – one 8-1/2” x 11”, 15 larger folded copies (folded to 9” x 12”) with one 
8.5 x 11” reduced copy and e-mail electronic .pdf file.  

    Graphic scale and north arrow. 

    Vicinity map (showing property location to major roads or major landmarks). 

 Show location and dimensions of existing and proposed structures and walls. 

 (Identify existing as a solid line and proposed as a dashed line). 

 Label the use of all existing and proposed structures or area. 

  Show the distance between structures and to the property lines. 

Show site access, location and dimensions of adjacent street right-of-way, property 
lines, building setback lines, sidewalks and easements.  

  Show off-street parking facilities, including parking area and layout, loading  
  areas trash storage areas, dimensions and numbers of individual parking spaces 
  (including handicapped spaces) and aisles.  

X
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W A L L I S   D E S I G N   S T U D I O   A R C H I T E C T S 
Listening. From design to completion. 
 www.wallisdesignstudio.com 
 

SIERRA GUEST HOME – VARIANCE JUSTIFICATION 
 

Wallis Design Studio Architects  – 415 W Main St,  Grass Valley, CA 95945 -  Voice (530) 264-7010  

Dear Amy Wolfson, 
  
 We are requesting a variance for the property of 131 Glenwood Ave. This variance will pertain to both 
the rear yard setback, as well as the imperious surface calculations at the site. 
 
The request for the exception of the rear yard setback is due to a large oak tree that sits on the 
property line to the West of the current building on site. The oak tree will not allow for a two-story 
building to be located underneath it without its removal. In order to avoid its removal, we have 
proposed a one-story option that allows the same number of units to be included in the proposed 
addition. We would like to avoid removal of the tree due to its large size. There is concern that 
removing the tree will cause the roots to rot and cause damage to the neighboring property and 
significantly impact the neighbor’s pool. 
 
Our proposed impervious coverage is 67%, while the limit is 50%. This requested increase is to allow 
for an accessible path to be added that connects to the rear of the building. These ADA paths are an 
egress requirement to ensure safety for residence who are served by this addition to the supportive 
housing facility. We are using pervious materials (decking, pervious pavers) where we can in order to 
reduce our impervious surface coverage as much as possible. The requested increase in the impervious 
coverage limit could be avoided by expanding vertically, as opposed to the one-story proposed design 
to avoid removal of the tree mentioned above. 
  
 
Sincerely, 
 
Robert Wallis 
 
Wallis Design Studio Architects 
Listening from Design to Completion 
 
(530) 264-7010  voice 
 
WallisDesignStudio.com 
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CODES AND STANDARDS

AGENCIES & UTILITIES

PROJECT INFORMATION

PROJECT LOCATION

ALL WORK SHALL COMPLY WITH THE 2022 CALIFORNIA CODE OF REGULATIONS, 

TITLE-24, CALIFORNIA BUILDING STANDARDS COMMISSION (CBSC) - PARTS 1 THRU 

PART 12

A. PART 1 - CALIFORNIA ADMINISTRATIVE CODE

B. PART 2, VOLUME 1 OF 2 - CALIFORNIA BUILDING CODE (CBC)

C. PART 2, VOLUME 2 OF 2 - CALIFORNIA BUILDING CODE (CBC)

D. PART 2.5 - CALIFORNIA RESIDENTIAL CODE (CRC)

E. PART 3 - CALIFORNIA ELECTRICAL CODE (CEC)

F. PART 4 - CALIFORNIA MECHANICAL CODE (CMC)

G. PART 5 - CALIFORNIA PLUMBING CODE (CPC)

H. PART 6 - CALIFORNIA ENERGY CODE

I. PART 7 - CALIFORNIA ELEVATOR SAFETY CONSTRUCTION CODE

J. PART 8 - CALIFORNIA HISTORICAL BUILDING CODE

K. PART 9 - CALIFORNIA FIRE CODE

L. PART 10 - CALIFORNIA CODE FOR BUILDING CONSERVATION

M. PART 11 - CALIFORNIA GREEN BUILDING STANDARDS CODE

N. PART 12 - CALIFORNIA REFERENCED STANDARDS CODE (CALGreen)

ALL WORK SHALL COMPLY WITH THE CURRENT EDITION OF THE CALIFORNIA CODE 

OF REGULATIONS (CCR), OFFICE OF ADMINISTRATIVE LAW.

A. TITLE 19 C.C.R., PUBLIC SAFETY

B. TITLE 24 C.C.R., BUILDING STANDARDS CODE

ALL WORK SHALL COMPLY WITH THE CURRENT FOLLOWING AUTHORITIES AND 

THEIR STANDARDS:

A. BUILDING & SAFETY DIVISION

B. PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT

C. PUBLIC WORKS DEPARTMENT

D. FIRE DEPARTMENT

E. AMERICANS WITH DISABILITIES ACT - (ADA)

DEFFERED APPROVALS

SPECIAL INSPECTIONS

A. SUBMITTAL DOCUMENTS SHALL BE SUBMITTED TO THE ARCHITECT OR 

ENGINEER OF RECORD WHO SHALL REVIEW THEM AND FORWARD THEM TO 

THE BUILDING OFFICIAL WITH A NOTATION INDICATING THAT THE DEFERRED 

SUBMITTAL DOCUMENTS HAVE BEEN REVIEWED AND THAT THEY HAVE BEEN 

FOUND TO BE IN GENERAL CONFORMANCE WITH THE DESIGN OF THE 

BUILDING. ANY EXCEPTIONS MUST BE ADDRESSED BEFORE SUBMITTING TO 

THE BUILDING DEPARTMENT. 

1. FIRE SPRINKLER CALCULATIONS AND DESIGN.

2. TRUSS CALCULATIONS AND DESIGN.

3. SOLAR DESIGN TO BE PROVIDED BY INSTALLER.

1. NONE

GENERAL SITE INFORMATION

LOCATION: 131 GLENWOOD AVE, GRASS VALLEY, CA 95945

GENERAL SCOPE OF WORK

PROJECT CONSIST OF  ADDITION AT REAR OF PROPERTY HOLDING 10 NEW UNITS, 

AS WELL AS A REMODEL AND EXPANSION OF THE EXISTING KITCHEN IN 

IMPORVEMENTS TO THE SITE AT THE FRONT OF THE BUILDING.

EXISTING BUILDING INFORMATION

APN: 035-270-035

ZONING: R-1 GVCITY

LAND USE: RESIDENTIAL

BUILDING USE: STANDARD SINGLE FAMILY

OCCUPANCY TYPE: R-2

TYPE OF CONSTRUCTION: TYPE V-B

EXISTING BUILDING HEIGHT: 20' - 6" +/-

EXISTING NUMBER OF STORIES: 2

EXISTING FLOOR AREA: 5,274 SF

NEW BUILDING INFORMATION

EXISTING 1ST FLOOR AREA:    3,596 SF

NEW 1ST FLOOR AREA:    2,662 SF

EXISTING SECOND FLOOR AREA:        910 SF

TOTAL FLOOR AREA:    7,168 SF

BUILDING HEIGHT: 20' - 6" +/-

OCCUPANCY TYPE: R-2

FIRE SPRINKLERS: YES

BUILDING CONSTRUCTION DESCRIPTION

EXISTING BUILDING:

WOOD FRAMED STRUCTURE WITH FIBER CEMENT HORIZONTAL LAP SIDING AND 

ASPHALT COMPOSITION ROOF. 

NEW BUILDING:

WOOD FRAMED STRUCTURE WITH FIBER CEMENT HORIZONTAL LAP SIDING AND 

ASPHALT COMPOSITION ROOF.

CITY OF GRASS VALLEY

CITY OF GRASS VALLEY

125 EAST MAIN ST.

GRASS VALLEY, CA 95945

JON MAY, BUILDING OFFICIAL

EMAIL: BLDG@CITYOFGRASSVALLEY.COM

PHONE: (530) 274-4347

AMY KESLER-WOLFSON, CITY PLANNER

EMAIL: AWOLFSON@CITYOFGRASSVALLEY.COM

PHONE: (530) 274-4711 

TREVER VAN NOORT, P.E., UTILITIES SUPERINTENDENT

EMAIL: INFO@CITYOFGRASSVALLEY.COM

PHONE: (530) 274-4371

NEVADA COUNTY CONSOLIDATED FIRE DISTRICT

PATRICK MASON, FIRE MARSHAL

11329 MCCOURTNEY ROAD

GRASS VALLEY, CA 95949 

EMAIL: NCCFIRE@NCCFIRE.COM

PHONE: (530) 265-4431

GENERAL CONTRACTOR

CREEKSIDE

3131 PEACEKEEPER WAY, SUITE 400

MCCLELLAN, CA 95652

CODY SOSNER

(916) 783-8080 VOICE

(916) 783-9064 FAX

CODY@CREEKSIDEINC.NET

A. DIMENSIONS:

1. DIMENSIONS SHALL NOT BE SCALED FROM DRAWINGS.

2. ALL DIMENSIONS TO OPENINGS ARE TO THE ROUGH OPENING UNLESS NOTED OTHERWISE.

3. ALL DIMENSIONS TO STUD PARTITIONS ARE TO THE FACE OF FRAMING UNLESS NOTED 

OTHERWISE.

4. CEILING HEIGHT DIMENSIONS ARE FROM FINISH FLOOR TO FINISH FACE OF CEILING.

5. WHERE INDICATED, DIMENSIONS SHALL BE TO CENTER / GRID LINES.

6. ALL DIMENSIONS SHALL BE VERIFIED IN THE FIELD BEFORE PROCEEDING WITH THE WORK.

7. ACCESSIBILITY DIMENSIONS SHALL BE MEASURED TO FACE OF WALL FINISH, CLEAR 

OPENING AND AS INDICATED ON ENLARGED PLAN, MOUNTING HEIGHTS SHEET, TOILET 

ROOM ELEVATIONS AND STANDARD DETAILS DRAWING SHEET.

8. DIMENSIONING PROTOCOLS / HIERARCHY:

a. "ENLARGED PLAN" INCLUDE ALL DIMENSIONING ASSOCIATED WITH THE GRAPHICS 

SHOWN.

b. OVERALL PLANS SHOW DIMENSIONS NOT INDICATED ON "PARTIAL DIMENSIONING 

PLANS."

B. WHERE NO SPECIFIC DETAIL IS SHOWN, THE FRAMING OR CONSTRUCTION SHALL BE IDENTICAL OR 

SIMILAR TO THAT INDICATED FOR LIKE CASES OR CONSTRUCTIONS ON THE PROJECT AND IF NOT 

CLEAR A REQUEST FOR INFORMATION (RFI) SHALL BE ISSUED TO ARCHITECT FOR CLARIFICATION.

C. ROOF COVERING AND ROOFING MATERIALS SHALL BE FIRE RETARDANT AND SHALL COMPLY WITH 

THE UNDERWRITERS LABORATORIES, INC. AND CLASSIFIED AS CLASS A U.L. FIRE HAZARD, MINIMUM 

UNLESS NOTED OTHERWISE ON DRAWINGS OR IN SPECIFICATIONS AND SHALL COMPLY WITH THE 

CALIFORNIA BUILDING CODE INCLUDING CHAPTER 15.

