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DEVELOPMENT REVIEW COMMITTEE
STAFF REPORT
August 23, 2022

Lance E. Lowe, AICP, Principal Planner

22PLN-33
Conceptual Development Review for the division of a ±9.70-
acre parcel into sixty-one (61) residential units consisting of 17
duplex and 9 tri-plex buildings.
10715 Brunswick Road/035-412-019
Martin Wood, SCO Planning & Engineering
No City Pre-zone/Urban Medium Density Residential
Conceptual Development Review
TBD upon formal application submittal

RECOMMENDATION:
Staff recommends that the Development Review Committee review the conceptual plans
and offer comments relative to service requirements, public and private improvements,
entitlement processing, Development Code compliance and design standards. No formal
action is to be taken on this Conceptual Development Review application.

BACKGROUND:
The subject ±9.70-acre parcel adjoins the Timberwood Estates residential development.
The property is also identified as Parcel 6 of Nevada County's Housing Element Rezone
Program. The County anticipated a density of 16 units per acre yielding ±151 units. An
EIR was Certified for the County Rezone Program.

PROJECT DESCRIPTION:
Conceptual Development Review for the development of a ±9. 70-acre parcel into sixty-
one (61) residential units consisting of 17 duplex and 9 tri-plex buildings. In addition, three
lettered lots (A, B & C) are designated for common open space areas and a parcel
dedication of the proposed road right-of-way to the City.

The property is within unincorporated Nevada County and requires annexation into the
City of Grass Valley among other land use entitlements. Entitlements include Annexation,
Pre-Zone, Tentative Subdivision Map, Development Review and Planned Development as
outlined:

Annexation - The property is currently located in the unincorporated area of Nevada
County but is bound to the north and west by properties already annexed within the City.
The property is within the near-term annexation schedule.
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General Plan - No General Plan Amendment is required of the project. The property is
within the City's Urban Medium Density General Plan designation. The City's Urban
Medium Density General Plan designation density is 4. 01 to 8. 0 units per acre. The UMD
is intended to accommodate single family and multiple family housing product types. At 8
units per acre and 9. 70 acres, a maximum of 77 units may be developed.

Pre-zone - A Pre-zone of the property is required to the Medium Density Residential (R-
2A) Zone. The R-2A Zone is applied to areas of the City that are appropriate for a variety
of higher density housing types, located in proximity to parks, schools, and public services.
3, 500 square feet of site area is required per unit in the R-2A Zone.

Tentative Subdivision Map - A Tentative Subdivision Map is required for division of the
property for sale, lease, or financing, including lettered parcels A-C serving the property.

Development Review - In accordance with Table 7 - 2, a Development Review Permit is
required for Duplex or multi-family unit projects with five or more dwellings. The design is
subject to the City's Design Guidelines.

Planned Development - A Planned Development Permit is recommended to deviate from
City standards for elements as setbacks, minimum parcel size, etc. The Planned
Development process is intended to provide for flexibility in the application of Development
Code standards under limited and unique circumstances. The purpose is to allow
consideration of innovation in site planning and other aspects of project design, and more
effective design responses to site features, uses on adjoining properties, and
environmental impacts than the Development Code standards would produce without
adjustment. The City expects each Planned Development Permit project to be of obvious,
significantly higher quality than would be achieved through conventional design practices
and standards.

SITE DESCRIPTION AND ENVIRONMENTAL SETTING:
The ±9.70-acre site is an undeveloped parcel with mild to moderate slopes and is at the
high point of adjacent properties with approximately one-quarter of the site sloping
southwest and the rest of the site sloping westerly. The parcel contains a mixed conifer
forest that has been heavily modified by thinning activities. Access roads occur throughout
the site and appear to have at one time been surfaced with gravel. Haul roads, cut stumps,
and tree and shrub stature, as well as a lower stand density and canopy closure than the
other sites in this area indicate that the forest on the site was thinned relatively recently.