D. PROVIDE ADEQUATE ANCHORAGE, BLOCKING, BACKING, AND FRAMING FOR FIRE SPRINKLERS, 

PIPING, LIGHT FIXTURES, ELECTRICAL UNITS, HVAC EQUIPMENT AND CEILING TRACKS AS REQUIRED 

FOR A COMPLETE INSTALLATION.

E. PROVIDE 36 INCHES MAXIMUM UNOBSTRUCTED WORKING SPACE IN FRONT OF ALL PANEL BOARDS 

AND CONTROL EQUIPMENT.

F. DOOR SIZES INDICATED ON DOOR SCHEDULE ARE OPENING DIMENSIONS.  ALLOWANCES FOR 

THRESHOLDS, FLOOR FINISHES, ETC. SHALL BE TAKEN OFF DOOR.

G. DOOR OPENINGS NOT LOCATED BY DIMENSIONS SHALL BE LOCATED 4 1/2" INCHES FROM FINISH 

WALL TO FINISH JAMB UNLESS OTHERWISE NOTED. 

H. THE PRECISE DIMENSIONS AND LOCATIONS OF ALL DOORS, LOUVERS AND WINDOW OPENINGS 

SHALL BE DETERMINED BY ARCHITECTURAL PLANS AND DETAILS.  OTHER WALL AND FLOOR 

OPENINGS AS REQUIRED BY MECHANICAL OR ELECTRICAL SHALL BE VERIFIED FROM SHOP 

DRAWINGS, EQUIPMENT DATA, ETC. AS REQUIRED, AND IF NOT CLEAR AN RFI SHALL BE ISSUED TO 

ARCHITECT FOR CLARIFICATION.

I. REFER TO ARCHITECTURAL REFLECTED CEILING PLANS FOR LOCATING LIGHT FIXTURES, DIFFUSERS 

AND WALL MOUNTED FIXTURES.  

COMPLIANCE WITH DOCUMENTS

A. SIMILAR - MEANS COMPARABLE CHARACTERISTICS FOR THE CONDITIONS 

NOTES.  VERIFY DIMENSIONS AND/OR ORIENTATIONS ON PLANS AND/OR 

ELEVATIONS.

B. DIMENSIONS ARE NOT ADJUSTABLE WITHOUT APPROVAL OF ARCHITECT 

IN WRITING.

C. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO NOTIFY THE 

ARCHITECT OF ANY CONFLICTS HEREIN, EITHER APPARENT OR OBVIOUS, 

PRIOR TO START OF WORK ON THAT ITEM OR BEAR THE RESPONSIBILITY 

OF CORRECTING SUCH WORK AS DIRECTED BY THE ARCHITECT AND AT NO 

ADDITIONAL COST AND NO TIME EXTENSION OF THE PROJECT.

D. UNDERCUT ALL DOORS TO CLEAR TOP OF FLOOR FINISH AND/OR 

THRESHOLD 1/4 INCH MAXIMUM AND IN COMPLIANCE WITH RATED 

DOOR/FRAME GUIDELINES.

E. USE WATER RESISTANT / GLASS FIBER FACED GYPSUM WALLBOARD ON 

ALL WALL FACES WHICH ARE EXPOSED TO WATER OR MOISTURE AS WELL 

AS THOSE USED FOR JANITOR, TOILET AND SHOWER WALLS, COORDINATE 

WITH SPECIFICATIONS.

F. SEE DRAWINGS AND DETAILS FOR TYPICAL NOTES.

TYPICAL NOTES

A. THE CONTRACTOR SHALL EXAMINE THE DRAWINGS AND SPECIFICATIONS 

AND SHALL NOTIFY THE ARCHITECT OF ANY DISCREPANCIES FOUND 

PRIOR TO PROCEEDING WITH THE WORK IN UNCERTAINTY.

B. THE CONTRACTOR SHALL VERIFY CONDITIONS AT THE SITE AND REPORT 

ANY DISCREPANCIES TO THE ARCHITECT BEFORE PROCEEDING WITH THE 

WORK IN UNCERTAINTY.

C. THE CONTRACTOR SHALL NOTIFY UNDERGROUND SERVICE ALERT PRIOR 

TO ANY EXCAVATING.

D. THE CONTRACTOR SHALL COORDINATE THE REMOVAL, ABANDONMENT 

AND/OR LOCATIONS OF EXISTING UTILITIES ABOVE OR BELOW GRADE 

WITH THE RESPECTIVE UTILITY COMPANIES.

E. THE CONTRACTOR SHALL PERFORM ALL WORK WITHIN STREET RIGHT-

OF-WAYS ACCORDING TO THE APPROVED STANDARD PLANS AND 

SPECIFICATIONS OF THE AGENCY HAVING JURISDICTION.

F. THE CONTRACTOR SHALL OBTAIN AN ENCROACHMENT PERMIT FOR ALL 

WORK IN CITY ROAD.

G. THE CONTRACTOR SHALL PROVIDE TEMPORARY BRACES, SHORES, AND 

GUYS REQUIRED TO SUPPORT ALL LOADS TO WHICH THE BUILDING 

STRUCTURES AND COMPONENTS, ADJACENT SOILS AND STRUCTURES, 

UTILITIES AND RIGHT-OF-WAYS MAY BE SUBJECT DURING 

CONSTRUCTIONS.

H. FLOOR AND WALL OPENINGS, SLEEVES, VARIATIONS IN THE STRUCTURAL 

SLAB ELEVATIONS, DEPRESSED AREAS AND ALL OTHER ARCHITECTURAL, 

STRUCTURAL, MECHANICAL, ELECTRICAL, AND/OR CIVIL REQUIREMENTS 

MUST BE COORDINATED BEFORE THE CONTRACTOR PROCEEDS WITH THE 

WORK.

CONTRACTOR 

RESPONSIBILITIES

APPROVALS

OWNER

NANCY BAGLIETTO

HOSPITALITY HOUSE

488 CROWN POINT CIRCLE, SUITE 100

GRASS VALLEY, CA 95945

(510) 499-4941

ARCHITECT

WALLIS DESIGN STUDIO ARCHITECTS

415 WEST MAIN ST

GRASS VALLEY, CA 95945

ROBERT WALLIS, AIA

(530) 264-7010

robert.wallis@wdsa.us

CHRISTINE FANTLE

(530) 264-7010

christine.fantle@wdsa.us

STRUCTURAL ENGINEER

MARTIN CONSULTING GROUP, INC.

2204 PLAZA DRIVE, SUITE 130

ROCKLIN, CA 95765

JON MARTIN

(916)256-4816

jonm@martinconsultinggroup.biz

ENERGY CONSULTANT

MELAS ENERGY ENGINEERING

547 UREN STREET

NEVADA CITY, CA 95959

MICHAEL MELAS

(530) 265-2492

michael@melasenergy.com

CIVIL ENGINEER

DUNDAS GEOMATICS, INC.

159 SOUTH AUBURN ST.

GRASS VALLEY, CA 95945

ROBERT LAWLESS

(530) 263-2757

rlawless@ddgeo.com

ELECTRICAL ENGINEER

UP-LIGHT ELECTRICAL ENGINEERING, 

INC.

3130 TWITCHELL ISLAND ROAD

WEST SACRAMENTO, CA 95691

JIM PUGA

(916) 371 - 3202

JPUGA@UPLIGHTEE.COM
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W W

LEGEND

CONCRETE FLATWORK

(N) PROPOSED FLOOR AREA

(E) EXISTING FLOOR AREA

SHEET NOTES

GENERAL NOTES

1. NONE

*

A. ALL TREES AND PLANTS ARE (E) AND TO BE RETAINED, UON.

B. OWNER TO PROVIDE A BOUNDARY LINE VERIFICATION FORM TO THE BUILDING  

INSPECTOR, PREPARED BY A  LICENSED LAND SURVEYOR FOR  BUILDING LINES 

WITHIN TEN FEET OF PROPERTY LINE SETBACK, WHICH SHALL BE FLAGGED IN THE 

FIELD BY A LICENSED SURVEYOR PRIOR TO FIRST INSPECTIONS.

C. REFER TO "100 FT VEGETATIVE MANAGEMENT CLEARENCE REQUIRMENTS" ON 

SHEET A0.1

D. ROADSIDE VEGETATION: A FUEL MODIFICATION AREA SHALL BE PROVIDED FOR A 

DISTANCE OF 10 FEET ON EACH SIDE OF THE DRIVEWAY.

E. SEPERATE BUILDING PERMITS ARE REQUIRED FOR GRADING, AS-BUILT STRUCTURES, 

RETAINING WALLS, SWIMMING POOLS, DEMOLITION, DETACHED ACCESSORY 

STRUCTURES, OUTDOOR COOKING FACILITIES, ECT.

PROPERTY LINE

SETBACK LINE

WATER LINE

IMPERVIOUS SURFACE COVERAGE CALCULATION 

A. BUILDING AREA: 6,218 SF

B. PAVED AREA:      700 SF

   TOTAL 6,918 SF

LOT COVERAGE/LOT AREA: 6,918/10,249 (67% IMPERVIOUS SURFACE)

PERVIOUS SURFACE MATERIALS

A. DECK AREA: 1,010 SF

B. PERVIOUS PAVERS:     447 SF

PERMEABLE PAVERS

N

SWITCHGEAR

TRASH CANS

(E) BUILDING

(N) ADDITION

FINISHED GRADE

1
2

" 
M

IN
.

2" X 2" WOOD STAKE,

6' MAX SPACING

FIBER ROLL

PLACING DETAIL STAKING DETAIL (NTS)

NOTES:

1. FIBER ROLLS ARE TUBES MADE FROM BIO-DEGRADABLE EXCELSIOR 

WITH PHOTO DEGRADABLE NETTING. THEY ARE 9"-20" IN DIAMTER AND 

AS LONG AS CAN BE CONVENIENTLY PLACED.

2. INSTALL PARALLEL TO CONTOURS.

3. VERTICAL SPACING IS MEASURED ALONG THE FACE OF SLOPE

4. IF PLACED IN ROW, ROLLS SHOULD BE OVERLAPPED, NOT ABUTTED.  

FIBER ROLL, SEE

DETAIL THIS SHEET

8
"

2:1
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LEGEND
EXISTING WALL LOCATION TO REMAIN

EXISTING WALL LOCATION TO BE REMOVED

GENERAL NOTES
A. THE CONTRACTOR SHALL OBTAIN A DEMOLITION PERMIT AND ANY OTHER 

REQUIRED APPROVALS PRIOR TO THE EXECUTION OF ANY DEMOLITION.  THE 

CONTRACTOR SHALL FURNISH ALL LABOR AND MATERIALS REQUIRED TO COMPLETE 

THE DEMOLITION, RECYCLING, STORAGE AND PROTECTION OF ALL ITEMS WITHIN 

THE PROJECT AREA.

B. DEMOLITION WORK SHALL COMPLY WITH LOCAL ORDINANCES AND SAFETY CODES 

OF STATE OF CALIFORNIA AND RULES AND REGULATIONS OF INDUSTRIAL ACCIDENT 

COMMISSION OF STATE OF CALIFORNIA APPLICABLE TO DEMOLITION WORK.

C. THE CONTRACTOR SHALL COORDINATE DEMOLITION WITH THE OWNER AND SHALL 

MEET THE RULES AND REGULATIONS SET FORTH BY THE OWNER AND AGENCIES 

HAVING JURISDICTION.

D. CONTRACTOR IS ADVISED THAT THERE MAY BE UNDERGROUND OR OTHERWISE 

CONCEALED PIPE LINES, ELECTRICAL/TELEPHONE WIRES, COLUMNS, BEAMS, 

FOOTINGS OR OTHER STRUCTURAL, MECHANICAL OR ELECTRICAL ITEMS.  

ALTHOUGH THE DRAWINGS PRODUCED BY THE ARCHITECT AND HIS CONSULTANTS 

ARE BELIEVED TO BE SUBSTANTIALLY CORRECT, THE ARCHITECT AND OWNER DO 

NOT GUARANTEE THE LOCATION OR EXISTENCE OR CONDITION OF ANY CONCEALED 

ITEMS.  CONTRACTORS MUST PROCEED WITH CAUTION DURING DEMOLITION AND 

CONSTRUCTION AND MUST MAKE THEIR OWN DETERMINATION, MEASUREMENTS, 

AND EVALUATION OF THE WORKING CONDITION OF EXISTING CONCEALED ITEMS.

E. IF ANY HAZARDOUS MATERIALS ARE ENCOUNTERED DURING DEMOLITION, 

CONTRACTOR SHALL NOTIFY OWNER IN WRITING IMMEDIATELY.  CONTRACTOR 

SHALL COMPLY WITH APPLICABLE REGULATIONS, LAWS AND ORDINANCES RELATIVE 

TO REMOVAL HANDLING, AND PROTECTION AGAINST EXPOSURE OR 

ENVIRONMENTAL POLLUTION.

F. ANY INTERRUPTION TO BUILDING UTILITIES SHALL BE CLEARED WITH OWNER 72 

HOURS PRIOR TO PROPOSED INTERRUPTION.

DEMOLITION NOTICE REQUIRED
A. THE ASBESTOS NESHAP REGULATION, 40 CFR, SUBPART M SECTION 61.145 

REQUIRES WRITTEN NOTIFICATION OF DEMOLITION OR RENOVATION 

OPERATIONS. 

B. CONTRACTOR SHALL MAKE ALL REQUIRED NOTIFICATIONS.

C. CALIFORNIA AIR BOARD ASBESTOS FORM CAN BE DOWNLOADED AT: 

http://www.arb.ca.gov/enf/asbestos/asbestosform.pdf

G. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING CONTAINERIZED 

DEBRIS REMOVAL AND RECYCLING SERVICE OF ALL DEBRIS FROM ALL TRADES AND 

ALL WORK RELATING TO THE PROJECT.  THE CONTRACTOR SHALL COORDINATE THE 

CONSTRUCTION DUMPSTER AND/OR CHUTE LOCATION WITH OWNER PRIOR TO 

PLACEMENT.

H. CONTRACTOR IS TO USE ADEQUATE MEANS AND METHODS OF DEMOLITION AND 

REMOVAL FOR THE TYPE OF WORK PERFORMED.

I. PERFORM DEMOLITION WORK IN SUCH A MANNER AS TO PREVENT DAMAGE TO 

EXISTING FACILITIES TO REMAIN OR TO BE SALVAGED, AND TO PREVENT INJURY TO 

PUBLIC AND WORKMEN ENGAGED ON SITE UNDER THIS OR OTHER CONTRACTS.

J. THE CONTRACTOR SHALL PROTECT THE BUILDING EXTERIOR, ROADWAY AND 

LANDSCAPE FROM DAMAGE DURING THE DEMOLITION.  ALL DAMAGE SHALL BE 

REPAIRED BY CONTRACTOR AT THEIR EXPENSE AND APPROVED BY OWNER.

K. THE CONTRACTOR SHALL NOTIFY OWNER AND ARCHITECT AT LEAST 48 HOURS IN 

ADVANCE OF DEMOLISHING ITEMS NOT SPECIFIED ON THE PLANS.

L. THE CONTRACTOR SHALL NOTIFY ARCHITECT OF ANY DEVIATIONS TO DEMOLITION 

PLANS.NOTIFY ARCHITECT OF ANY DEVIATIONS TO DEMOLITION PLANS.

M. ALL DOORS, WINDOWS, SIGNAGE, APPLIANCES AND LIGHT FIXTURES TO BE 

SALVAGED AND STORED PER OWNER'S INSTRUCTIONS.

N. WHERE FLOORING IS REMOVED, CONCRETE SLAB TO BE PREPARED FOR 

INSTALLATION OF NEW FLOORING MATERIAL, PER MANUFACTURER'S 

REQUIREMENTS.

O. ABANDONED PLUMBING PIPING & UTILITY CONDUITS TO BE DISCONNECTED & 

SEALED.

P. REFER TO EXTERIOR ELEVATIONS FOR ADDITION INFORMATION.
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DN

DEMO STAIR

LEGEND
EXISTING WALL LOCATION TO REMAIN

EXISTING WALL LOCATION TO BE REMOVED

GENERAL NOTES
A. THE CONTRACTOR SHALL OBTAIN A DEMOLITION PERMIT AND ANY OTHER 

REQUIRED APPROVALS PRIOR TO THE EXECUTION OF ANY DEMOLITION.  THE 

CONTRACTOR SHALL FURNISH ALL LABOR AND MATERIALS REQUIRED TO COMPLETE 

THE DEMOLITION, RECYCLING, STORAGE AND PROTECTION OF ALL ITEMS WITHIN 

THE PROJECT AREA.

B. DEMOLITION WORK SHALL COMPLY WITH LOCAL ORDINANCES AND SAFETY CODES 

OF STATE OF CALIFORNIA AND RULES AND REGULATIONS OF INDUSTRIAL ACCIDENT 

COMMISSION OF STATE OF CALIFORNIA APPLICABLE TO DEMOLITION WORK.

C. THE CONTRACTOR SHALL COORDINATE DEMOLITION WITH THE OWNER AND SHALL 

MEET THE RULES AND REGULATIONS SET FORTH BY THE OWNER AND AGENCIES 

HAVING JURISDICTION.

D. CONTRACTOR IS ADVISED THAT THERE MAY BE UNDERGROUND OR OTHERWISE 

CONCEALED PIPE LINES, ELECTRICAL/TELEPHONE WIRES, COLUMNS, BEAMS, 

FOOTINGS OR OTHER STRUCTURAL, MECHANICAL OR ELECTRICAL ITEMS.  

ALTHOUGH THE DRAWINGS PRODUCED BY THE ARCHITECT AND HIS CONSULTANTS 

ARE BELIEVED TO BE SUBSTANTIALLY CORRECT, THE ARCHITECT AND OWNER DO 

NOT GUARANTEE THE LOCATION OR EXISTENCE OR CONDITION OF ANY CONCEALED 

ITEMS.  CONTRACTORS MUST PROCEED WITH CAUTION DURING DEMOLITION AND 

CONSTRUCTION AND MUST MAKE THEIR OWN DETERMINATION, MEASUREMENTS, 

AND EVALUATION OF THE WORKING CONDITION OF EXISTING CONCEALED ITEMS.

E. IF ANY HAZARDOUS MATERIALS ARE ENCOUNTERED DURING DEMOLITION, 

CONTRACTOR SHALL NOTIFY OWNER IN WRITING IMMEDIATELY.  CONTRACTOR 

SHALL COMPLY WITH APPLICABLE REGULATIONS, LAWS AND ORDINANCES RELATIVE 

TO REMOVAL HANDLING, AND PROTECTION AGAINST EXPOSURE OR 

ENVIRONMENTAL POLLUTION.

F. ANY INTERRUPTION TO BUILDING UTILITIES SHALL BE CLEARED WITH OWNER 72 

HOURS PRIOR TO PROPOSED INTERRUPTION.

DEMOLITION NOTICE REQUIRED
A. THE ASBESTOS NESHAP REGULATION, 40 CFR, SUBPART M SECTION 61.145 

REQUIRES WRITTEN NOTIFICATION OF DEMOLITION OR RENOVATION 

OPERATIONS. 

B. CONTRACTOR SHALL MAKE ALL REQUIRED NOTIFICATIONS.

C. CALIFORNIA AIR BOARD ASBESTOS FORM CAN BE DOWNLOADED AT: 

http://www.arb.ca.gov/enf/asbestos/asbestosform.pdf

G. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR MAINTAINING CONTAINERIZED 

DEBRIS REMOVAL AND RECYCLING SERVICE OF ALL DEBRIS FROM ALL TRADES AND 

ALL WORK RELATING TO THE PROJECT.  THE CONTRACTOR SHALL COORDINATE THE 

CONSTRUCTION DUMPSTER AND/OR CHUTE LOCATION WITH OWNER PRIOR TO 

PLACEMENT.

H. CONTRACTOR IS TO USE ADEQUATE MEANS AND METHODS OF DEMOLITION AND 

REMOVAL FOR THE TYPE OF WORK PERFORMED.

I. PERFORM DEMOLITION WORK IN SUCH A MANNER AS TO PREVENT DAMAGE TO 

EXISTING FACILITIES TO REMAIN OR TO BE SALVAGED, AND TO PREVENT INJURY TO 

PUBLIC AND WORKMEN ENGAGED ON SITE UNDER THIS OR OTHER CONTRACTS.

J. THE CONTRACTOR SHALL PROTECT THE BUILDING EXTERIOR, ROADWAY AND 

LANDSCAPE FROM DAMAGE DURING THE DEMOLITION.  ALL DAMAGE SHALL BE 

REPAIRED BY CONTRACTOR AT THEIR EXPENSE AND APPROVED BY OWNER.

K. THE CONTRACTOR SHALL NOTIFY OWNER AND ARCHITECT AT LEAST 48 HOURS IN 

ADVANCE OF DEMOLISHING ITEMS NOT SPECIFIED ON THE PLANS.

L. THE CONTRACTOR SHALL NOTIFY ARCHITECT OF ANY DEVIATIONS TO DEMOLITION 

PLANS.NOTIFY ARCHITECT OF ANY DEVIATIONS TO DEMOLITION PLANS.

M. ALL DOORS, WINDOWS, SIGNAGE, APPLIANCES AND LIGHT FIXTURES TO BE 

SALVAGED AND STORED PER OWNER'S INSTRUCTIONS.

N. WHERE FLOORING IS REMOVED, CONCRETE SLAB TO BE PREPARED FOR 

INSTALLATION OF NEW FLOORING MATERIAL, PER MANUFACTURER'S 

REQUIREMENTS.