ENVIRONMENTAL DETERMINATION:
The City will utilize the County's Rezone Program El R for the basis of the environmental
review. A tiered Initial Study for the project in compliance with the California Environmental
Quality Act (CEQA) is anticipated to be prepared. As part of the City's review, air quality,
biological resources, cultural resources, traffic, and other resource areas will be evaluated.
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PROJECT REVIEW COMMENTS:
The following are suggested comments for review of the proposed project. The
Development Review Committee should develop recommendations on the Conceptual
Design Review application prior to a formal application submittal:

A. Local Agency Formation Commission (LAFCO) -
1. Documentation that the City and Nevada Irrigation District municipal services

including water, wastewater, fire, and emergency response service can be provided
is required. LAFCo will use this information to update the Municipal Service Review
determinations in the context of Annexation.

2. Detachment from Nevada County Consolidated Fire District to the City of Grass
Valley would be included in LAFCo's action.

3. A LAFCO annexation application to the City of Grass Valley is required following
Planning Commission and City Council consideration of the project.

B. Nevada Irrigation District (NID) -
1. Easements are required for any new facility and any existing facility without

adequate easements.
2. A Water Demand Analysis (WDA) is required for the project; WDA may lead to

upsizing meter, additional capacity fees, and installation of an appropriate backflow
device.

C. Engineering Department -
1. Sidewalk and curb and gutter shall be installed along the Brunswick Road frontage

of the property to extend the sidewalk installed by the Timberwood Estates
Development.

2. This parcel will require extension of the nearby City sewer main.
3. 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, streeVparking
lot lights, accessible access from the sidewalk to the building and from the
accessible parking spaces to the building, retaining walls, any necessary alteration
of existing utilities, and all easements, in accordance with City Improvement
Standards.

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

5. 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
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shall obtain one of the following harvest document(s) from the California
Department of Forestry and Fire Protection and submit a copy of the approved
document to the City: a. Less Than 3 Acre Conversion Exemption. Any project
with less than 3 acres of land disturbance may qualify (see 14 CCR 1104. 1 (a)(2)
for conditions), b. Timberland Conversion (PRC4621) and Timber Harvest Plan
(PRC.4581). Any project with 3 acres or greater or that do not meet the conditions
in 14 CCR 1104. 1 (a)(2).

6. 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.

7. If any retaining walls or other wall structures equal to or greater than four feet in
height (from the base of the footing to the top of the wall) are identified on the
grading/improvement plans, the applicant shall: a. Place a note on the
grading/improvement plans stating that any walls equal to or greater than four feet
in height will require a Building Permit prior to being constructed. b. Submit design
calculations for the walls for review and acceptance, c. If the proposed walls are
to be constructed against a cut slope that cannot be graded back per the California
Building Code, submit: 1. A signed and stamped letter from a Licensed Civil
Engineer or Geotechnical Engineer identifying a temporary shoring plan and how
the cut slopes for the walls will be protected from the weather during
construction. 2. A signed and stamped letter from a Licensed Civil Engineer or
Geotechnical Engineer stating that a copy of the required OSHA Permit will be
supplied to the City prior to any excavation on the site and that a qualified OSHA
Approved Inspector or Professional Civil Engineer will: 1) be onsite during
excavation for and construction of the retaining walls; 2) be onsite at least once a
day during inclement weather; and 3) will submit daily reports to the City.

8. 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.

9 (if new connection to creek or disturbance of creek) The applicant shall notify the
California Department of Fish and Game and obtain a Streambed Alteration Permit
or exemption. A copy of the approved Streambed Alteration Permit and associated

Application 22PLN-33 Development Review Meeting
August 23, 2022



documents or exemption from the Department of Fish and Game shall be submitted
to the Engineering Division.

10. 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.

11. 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.

12. An Improvement Performance Security shall be submitted (if a subdivision
improvement agreement is not in place). The amount of the security shall be for the
sum of: 1) 100% of the cost of public improvements necessary to restore the public
right of way back to existing conditions or the cost of the public improvements,
whichever is less; 2) 10 % of the cost of erosion and sedimentation control
necessary to stabilize the site; 3) 10% of the cost of tree replacement; and 4) 100%
of the cost to address any features which could cause a hazard to the public or
neighboring property owners if left in an incomplete state. The minimum-security
amount shall be $500. 00. The cost estimate shall be provided to the Engineering
Division for review and approval as a part of plan submittal. All costs shall include
a ten (10) percent contingency.