O. ABANDONED PLUMBING PIPING & UTILITY CONDUITS TO BE DISCONNECTED & 

SEALED.

P. REFER TO EXTERIOR ELEVATIONS FOR ADDITION INFORMATION.
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TOTAL COVERAGE:             1,457 SQFT

UNCOVERED AREA

BACK & SIDE YARDS:    1,735 SQFT

FRONT PLANTERS:       139 SQFT

TOTAL COVERAGE: 1,874 SQFT

IMPERVIOUS COVERAGE / TOTAL SITE AREA = SITE COVERAGE PERCENTAGE

    6,918 SQFT      /   10,249 SQFT       =     67%

IMPERVIOUS COVERAGE + PERMEABLE SURFACES + UNCOVERED AREA = TOTAL SITE AREA
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TOTAL COVERAGE: 1,569 SQFT

IMPERVIOUS COVERAGE / TOTAL SITE AREA = SITE COVERAGE PERCENTAGE

    7,809 SQFT      /   10,249 SQFT       =     76%

IMPERVIOUS COVERAGE + PERMEABLE SURFACES + UNCOVERED AREA = TOTAL SITE AREA

   7,809 SQFT      + 871 SQFT             + 1,569 SQFT         =      10,249 SQFT

CALCULATION JUSTIFICATION

IMPERVIOUS COVERAGE ON THE SITE  IS CALCULATED TO INCLUDE 

ALL IMPERVIOUS MATERIALS INCLUDING CONCRETE PAVING AND THE 

BUILDING FOOTPRINT AS DEFINED BY THE "SITE COVERAGE 

DEFINITION IN THE GRASS VALLEY DEVELOPMENT CODE: ""SITE 

COVERAGE." THE PERCENTAGE OF TOTAL SITE AREA OCCUPIED BY 

STRUCTURES AND ALL IMPERVIOUS SURFACES. STRUCTURE/BUILDING 

COVERAGE IS MEASURED FROM EXTERIOR WALL TO EXTERIOR WALL."

THIS IMPERVIOUS CALCULATION DOES NOT INCLUDE SITE AREA THAT 

IS COVERED BY ANY MATERIALS DEFINED AS PERVIOUS BY THE GRASS 

VALLEY DEVELOPMENT CODE. THE CODE STATES THAT "LANDSCAPED 

SOIL AND PERVIOUS PAVEMENT, INCLUDING PAVERS WITH PERVIOUS 

OPENINGS AND SEAMS, UNDERLAIN WITH PERVIOUS SOIL OR 

PERVIOUS STORAGE MATERIAL, SUCH AS A GRAVEL LAYER SUFFICIENT 

TO HOLD THE SPECIFIED VOLUME OF RAINFALL RUNOFF ARE NOT 

IMPERVIOUS SURFACES." THEREFORE, THE DECK SPACES THROUGH 

THE SITE AND THE  PERVIOUS PAVEMENT LOCATED AT THE FRONT 

PATIO ARE NOT INCLUDED IN THIS CALCULATION AS THEY ALLOW 

RAIN INFILTRATION IN THESE LOCATIONS.

BASED ON THESE CALCULATIONS, THE EXISTING IMPERVIOUS 

COVERATE ON THE SITE IS 76%, WITH 4979 SQFT OF THAT COVERAGE 

BEING THE FOOTPRINT OF THE EXISTING BUILDING, AND 2,830 SQFT 

BEING CONCRETE OR ASPHALT COVERING. OUR ONE STORY 

PROPOSED DESIGN INCLUDES 67% IMPERVIOUS SITE COVERAGE, 

INCLUDING 6,218 SQFT FOR THE BUILDING FOOTPRINT, AND 700 SQFT 

FOR CONCRETE COVERING ON SITE.
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IMPERVIOUS COVERAGE + PERMEABLE SURFACES + UNCOVERED AREA = TOTAL SITE AREA

    5,124 SQFT      + 849 SQFT             + 4,276 SQFT         =      10,249 SQFT
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From: Greg Matuzak, Principal Biologist 

Greg Matuzak Environmental Consulting LLC 

P.O. Box 2016 

Nevada City, CA 95959  

Phone: (530) 557-5077 

Email: gmatuzak@gmail.com 

To: Robert Wallis 

Wallis Design Studio Architects 

415 W. Main Street 

Grass Valley, CA 95945 

accounts@wdsa.us 

mystery.wallis@wdsa.us 

Date: November 30, 2023 

Re: Arborist and Tree Survey Report for the Sierra Guest House Project Located at 131 

Glenwood Avenue in Grass Valley, CA  

Project Background 

This Arborist and Tree Survey Report (ATSR) has been developed for submission to 

the City of Grass Valley Planning Department for the proposed Sierra Guest House 

building permit application project (Project). Sierra Guest House is an assisted living 

facility. The proposed Project would include a new 7,254 square foot building as well 

as a partial remodel of the existing residence within the parcel. The new building is 

proposed to be a single-story building (see attached design drawings and a 

comprehensive site plan). The subject parcel is located at 131 Glenwood Avenue within the 

Brunswick Basin area of the City of Grass Valley, CA 95945. The subject parcel includes the 

following APN: 035-270-035 and the subject parcel is 0.20 acres in size.   

The development of a single-story building would require a variance given the 

required dimensions of the structure within the subject parcel do not meet the typical 

building standards of the City of Grass Valley. An alternative design of the new building 

would be to construct a two-story building. However, given Sierra Guest House is an assisted 

living facility it would be safer for those living within the facility to not have a two-story facility. 

Additionally, as described within this ATSR, a two-story facility would have an impact on an 

existing native oak tree that could cause a hazardous tree situation.   

As designed, the Project consists of an addition within the rear section of the property 

with a proposal ten (10) new units to be included in the rear section construction. 

Additionally, a remodel and expansion of the existing kitchen and improvement to the site 

within the front of the building are proposed. The existing building consists of a wood framed 

structure with fiber cement horizontal lap siding and asphalt composite roof. The proposed 
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new building will include a wood framed structure with fiber cement horizontal lap siding 

and asphalt composition rood as well. See the attached Comprehensive Site Plan detailing 

the proposed construction within the subject parcel.  

The subject parcel includes a large native blue oak tree along the southern border of 

the subject parcel and site development could impact the native oak tree directly and/or 

indirectly depending on the site design selected for the final Project within the subject 

parcel. The native oak tree in question is rooted within the neighboring parcel to the south 

of the subject parcel and several of its branches hang over into the subject parcel.  

Therefore, this ATSR includes a recommendation to have select the final Project design 

that would include no additional impacts to the native blue oak tree along the property line 

given any additional removal of branches could create a hazard situation. Potential 

hazards from the removal of additional branches of the native blue oak tree could include, 

but are not limited, to the following: the tree dies and falls or the root system becomes 

unstable and impacts the foundations of either or both properties as well as the existing pool 

located within the parcel immediately adjacent to the subject parcel and Project area. 

City of Grass Valley Tree Preservation and Protection Ordinance   

The City of Grass Valley Tree Preservation and Protection Ordinance (Chapter 

12.36 within the City of Grass Valley Code of Ordinances) includes the following: 

• The City of Grass Valley acknowledges the importance of trees to the 

community’s health, safety, welfare, and tranquility. Trees increase property 

values, provide visual continuity, provide shade and cooling, decrease wind 

velocities, control erosion, conserve energy, reduce stormwater runoff, filter 

airborne pollutants, reduce noise, provide privacy, provide habitat and food 

value, and release oxygen. In December 2005, the City Council adopted the 

Tree Ordinance, Chapter 12.36 of the Municipal Code, to ensure that the 

community trees would be prudently protected and managed so as to ensure 

these multiple civic benefits. 

 

What Types of Trees Are Protected Under This Ordinance? 

 

• Tree: Any woody plant having a trunk ten (10) caliper inches or larger in 

Diameter at Breast Height (DBH) (54” above ground height) and as further 

defined within the definitions section of the Tree Preservation and Protection 

Ordinance, Chapter 12.36. 

• Significant Tree:  

Any tree which measures twenty-four (24) caliper inches or larger in Diameter at 

Breast Height (DBH) (54” above ground height). 
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• Heritage Trees:  

Any tree listed on the official City of Grass Valley heritage tree list adopted by 

the City Council due to distinctive form, size, age, location, species, unique 

qualities, or historical significance. 

 

• Street Trees:  

Any tree within the public right-of-way. 

When Are Permits Required? 

The pruning or removal of any of the types of protected trees listed above 

(including the modification of surrounding area) may require review and/or 

permitting, depending on the nature of the proposed work.  The matrix on the 

opposite side of this page presents the basic review process for tree permits in the City 

of Grass Valley.  It is the responsibility of property owners and/or residents of the City of 

Grass Valley to be aware of tree-related regulations before engaging in any planning 

or activity that may require new tree planting or removal; or may impact existing 

trees.  The City of Grass Valley is not responsible for location of trees marked for 

removal.  All property lines should be verified before submitting your application. It 

shall be the responsibility of all licensed tree cutters or any other person who is 

removing the tree to have a copy of the applicable tree permit, a valid city business 

license and any required state licenses in his or her possession and available for 

inspection upon request. 

Arborist and Tree Survey and Results 

An arborist and tree survey was conducted on foot within the entirety of the 0.20-

acre subject parcel. The arborist and tree survey was conducted by Greg Matuzak, 

Principal Biologist with Greg Matuzak Environmental Consulting and a Qualified 

Biologist on the City of Grass Valley’s list of such qualified biologists. Additionally, Mr. 

Matuzak is a certified arborist and has conducted similar arborist and tree surveys for 

many projects within Nevada County, Nevada City, and the City of Grass Valley. 

The site visit and arborist and tree survey was conducted on November 28, 2023. 

A Photo Log is included in the attachments, which documents the subject parcel 

during the site visit and arborist and tree survey. The subject parcel does not contain 

any trees per the definition of the City of Grass Valley Tree Preservation and Protection 

Ordinance given there are no trees within the subject parcel that have a minimum 

diameter trunk at breast height (DBH) of 10 inches or greater. However, two (2) trees 

rooted within the neighboring parcel immediately to the south of the subject parcel 

(located within the parcel at 139 Glenwood Avenue) and those 2 trees encroach 

within the subject parcel with branches hanging over into the subject parcel. The 2 

trees include a native blue oak (Quercus douglasii) with a 22-inch DBH and a 

Mediterranean cypress (Cupressus sempervirens) with a 14-inch trunk DBH. Given both 
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trees have a DBH greater than 10 inches but less than 24 inches they would both be 

identified as a Tree by the City of Grass Valley. However, it could be argued that there 

would be an exemption to remove the Mediterranean cypress given it appears to 

have been planted as a hedge to block off the parcel boundary view but has since 

grown to over 40 feet tall. The   

The native blue oak tree is in moderately good condition; however, historically a 

few smaller branches were removed from the tree apparently given the lower, smaller 

branches were a nuisance to the subject parcel. The non-native Mediterranean 

cypress is in good condition, but it is growing up against the existing structure within 

the subject parcel (see attached Photo Log).  

Arborist and Tree Survey Recommendations 

The native blue oak tree is in moderately good condition; however, based on 

the remaining existing branches that grow above and over the existing structure 

along the southern side of the subject parcel (see attached Photo Log), any required 

removal of those branches as part of the proposed Project could create a hazard for 

the tree and the neighboring parcel. It is my understanding from discussions with the 

Project design team that the development of a two-story structure would require the 

removal of additional branches that remain above and over the existing structure 

within the subject parcel given the height of a two-story structure would be higher 

than the existing building. Therefore, the recommendation of this ATSR is the following: 

• The design team should incorporate a single-story structure that would avoid 

the need to remove any additional branches from the existing native blue oak 

tree. This would allow the relatively healthy blue oak tree to remain in its 

present condition with no further degradation to it. This would also eliminate 

the need to apply for a Tree Removal Permit for any trimming or removal of the 

native blue oak tree. 

• If a two-story structure is selected as the final design several additional 

branches along the northern side of the native blue oak tree would need to be 

removed given a two-story structure would be higher than the existing 

structure. This would most likely require the need to apply for a Tree Removal 

Permit for any trimming or removal of the native blue oak tree and mitigation 

for impacts to the native blue oak tree could also be required. 

• The removal of additional branches could make the native blue oak 

unbalanced and through time it could begin to sustain a decline in its ability to 

support itself. The tree could eventually deteriorate and/or fall, or the root 

structure of the tree could begin to negatively impact the foundations of the 

buildings adjacent to it and the pool that is also adjacent to it.    
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• The non-native Mediterranean cypress should be removed given it is growing 

up along the side of the existing building within the subject parcel. Such non-

native trees pose a fire hazard given their dry nature and shape. Additionally, 

the tree as seen within the attached Photo Log is a nuisance to the structure 

within the subject parcel. Given it is a non-native tree and most likely planted 

initially as a hedge along the parcel boundary to increase privacy within the 

adjacent parcel, it is recommended that it be removed and most likely would 

meet the exemption policy of the City of Grass Valley and would not require a 

Tree Removal Permit for its removal.  

 

If a Tree Permit is Required for the Timming of Branches and/or Tree Removal 

It is my understanding from discussions with the Project design team that the 

development of a two-story structure would require the removal of additional 

branches that remain above and over the existing structure within the subject parcel 

given the height of a two-story structure would be higher than the existing building. 

Additionally, it is recommended that the Mediterranean cypress be removed. 

Therefore, the City of Grass Valley has specific criteria for the removal of trees and 

they are outlined below. 

Per the City of Grass Valley Ordinance No. 726, § 1, 4-12-2011, the following 

process would be required if 1) either tree needed to be removed or branches trimmed 

and 2) the City of Grass Valley requires a Tree Removal Permit for such actions regarding 

either tree. 

12.36.080 - Criteria for issuance of tree removal permit. 

An applicant for a tree removal permit shall demonstrate that the 

following criteria are satisfied. The tree permit administrator may require an 

arborist's report to substantiate the criteria for a permit. 

A. Hazard Tree. The tree permit administrator shall issue a tree 

removal permit for a hazard tree if the applicant 

demonstrates that a tree is a hazard and warrants removal: 

1. A hazard tree is a tree that is physically damaged to 

the degree that it is clear that it is likely to fall and injure 

persons or property. A hazard tree may also include a 

tree that is located within public rights-of- way and is 

causing damage to existing public or private facilities or 

services and such facilities or services cannot be 

relocated or the damage alleviated. The applicant must 
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demonstrate that the condition or location of the tree 

presents a clear public safety hazard or a foreseeable 

danger of property damage to an existing structure and 

such hazard or danger cannot reasonably be alleviated 

by treatment or pruning. 

2. The city may require the applicant to mitigate for the 

removal of each hazard tree pursuant to Section 12.36.085 

of this chapter (outlined below). Such mitigation 

requirements shall be a condition of approval of the permit. 

B. Tree that is Not a Hazard. The city shall issue a tree 

removal permit for a tree that is not a hazard if the 

applicant demonstrates one of the following two 

options: 

1. The tree is proposed for removal in order for the 

property to achieve compliance with other 

applicable city requirements and standards (i.e., other 

applicable site design and use standards). The tree 

permit administrator may require the building footprint 

of an improvement that would prompt the removal of a 

tree to be staked on the property prior to removal of 

the tree; 

2. Removal of the tree will not have a significant negative 

impact on erosion, soil stability, flow of surface waters, 

protection of adjacent trees, or existing windbreaks; 

 

Removal of the tree will not have a significant negative impact on the 

tree densities, sizes, canopies, and species diversity within two hundred 

feet of the subject property. The city shall grant an exception to this 

criterion when alternatives to the tree removal have been considered and 

no reasonable alternative exists to allow the property to be used as 

permitted by the city zoning ordinances. In making this determination, the 

city may consider alternative site plans or placement of structures or 

alternate landscaping designs that would lessen the impact on trees, so 

long as the alternatives continue to comply with other provisions of the 

city zoning ordinance. 

 

The city shall require the applicant to mitigate for the removal of each 

tree granted approval pursuant to Section 12.36.085 outlined below. Such 

mitigation requirements shall be a condition of approval of the permit. 
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12.36.085 - Mitigation required. 

An applicant may be required to provide mitigation for any tree 

approved for removal. The mitigation requirement shall be satisfied by one or 

more of the following: 

A. Replanting On-site. The applicant shall plant either a 

minimum one and one-half-inch caliper healthy and well- 

branched deciduous tree or a five- to six-foot tall evergreen 

tree for each tree removed. The replanted tree shall be of a 

species that will eventually equal or exceed the removed 

tree in size if appropriate for the new location. The tree shall 

be planted and maintained in accordance with city 

policies and standards or recommendations provided by an 

arborist. 

 

B. Replanting Off-site. If in the city's determination there is 

insufficient available space on the subject property, the 

replanting required in subsection A of this section shall 

occur on other property in the applicant's ownership or 

control within the city, in an open space tract that is part 

of the same subdivision, or in a city- owned or dedicated 

open space or park. Such mitigation planting is subject to 

the approval of the authorized property owners. If planting 

on city-owned or dedicated property, the city may specify 

the species and size of the tree. Nothing in this section shall 

be construed as an obligation of the city to allow trees to 

be planted on city-owned or dedicated property. 

 

C. Payment in Lieu of Planting. If in the city's determination 

no feasible alternative exists to plant the required 

mitigation, the applicant shall pay into the tree account 

an amount as established by resolution of the city 

council. 

 

Conclusions 

The site survey and arborist and tree inventory survey identified 2 trees. One 

native blue oak tree that is in moderately good condition and a non-native 

Mediterranean cypress that is in good condition. Both of the trees are located along 

the southern border of the subject parcel and rooted in the adjacent parcel directly 

to the south of the subject parcel and structure to be removed and replaced with a 
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proposes single-story structure.  

Based on the remaining existing branches of the native blue oak tree that grow 

above and over the existing structure along the southern side of the subject parcel 

(see attached Photo Log), any required removal of those branches as part of the 

proposed Project could create a hazard for the tree and the neighboring parcel. 

Therefore, it is recommended that the blue oak tree be avoided and thus no tree 

removal or branch removal would be required. If the development of a two-story 

structure is selected it would require the removal of additional branches that remain 

above and over the existing structure within the subject parcel given the height of a 

two-story structure would be higher than the existing building and thus a City of Grass 

Valley Tree Removal Permit would be required. 

The tall Mediterranean cypress should be removed given it is a non-native 

species and is growing up along the side of the existing building along the southern 

border of the subject parcel. Given the tall and dry conditions of the cypress it 

represents a hazard from potential fire and a hazard to the existing building and the 

proposed construction of a new building at that location. Given the cypress was most 

likely planted as a hedge to create more backyard privacy within the parcel directly 

to the south of the subject parcel, it cypress most likely would meet the exemption 

definition outlined within the City of Grass Valley Tree Preservation and Protection 

Ordinance. Whether a Tree Removal Permit is required or not, the tree should be 

removed and given it is not a significant or heritage tree and it is a non-native tree, no 

mitigation should be required for the removal of the cypress. 

Lastly, if a two-story structure is developed within the subject parcel and it 

encroaches into the branches of the native blue oak tree, a Tree Removal Permit 

would be required most likely by the City of Grass Valley. Though the tree is not a 

significant tree or heritage tree, removal or trimming of the tree could require the Tree 

Removal Permit. If such a permit is required, mitigation for the trimming or removal of 

the tree shall be through the tree preservation fund established for the City of 

Grass Valley given there is no on-site location for mitigation planting and the 

Project applicant would not want to conduct an off-site mitigation project for 

the removal or impact of any tree. The payment through the tree preservation 

fund is to be directed towards planting of trees on publicly owned property, 

easements, or within rights-of-way. 

The Project shall comply with Section 12.36.160 of the City’s Ordinance for 

activities within drip lines of trees. Grading, irrigation, and paving beneath trees 

to be retained shall be given special attention. Every reasonable effort shall be 

made to avoid creating conditions adverse to the tree's health. Given the 

subject parcel is already paved and developed, no additional impacts will 

occur within the drip line of any tree located adjacent to the subject parcel. 
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Attachments 
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11/28/23, 2:23 PM Parcel Information Report

https://reports.nevcounty.net/property/rdPage.aspx?rdReport=parcel.ParcelReport&APN=035270035000 1/2

County of Nevada
Nevada County, CA Parcel Report

Search by Assessor's Parcel Number (APN): 035-270-035-000   Search

View Assessor's Parcel Map PDF

Site Address
131 GLENWOOD AVENUE

Jurisdiction
GRASS VALLEY CITY

Legal Description
PTN NE 1/4 23-16-8

Data current as of: 11/27/2023

Description: The Parcel Report displays information from a
variety of sources – Assessor, Building, Code Enforcement,
Environmental Health, and Planning departments to list a few.
The report is maintained by the County GIS Division.

Site Information Property Details Districts Permits Unrecorded Maps

Nevada County GIS
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11/28/23, 2:23 PM Parcel Information Report

https://reports.nevcounty.net/property/rdPage.aspx?rdReport=parcel.ParcelReport&APN=035270035000 2/2

Property Summary
Assessor's Parcel Number Acreage Land Value Improvement Value Tax Rate Area

035-270-035-000 0.20 $102,000.00 $586,500.00 001-056

Property Context
Zoning Zoning

District
Map

General
Plan

Census
Tract

Census
Block
Group

Max
Elevation

Ground Snow
Load (lbs/sqft)

Climate
Zone

Wind
Exposure

R-1
GVCity 52c ULD

GVCity 5.01 2 2,667 49 11 C
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Photo Log of the Project Area During the Site Survey on November 27th, 2023 

 

Photo 1: Existing access into the subject parcel off of Glenwood Avenue. The hedges to 

the right are along the parcel border. Two trees along the parcel border are a concern. 