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

14. The applicant shall submit to the City Engineer for review and approval, a traffic
report: identifying the traffic indexes proposed for the development roadways.

15. 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.

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

17. (If a subdivision) If any of the improvements which the applicant is required to
construct or install is to be constructed or installed upon land in which the applicant
does not have title or interest sufficient for such purposes, the applicant shall do all
of the following at least 60 days prior to the filing of the final or parcel map or
approval of the building permit(s) for approval pursuant to Government Code
Section 66457: a. Notify the City of Grass Valley in writing that the applicant
wishes the City to acquire an interest in the land which is sufficient for such
purposes as provided in Government Code Section 66462.5; b. Supply the City
with (i) a legal description of the interest to be acquired, (ii) a map or diagram of the
interest to be acquired sufficient to satisfy the requirements of subdivision (e) of
Section 1250. 310 of the Code of Civil Procedure, (iii) a current appraisal report
prepared by an appraiser approved by the City which expresses an opinion as to
the current fair market value of the interest to be acquired, and (iv) a current
Litigation Guarantee Report; c. Enter into an agreement with the City, guaranteed

Application 22PLN-33 Development Review Meeting
August 23, 2022



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

18. The applicant shall submit to the City Engineer for review and approval a
Final/Parcel Map prepared by a Licensed Surveyor, or Registered Civil Engineer
licensed to survey in the State of California, in accordance with the City's
Subdivision Ordinance and the California Subdivision Map Act; and shall pay all
appropriate fees for map check and recording.

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

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

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

22. A Lighting and Landscaping Assessment District shall be formed and recorded
concurrently with the final/parcel map to fund maintenance costs for landscaping
and street lighting accepted by the City.

23. The City will not accept the improvements as they will be tied into streets in
Timberwood Estates Development that are private. The City will accept a PUE with
the new sewer main.

24. An hlOA will be required to maintain the roadways and drainage facilities as the City
will not accept those improvements. An amendment to an existing L&L can be
created for the lighting only, as the City will not take on any additional landscaping
maintenance, but both items would be better off being included in the hlOA.

D. Fire Department -
1. All roads/streets shall be designed in accordance with CFC Appendix D, including

but not limited to:

a. Residential Alley Roads shall be:

i. Twenty (20) feet in width.

ii. One Hundred-Fifty (150) feet in length maximum, as measured from the
centerline of A - Minor Residential Street Parking One-side (main street).

iii. If greater than one hundred-fifty (150) feet in length a dead-end fire apparatus
access road turnaround designed in accordance with CFC Appendix D, Table
D103. 1 shall be required.
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b. Minor Residential Street Parking one-side (main street) shall be:

i. Twenty-six (26) feet in width, unobstructed, where a fire hydrant is located.

ii. Width of parking areas cannot be included as part of the twenty-six (26) feet
width due to obstruction presented by vehicles.

c. See comments on included Concept Map.

2. Fire Hydrant Spacing shall be in accordance with CFC Appendix C, Table C102. 1,
including but not limited to:

a. Average Spacing between hydrants:

i. Five Hundred (500) feet.

ii. A 25-percent spacing increase shall be permitted for approved NFPA 13D-
16 fire sprinkler systems.

b. Maximum Distance from any point on street or road frontage to a hydrant:

i. Two Hundred-Fifty (250) feet.

ii. A 25-percent spacing increase shall be permitted for approved NFPA 13D-16
fire sprinkler systems.

3. Project shall require a Vegetation Fuels Management Plan to be submitted, to the
Fire Prevention Bureau for the City of Grass Valley Fire Department, for review and
approval prior to commencement of grading work.