 

Photo 2: The existing large non-native tree along the parcel border is a hazard tree 

given it is a fire danger and a danger to instrastructure within the subject parcel. 
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Photo 3: The native blue oak tree to the left would be impacted significantly by a two-

story development. A single story development would avoid the tree’s canopy. 

 

Photo 4: It is recommended the tall non-native tree behind the structure be removed as 

it is a fire and structural hazard, while it is recommended the oak tree not be impacted. 
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Photo 5: The large native blue oak tree would require branch removal for a two-story 

structure, which would create a hazard for the neighboring parcel where tree is rooted. 
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Photo 6: A two-story structure would require overhanging branches to be removed. The 

tree would be side heavy to the left and could fall or damge the foundation and/or the 

neighboring pool where the tree is rooted within the adjacent parcel to the Project. 
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Photo 7: Back of the existing site development where future expansion will occur. No 

trees are located within the parcel except for the native oak and non-native tree. 

 

Photo 8: Cottonwood trees are located within the adjacent parcel behind the subject 

parcel and will not be impacted by the Project. 
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Photo 9: Existing structure within the subject parcel from along Glenwood Avenue. Only 

the tall non-native tree in photo and the blue oak tree encroach within the parcel. 

 

Photo 10: Far side of the subject parcel with no native trees or encroachment of trees 

within the parcel. 
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                                 PLANNING COMMISSION 
                     STAFF REPORT   
  JANUARY 16, 2024 

Application 22PLN-02                                               1                                      Development Review Meeting 
                                                                                                                                                March 22, 2022  
 

 
 
Prepared by:   Amy Wolfson, City Planner  
 
DATA SUMMARY: 
Application Number: 22PLN-37 
Subject: Development Review Permit for the construction of a three-story, 

±42,000 square foot/80 room Holiday Inn Express on a 2.74 acre 
portion of an 11.77 acre parcel    

Location/APN: 961 Plaza Drive/035-480-039  
Owner:   Rajinder Singh, Grass Valley Hospitality, Inc. 
Applicant:    Jeff Morrish, NST Engineering, Inc.             
Zoning/General Plan: Central Business (C-2) Zone/Commercial 
Entitlements: Development Review Permit    
 
 
 
RECOMMENDATION:  

1. That the Planning Commission approve the Development Review Permit for the ±42,000 
square foot, 80-room hotel project as presented, as may be modified and, which includes 
the following actions: 

 
a. A finding that the Development Review project is Categorically Exempt pursuant to 

Section 15332, Class 32 (In-fill) of the California Environmental Quality Act (CEQA) 
and Guidelines, as detailed in the staff report; and 

 
b. Adoption of Findings of Fact for approval of the Development Review Permit as 

presented in the Staff Report; and  
 

c. Approval of the Development Review Permit for the ±42,000 square foot, 80-room 
hotel project on 2.74 acres as presented in accordance with the Conditions of 
Approval, attached to the Staff Report. 

 
BACKGROUND:  
In 2002, the City adopted a Mitigated Negative Declaration and approved the Olympia Plaza II 
Project. The project included the construction of six buildings on ±4.7 acres of the ±12-acre site. 
In total, ±52,000 square feet of commercial/office floor area was approved with 40 apartments, 
many of which would have included second and third floors above the commercial spaces. That 
project expired in 2005. While the development never came to fruition, as a result of that proposal, 
open space areas were reserved on the properties at both the north and south ends for 
preservation of trees and/or biological resources.  
 
Staff presented a preliminary project design for the proposed Holiday Inn Express at the May 23, 
2023 DRC meeting to obtain feedback on the proposed development. At that meeting the 
committee recommended that the applicant refine the design to be more consistent with Gold 
Country architecture and the City’s Community Design Guidelines. Specific recommendations 
from that meeting are included in the May 24, 2023 letter sent to the applicant (Attachment 7). 
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The applicant has been working diligently with staff to make the recommended design 
modifications and also correct the plans to be compliant with the city municipal code. The 
proposed project is the result of responses to several staff requests for modifications.  
 
Staff returned to DRC with a revised project on December 12, 2023 , at which time the committee 
recommended approval of the revised design to the planning commission. They did request that 
the applicant provide additional detail for the decorative feature to be placed on the span of 
exterior rear elevation that serves the elevator shaft and also that they provide the commission 
with the selected materials for the retaining wall. Attachment 6, which included color and material 
selections, has been updated with this information, including an option for either a split-faced or 
smooth finish retaining wall (see attachment 6.d). The DRC also recommended that condition of 
approval no 9 be added requiring that the applicant install snow cleats on the roof.  
 
PROJECT DESCRIPTION:  
 
Development Review Permit – The Development Review Permit is for the Holiday Inn Express 
hotel proposed to be located on a 2.74-acre portion of the parcel at 961 Plaza Drive. A tentative 
map was processed concurrently, approved by the planning commission at their December 
meeting, which will separate the hotel development from the remaining vacant 9.03 acres. The 
site is proposed to be developed with a ±42,000 square foot, 80-room hotel. The project is in the 
Central Business District (C-2) Zone, which allows hotel use as a permitted use contingent upon 
approval of a Development Review Permit (i.e. Design Review) for site plan and architectural 
building design in accordance with the City’s Design Guidelines, and development standards of 
the City Municipal Code. The project plans include the following Development Review details:  
  
Site Plan & Setbacks – The three-story, 80-room hotel is proposed to be located in the center of 
the northerly 2.74-acre development area with parking located primarily to the south of the 
proposed building.  The building is setback approximately 230 feet from the northern property line, 
running along Brunswick Road, with the outdoor pool setback 200-feet. The building is setback 
approximately ±25 feet from the eastern property line, adjacent to Timeberwood Estates, 150-feet 
from the proposed southern property line, and between 45 and 100 feet along the west property 
line fronting Sutton Way fronting. The project complies with the City’s setbacks for the C-2 Zone, 
which are 0 feet in the front; 10 feet on an interior side where abutting a residential zone; 0 feet 
on a street side yard; and 25 feet in the rear. 
 
Access & Circulation – Access to the property is proposed at two locations at the north end and 
at the south end of the resulting lot, both providing two-way access to/from Plaza Drive.  All the 
internal drive aisles are a minimum of 25-feet wide, which provide two-way traffic. Full road 
improvements are required along the Plaza Drive property frontage, including sidewalk, curb 
and gutter and commercial driveways (See Condition no. 8 and 15). 
 
Parking – A total of 83 on-site parking spaces are provided, including 4 ADA accessible parking 
spaces; and 4 Electric Vehicle spaces. In addition to the 83 automobile spaces, the applicant is 
providing 5 motorcycle spaces. The standard parking spaces meet the minimum dimensions of 9 
feet by 18 feet with minimum backing distances of 25 feet in compliance with City Parking 
Standards. Table 3-3 of the City’s Development Code requires 1 space for each unit, plus 2 
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spaces for the manager or owner for the hotel requiring a total of 82 parking spaces. The 
development is in compliance with city parking standards.    
 
Landscaping – Landscaping is provided around the perimeter of the proposed development 
area. Total landscaped area of the development is 14,575 square feet (0.3 acres) or 17% of the 
total site. The landscaping includes existing trees to be preserved along the eastern property 
line to help buffer the Timberwood residential development. There is also a 0.3 acre area in the 
northeast corner devoted to open space where natural vegetation will be maintained, for a total 
of 0.6 acres of pervious surface on the resulting parcel. The C-2 zone has no limit for site 
coverage other than what is required to meet landscaping standards.  
 
Hotel Architectural Design – In addition to the 80 lodging rooms, the hotel includes a registration 
lobby, a breakfast dining area, a fitness center, an outdoor pool, a conference room, and laundry 
facilities. The total square footage of the building is ±42,542 square feet with ±14,000 square feet 
on each floor. The building has similar architectural design and material elements as other 
buildings in the Brunswick Basin, including: 
 
• Siding: 

o Fiber cement lap siding  
o Fiber-cement Board and Batten, 16 inches on center 
o Stone Veneer 

• Roofing: 
o Primarily standing Seam metal 
o Small area of single-ply, waterproof membrane at HVAC Screen 
o Combination of  8:12, 4:12, and 3/12 pitches  

• Varying wall planes and drive-through Porte Cochere; 
• Gooseneck wall lighting. 

 
Proposed Holiday Inn Express rendering 

 
Trash Enclosure – A trash enclosure is located east of the proposed building within the parking 
area, and 20-feet from the side property line adjoining the Timberwood subdivision, consistent 
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with Community Design Guidelines. The materials of the trash enclosure includes a 6-foot high, 
split-faced CMU enclosure with  a 1/12 shed roof and metal gates.  
 
Lighting - Lighting proposed for the project site includes 20-foot parking lot pole lighting, and 
gooseneck wall fixtures on the building. Section 17.30.060 of the City Municipal Code provides 
standards for outdoor lighting. Subsection A states that a fixture shall not exceed eight feet where 
adjacent to a residential area, though the development review action body can allow fixtures to 
reach up to twenty feet in height where it determines the additional height will comply with all other 
standards (see finding 9).  The applicant has provided further justification for the pole heights in 
the “Applicant Statement (Attachment 2).” The applicant has provided photometric plan that 
shows lighting won’t exceed 0.5 footcandles at the property line, which is consistent with the City’s 
lighting requirements with respect to light intensity and spillover. All lighting fixtures contain shields 
to direct lighting downward. The DRC supported the 20-foot light poles as proposed because they 
are located away from the residential property line and due to an understanding that they will be 
below sight lines once building elevations are achieved.  
 
Residential Screening – Section 7.30.040 (F.1.a) of the municipal code requires screening 
between commercial and single-family residential land uses in the form of a 6-foot high solid, 
masonry wall. The applicant is requesting that the city consider allowing the proposed metal fence 
due to the topography of the adjacent residential use and building pads located nearly 15 feet 
above the adjoining property line, with further consideration of the 4 to 6 foot retaining wall that 
will be located along this property line. The DRC was supportive of the metal fence as proposed 
(see finding 10).  
 
Grading and Retaining Walls – The project site slopes from northeast to southwest toward 
Olympia Creek, with the area of proposed development ranging in slope between 2% and 10%. 
To comply with Americans with Disabilities Act (ADA) requirements, the site must be graded 
relatively flat with slopes less than 5% gradient. Accordingly, ±999.75 cubic yards of cut are 
required with ±30.95 cubic yards of fill resulting in an export of ±968.81 cubic yards of soil.  
 
To accommodate the slopes, a 2.5 to 6 foot retaining wall is proposed at the southeast corner of 
the parking lot. A stepped 4-foot and 6-foot retaining wall is proposed to run along the eastern 
edge of the parking lot, transitioning to a 9-foot retaining wall behind the building, where it will be 
obscured from public view.  Section 17.30.04 (D.3) of the municipal code requires that retaining 
walls be stepped when above a five-foot height. The Planning Commission may make a finding 
that the intent to visually soften a large retaining wall from the perspective of public views is met 
with the design as proposed since the 9-foot section of wall will be behind the hotel building 
(See finding 8). 
 
Tree Removal –  According to the site plan, a total of 20 trees between 10 and 22 inches DBH 
are proposed for removal to accommodate the project. Most of the trees being removed are 
along the rear property line. including mostly pines, but also including oaks, cedars, and one 
redwood. Chapter 12.36 of the city municipal code provides standards for tree removal within 
the city boundaries. The ordinance requires a tree permit for the removal of any tree that has a 
trunk diameter of 10 inches or larger DBH, and categorize any tree with a diameter of 24 inches 
as “significant.” A Biological Resource Assessment was prepared for this project in September 
2023 by Greg Matuzak of Greg Matuzak Environmental Consulting LLC, who recommends that 

71

Item # 3.



Application 22PLN-37                                            5                                       Planning Commission 
                                                                                                                                 January 16, 2024  

                                                                                                  
 

property lines be verified prior to tree removal and to obtain a construction related tree removal 
permit from the director of public works, the tree permit administrator.  Furthermore, the city’s 
tree preservation ordinance requires that tree protection measures be approved prior to any 
development activities including, but not limited to, clearing, grading, excavation or demolition 
work on a property or site which requires a planning action (See Condition 4 and 9).  
 
Drainage – A preliminary drainage study was prepared for the project by NST Engineering 
dated February 10, 2023. The run-on (runoff from neighboring properties onto the subject 
property) potentially consists of stormwater crossing the site (east to northwest), 3.82 cfs for a 
100-yr, 1-hr storm through the open space and into a 36-inch diameter culvert that crosses 
Plaza Drive in a southwesterly direction. The storm drain appears to tie into a storm drain 
system that runs through the existing commercial development west of Plaza Drive. The open 
space area located at the northern end of the site, acts as a containment basin and can contain 
27,000 cf of storm run-off before it crosses over Plaza Drive. The 36-inch diameter culvert has a 
possible 70 cfs stormwater flow, well above the projected 5.01 cfs run-off from the proposed 
hotel site during a 100-yr, 1-hr storm. The remainder of the storm run-off from the hotel site 
presently flows down the east side of Plaza Drive. The flow will be increased from 0.68 cfs to 
1.19 cfs during the 100-yr, 1-hr storm. 
 
SITE DESCRIPTION AND ENVIRONMENTAL SETTING:   
The project site is vacant, and generally dominated by ponderosa pine (Pinus ponderosa), 
incense cedar (Calocedrus decurrens), and sugar pine (Pinus lambertiana) trees within a mixed 
conifer forest habitat zone. However, within the open areas of the subject parcel and within the 
majority of the proposed areas of disturbance that make up the Project area within the subject 
parcel, non-native annual grassland is the dominant vegetation type. The natural parcel runoff 
within the northern section of the subject parcel is within the drainage feature that connects 
directly to the west side of Plaza Drive and drains underground towards the west where Olympia 
Creek is located (daylights from underground and flows south into the Loma Rica Phase I 
project area). Runoff within the western section of the subject parcel crosses under Timberwood 
Drive and flows towards Olympia Creek to the southwest of the subject parcel. Surrounding 
uses consist of a shopping and office center to the north, vacant land to the south, and offices 
and another shopping center to the east. A PG&E substation is located to the west of the site 
which fronts on Sutton Way. 
 
GENERAL PLAN AND ZONING:  
 
General Plan - The project area has a land use designation of Commercial according to the City 
of Grass Valley 2020 General Plan. The Commercial designation is a broad category intended to 
encompass all types of retail commercial and commercial service establishments. 

  
Zoning - The property is within the Central Business (C–2) Zone. Hotels are permitted uses in 
the C – 2 Zone subject to Development Review Permit approval. The C-2 Zone implements and 
is consistent with the Commercial land use designation of the General Plan. 
 
ENVIRONMENTAL DETERMINATION:         
Pursuant to CEQA an Initial Study is required to be prepared in the absence of an appliable 
exemption pursuant to CEQA Guidelines. In this case, the hotel development on 2.74 acres is 
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consistent with Categorical Exemption Class 32, which consists of projects characterized by in-
fill development meeting the conditions described in this section (city consistency response in 
italics): 
 
(a) The project is consistent with the applicable general plan designation and all applicable 
general plan policies as well as with applicable zoning designation and regulations. 
 
Hotel use is a permitted use in the C-2 zoning designation and is consistent with the Commercial 
General Plan designation defined in the City of Grass Valley 2020 General Plan as serving a wide 
variety of service commercial establishments. 
 
(b) The proposed development occurs within city limits on a project site of no more than five acres 
substantially surrounded by urban uses.  
 
The hotel development is proposed on a project site of 2.74 acres. Surrounding uses include the 
Gold Country Center (Safeway shopping center) to the north, medium density residential 
(Timberwood Estates) to the east, high density housing along Sutton Way and a PG&E substation 
to the south, and Olympia Plaza (shopping center with car repair, restaurant, and dry-cleaning 
services) to the west.  
 
(c) The project site has no value as habitat for endangered, rare or threatened species.  
 
A Biological Resource Assessment, dated September 2023, was prepared by Greg Matuzak, 
Princlple Biologist at Greg Matuzak Environmental Consulting LLC. The Assessment indicates 
that Special-status species were considered in the preparation of the Biological Inventory and is 
based on a current review of the California Natural Diversity Data Base (CNDDB) and database 
information provided by the United States Fish and Wildlife Service for the subject parcel. The 
database searches revealed eleven (11) species, including Brandegee’s clarkia, Scadden Flat 
checkerbloom, Pine Hill Flannelbush, finger rush, dubious pea, brownish beaked-rush, coast 
horned lizard, Townsend’s big-eared bat, yellow-breasted chat, foothill yellow-legged frog, and 
California black rail that have been previously identified within 3 miles of the subject parcel. 
However, none of the species were observed during field surveys and Matuzak further concluded 
that the subject site offers only marginal habitat or no suitable habitat for each of these species. 
Additionally, there is no federally mapped Designated Critical Habitat (DCH) within 3 miles of the 
subject parcel (USFWS 2023). 
 
(d) Approval of the project would not result in any significant effects relating to traffic, noise, air 
quality, or water quality.  
 
Traffic:  
Level of Service (LOS): The average trip generation rate per hotel room (per the Trip Generation 
Manual) is .70.  For the proposed 80 room hotel, that means 56 peak hour trips which is below 
the City’s threshold of 63 PM peak hour trips and is therefore considered a less than significant 
impact.    
 
Vehicle Miles Traveled (VMT): The Traffic Study concludes that hotel guests from out of town will 
average 25 to 50 miles per trip and that miles traveled while staying at the hotel will be less than 
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five miles. A weekend stay at the hotel would average 95 to 145 vehicle miles traveled per guest, 
per day. At an expected average 60% occupancy, the entire hotel would average approximately 
1,540 to 2,300 VMT per day. The study concludes that VMT will be reduced by an average of 25 
VMT per guest who can stay at the hotel as opposed to driving the 25 to 50 miles back to their 
starting destination. Pursuant to CEQA Guidelines Section 15064.3(b.1), projects that decrease 
vehicle miles traveled in the project area are presumed to have a less than significant 
transportation impact.  
 
Noise: The applicant provided a noise analysis prepared by NST Engineering, LLC, dated 
November 13, 2023. As a commercial zoning designation, the site is subject to a noise standard 
of 65 dbA pursuant to section 8.28.060 of the city municipal code. Construction noise is regulated 
under section 8.28.100 and prohibits construction adjacent to a residential zone to operate 
standard construction equipment between 7 pm and 7am, and on Sundays or legal holidays. The 
noise analysis has indicated that noise generating uses associated with the hotel use include 
hotel guests using the patio and pool area including potential music events, wall-mounted heat 
pumps, and roof-mounted HVAC units. Of these noise sources, only the HVAC units were found 
to have a potential impact above the 65 dbA standard and they will be mitigated to be below this 
threshold by a proposed parapet wall that is designed into the project. 
 
Air Quality: The Northern Sierra Air Quality Management District (NSAQMD) has reviewed the 
project and determined that reasonable project guidelines based on a Dust Management Plan 
that the applicant has agreed to abide by, are adequate to mitigate air quality impacts related to 
the development.  
 
Water Quality: There are no waterbodies on or traversing the 2.74-acre development area and no 
development will occur within 30-feet of Olympia Creek. Drainage from the site is directed toward 
a bio-swale and toward the northern open space area and is directed toward a 32 inch culvert that 
crosses Plaza Drive and ties into an existing storm drain system on the adjacent commercial 
development.  
 
(e) The site can be adequately served by all required utilities and public services. 
 
All utilities, including NID water, PG&E power lines, and city sewer lines are located in close 
proximity to the project, as they serve the adjacent commercial shopping center. Extension of 
these services are contingent upon the applicant extending infrastructure as needed and working 
with the respective agencies to hook up to their utility infrastructure. A will-serve letter will be 
required from NID prior to grading permit issuance. No utility agency has expressed concern in 
their capacity for serving the project as proposed.  
 
FINDINGS: 
In accordance with Sections 17.72.30 J (Development Review Permit) of the Development Code, 
the Planning Commission is required to make the following specific findings before it approves 
the Development Review permit.  

1. The City received a complete application for the Holiday Inn Express Project (22PLN-37). 

2. The Development Review Committee reviewed the project in compliance with the California 
Environmental Quality Act and recommends that the Planning Commission find the project 
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qualifies for a Class 32, Categorical Exemption (In-fill) in accordance with the California 
Environmental Quality Act and CEQA Guidelines.  

3. The 2020 General Plan designates the project site as Commercial. The Holiday Inn Express 
Project is consistent with the General Plan or any applicable Specific Plan. 

4. The proposed project is allowed within the applicable zone and complies with all other 
applicable provisions of the Development Code and the City Municipal Code.  

5. The design, location, size, and characteristics of the proposed project is in compliance with 
any project-specific design standards in effect and any standards and guidelines for 
Development Review Permits. 

6. The project complies with all applicable provisions of the City’s Design Guidelines.  

7. The project can be adequately, conveniently, and reasonably served by public facilities, 
services, and utilities. 

8. That the intent of Municipal Code Section 17.30.04 (D.3) requiring that retaining walls be 
stepped when above a five-foot height in order to visually soften a large retaining wall from 
the perspective of public views is met with the design as proposed since the 9-foot section 
of wall will be behind the hotel building. 

9. The 20-foot height of the parking lot lighting is appropriate in order to comply with all other 
outdoor lighting requirements as outlined in section 17.30.060 of the city municipal code. 

10. That the project is effectively meeting the residential screening requirement pursuant to 
Section 7.30.040 (F.1.a) of the Municipal Code by placing a metal fence as proposed 
between the hotel property and the Timberwood Estates properties to the east because the 
topography of the adjacent residential use and building pads is located nearly 15 feet above 
the adjoining property line and because a 4 to 6 foot retaining wall will be located along the 
property line.  

RECOMMENDED CONDITIONS OF APPROVAL: 
PLANNING 

1. The approval date for Development Review is January 19, 2024 with an effective date of 
Thursday, February 3, 2024 pursuant to Section 17.74.020 GVMC. This project is approved 
for a period of one year and shall expire on February 3, 2025 unless the project has been 
effectuated or the applicant requests a time extension that is approved by the Development 
Review Committee pursuant to the Development Code.    

2. The final design shall be consistent with the Development Review application and plans 
provided by the applicant and approved by the Development Review Committee (22PLN-37). 
The project is approved subject to plans on file with the Community Development Department. 
The Community Development Director may approve minor changes as determined 
appropriate.   

3. If tree or vegetation removal is proposed within the bird breeding season (between March 1 
and August 31) a pre-construction survey within 250 feet of the disturbance area shall be 
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required pursuant to the Biological Resource Analysis prepared by Greg Matuzak, dated 
September 2023 and prepared for the applicant.  

4. Property lines shall be verified prior to tree removal, pursuant to the Biological Resource 
Analysis prepared by Greg Matuzak, dated September 2023 and prepared for the applicant. 

5. In the event of inadvertent discovery of previously unidentified cultural material, archeological 
consultation shall be sought immediately.  

6. In the event that human remains are inadvertently encountered during ground-disturbing 
activity or at any time subsequently, State law shall be followed, which includes, but is not 
limited to, immediately contacting the County Coroner's office upon any discovery of human 
remains.  

7. The applicant shall file for a sign permit prior to erecting signage. 

8. 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 

9. Prior to building permit issuance, a note shall be places on the plans indicating that snow 
cleats will be installed on metal roof structures. 

ENGINEERING: 

10. Prior to recording the concurrent Parcel Map, a Grading Permit shall be issued by the City 
Engineer and all improvements described on the plans shall be completed or the applicant 
shall enter into an agreement with the City Engineer to complete the grading and public 
improvements.   

11. The applicant shall submit to the Building Department 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 lots 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. 

12. 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 (PRC4581).  Any project with 3 Acres or greater or that do not meet the 
conditions in 14 CCR 1104.1 (a)(2). 
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13. Prior to any ground-disturbing activities, the applicant shall submit to the Building 
Department 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 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. 

14. 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. 

15. 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. 

16. Measures must be implemented for site design, source control, runoff reduction, storm water 
treatment and baseline hydromodification management measures per the City of Grass 
Valley Design Standards. 

17. The applicant shall submit sewer calculations for the proposed development and any 
calculations necessary to verify the existing sewer system’s ability to carry the additional 
flow created by the development. 

18. Sidewalk, curb and gutter and commercial driveways will be required along the full frontage 
of the developed parcel. 

NEVADA IRRIGATION DISTRICT: 

19. Prior to issuance of a grading permit or building permit, the applicant shall provide a copy of 
a will-serve letter from NID confirming ability to serve the project and shall also provide 
confirmation of available fire flow to the Planning Department.  

20. If a domestic meter is requested to serve the project, prior to issuance of a grading permit or 
a building permit the applicant shall perform a Water Demand Analysis to determine meter 
size and fees. 

21. Appropriate backflow prevention will be required. 

NORTHERN SIERRA AIR QUALITY MANAGEMENT DISTRICT: 
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22. The applicant shall abide by the Dust Management Plan Descriptions of NSAQMD Rule 226 
pursuant to the signed agreement by Grass Valley Hospitality on November 27, 2023. 

ATTACHMENTS: 
1. Aerial and Vicinity Maps 
2. Applicant Statement 
3. Tentative Map 
4. Sewer Calculations 
5. Improvement Plans 
6. Color Renderings and Material / Color Selections 
7. May 23, 2023 DRC Recommendations 

 
Special Studies available on the city’s website (see attachment for link) 
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Holiday Inn Express Proposed at 961 Plaza Drive 

Project Submittal Attachment List 

1. Aerial and Vicinity Maps

2. Applicant Statement

3. Tentative Map

4. Sewer Calculations

5. Improvement Plans
a. Building Elevations and Floor Plans
b. Site Plan
c. Grading Plan and Drainage Study
d. Utility Plan
e. Fire Access Plan
f. Lighting Plan
g. Striping Plan
h. Conceptual Landscaping Plan

6. Color Renderings Material/Color Selections

a. rendering
b. color selections
c. decorative metal feature  (per DRC request)
d. retaining wall material options  (per DRC request)

7. May 23, 2023 DRC Recommendations

Special Studies including the following can be found on the city's 
website at the following link: 

• Noise Analysis
• Traffic Study
• Biological Inventory
• Cultural Resource Inventory
• Geotechnical Report
• Hydrology Report
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Nevada County GIS

961 Plaza Drive

July 20, 2023

Parcel APN: 035-480-039

© 2022 Nevada County GIS

Overview

Land Value: $1,577,800.00

Improvement Value: $0.00

Zoning: C-2 GVCity,OS GVCity,R-2A GVCity

General P lan: C GVCity,OS GVCity,UMD GVCity

Fire District: Grass Valley

Elementary Sch. Dist: Grass Valley

961 PLAZA DRIVE
   

Acreage: Unknown

Water District:

Nevada Irrigation Dist: NID Water - Zone 1.0

Public Utility :

Park District:

Service Area: Solid Waste Grass Valley - Csa 32

Elevation: 2,578 feet

0 0.15 0.30.075 mi

0 0.2 0.40.1 km1:9,028
Scale:

Snow Load: 49 lbs/sqft

Wind Exposure: C

Climate Zone: 11
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SIDE   ELEVATION  -  South

FRONT   ELEVATION  -  West

REAR   ELEVATION  -  East

SIDE   ELEVATION  -  North
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1
4010 foothills Blvd. Ste 103 #31
Roseville Ca 95747
916 823 5444
www.four1�vedesign.com

Copyright © 2017, innov8 Solution Group, Inc., ALL RIGHTS RESERVED. This design is the property of innov8 Solution Group, Inc. This design may not be used, reproduced, transmitted, or distributed without the express written permission of innov8 Solution Group, Inc.. 
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2
4010 foothills Blvd. Ste 103 #31
Roseville Ca 95747
916 823 5444
www.four1�vedesign.com

Copyright © 2017, innov8 Solution Group, Inc., ALL RIGHTS RESERVED. This design is the property of innov8 Solution Group, Inc. This design may not be used, reproduced, transmitted, or distributed without the express written permission of innov8 Solution Group, Inc.. 
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HOLIDAY INN EXPRESS HOTEL
COLOR BOARD

961 PLAZA DRIVE
GRASS VALLEY, CA

Siding

Sherwin Williams
Shoji White

or
Matte Sandstone

Sherwin Williams
Smoky Beige

or
Matte Desert Tan

Sherwin Williams
Half-Caff

or
Matte Mansard Brown

Matte Orange

Stone Roofing Stamped Concrete

El Dorado Stone
Cliffstone in Montecito

Terra Cotta Matte Desert Tan
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Examples of similar  
decorative metal features 
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CITY OF GRASS VALLEY 
Community Development Department 
Thomas Last, Community Development Director 

125 East Main Street 
Grass Valley, CA 95945 

Building Division 
530-2 7 4-4340 

Planning Division 
530-27 4-4330 

530-27 4-4399 fax 

May 24, 2023 

NST Engineering, Inc. 
1495 Riverside Drive 
Susanville, CA 96130 
Attn: Jeff Morrish 

(Via email) 

RE: Development Review Committee Comments on Tentative Parcel Map 
and Development Review Permit (22PLN-37) for the division of a 
±11.66 acre parcel and construction of three-story ±42,000 square 
foot/80 room Holiday Inn Express (APN: 35-480-039). 

Dear Mr. Morrish, 

At its meeting of May 23, 2023, the Development Review Committee had the 
following comments on the project noted above. 

1 . Decorative paving should be added to both the entrance locations on Plaza 
Drive, at the Porte Cache, and rear patio area. The depth of the decorative paving 
at the drive isles and Porte Cache should be a minimum of 15 feet. 

2. Electric Vehicle parking spaces should also be provided in the parking 
calculations. 

3. The building design shall be completed by a licensed Architect or building design 
professional pursuant to State law. 

4. Architectural detailing in accordance with the Gold Country Architectural 
Standards and consistent with the City's Community Design Guidelines and 
recently approved projects in the Brunswick Basin should be added, including, 
but not limited to: 
a. The Porte Cache should be more substantial as an entryway feature and 

include a gable end with heavy timber elements in its design. Note fire 
department requires a minimum 12-foot drive isle for access along the 
frontage. 

b. Vertical and horizontal wall articulation, such as variation in the wall plane, 
color changes, or material use, should be used to visually divide the building 
into small sections. 

c. Siding materials should be extended to the outside edge on all elevations. 
d. Stucco siding should be reduced and replaced with natural materials on all 

elevations. Vertical and horizontal siding should be the predominate finish 
material. 
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e. Shed roofs should be added over select windows on the front and rear 
elevations. 

f. Varying roof lines, roof types and roof slopes should be provided (e.g. gable, 
hip, shed roof, 6/12-8/12, etc.) (Note fire department access requirements 
limits the height of the building to 29 feet 11 inches). 

g. The rear wall line should be broken up vs. one linear wall line. A Cross Section 
shall also be provided to illustrate how the rear property line is improved 
relative to adjoining uses. 

h. Material/Color Boards shall be provided. Color scheme is not cohesive and 
should be further refined. 

i. Graphic renderings shall be better quality and true representation of the 
building architecture. 

5. Additional landscaping should be installed along the rear of the property 
adjoining single family dwellings to the east. The landscaping should include 
ground cover, shrubs and decorative trees at 25 foot on center along the entire 
length of the rear property line. The landscaped buffer should be a minimum of 
ten-foot between the parking area and the property line; provided that the review 
authority (i.e. Planning Commission) may reduce this requirement where it 
determines that the site area is severely constrained. 

6. Additional landscaping should also be provided in the parking lot south and west 
of the building at a ratio of one tree per 5 parking spaces. 

7. A tree removal plan should be included showing all of the trees to be removed 
from the site. Preservation of as many trees as possible along the east property 
line is recommended. 

8. The trash enclosure shall not be placed within twenty feet of abutting residential 
properties. Enclosures shall also be located remotely from project entrances, 
building entrances, public view corridors and main circulation paths. 

9. The trash enclosure shall incorporate metal doors into the design. Enclosure 
finishes should match the building in color and texture and shall include a 
minimum three-foot landscape buffer on all non-accessible sides. 

10. Parking lot pole lighting should not exceed 20 feet in height. Building lighting 
should consist of gooseneck lighting or equivalent. 

11. To separate commercial from residential land uses, a 6-foot-tall CMU retaining 
wall is required along the eastern property line. 

12. Sight distance exhibits shall be provided for the driveways. 
13. An oil/sand separator shall be installed in the parking lot. 

(530) 274-4712 or 
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