E. Planning Department -
1. Site Plan -

a. All common areas shall be landscaped in accordance with City Landscape
Standards, Chapter 17.32 of the City's Development Code.

b. Detention areas should be useable and combined with open space areas
where feasible. Tot lot playground equipment and other amenities should
be provided.

c. The drainage way along the south property line should be designed to
include a meandering pedestrian path.

d. Documentation shall be provided showing that the property owner has
legal access over and across the private roadways of Timberwood Drive.

e. Varied setbacks should be applied to breakup the streetscape.
f. Street planter strips, Soft Surface Trails and Open Space Areas shall be

maintained by an HOA or similar entity.

2. Architectural -
a. Based upon the number of units, 3 plans with 12 elevations (4 per plan)

should be submitted with the formal application.
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b. Where feasible, homes should be designed and oriented to front on open
space lots

c. Varied setbacks should be provided throughout to break up the linear
streetscape.

d. Comer lots should be designed to have driveways front on opposing
streets.

e. Comer lot entry porches should be oriented to the street corner. As corner
lots, side yard facades shall maintain the architectural design consistent
with the front facade.

f. Porches should be useable with dimensions of 6 feet by 8 feet.
g. Garages shall be subordinate to the main living area and porches.

Garages shall be setback 5 feet from street-facing facade of the primary
structure.

h. Wood fencing shall be installed within the development. Fencing shall not
exceed 36 inches in the front yard. Fencing in the side yards shall not
exceed 6 feet in height.

i. For residential lots adjacent to open space, open type fencing should be
installed (i. e. black metal).

j. Common roofs and/or amenities will require an HOA or mechanism for
long-term maintenance (i. e. maintenance agreement).

k. Three typical landscape plans should be submitted for the project. The
landscaping shall include at least 1 tree in the front yard and street planter
areas. If irrigation exceeds 500 square feet, the landscaping shall be
required to comply with the City's Model Efficiency Landscape Ordinance.

3. General -
a. A neighborhood meeting is recommended prior to submission of a formal

application.
b. The processing of the City applications should take approximately 4-6

months from the time of application completeness.

F. Special Studies - The following studies shall be submitted concurrently with application
submittal. The reports prepared for the County's Housing Element Rezone Program
satisfy reporting requirements, where applicable.
a. Arborist Report
b. Biological Resources Survey
c. Cultural Resources Survey
d. Preliminary Drainage Study
e. Wetlands delineation

ATTACHMENTS:
Attachment 1 - Location Map
Attachment 2 - Aerial Photograph
Attachment 3 - Project Description
Attachment 4 - Conceptual Layout Plan
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Project Description (Conceptual Development Review)

The project proposes to develop an existing 9.70 acre property (APN 035-412-019-000)
south of the existing Timberwood Estates Subdivision into approximately sixty-one (61)
multi-family residential units located within 17 duplex and 9 tri-plex buildings.

The property is currently located in the unincorporated area of Nevada County but is bound
to the north and west by properties already annexed within the Incorporated City of Grass
Valley and the property is within the City of Grass Valley's sphere of influence (near term).
As such, we are proposing an Annexation-Prezone application, to change the property from
R3-RH (151 DU) per the County zoning map to R-2A Residential - Medium Density per the
City of Grass Valley Zoning Ordinance. Additionally, a Development Permit and Tentative
Map applications are proposed to approve the project and to subdivide the property into
approximately sixty-one (61) separate residential lots and likely three (3) lettered lots (A, B
& C) for common open-space areas and a lot for dedication of the roadway right of way to
the City of Grass Valley.

The property currently is undeveloped and fronts Brunswick Road along the easterly
boundary. Jack's Place (a privately maintained roadway from Timberwood Estates) is
stubbed and extended to the northerly line in the northeasterly comer of the property. The
site has mild to moderate slopes and is at the high point of adjacent properties with
approximately ^ of the site sloping southeast and the rest of site sloping predominantly
westerly. The site is covered with a mixture ofponderosa pines, cedar and madrone trees
with some grasses and brush amongst the property.

The conceptual project layout proposes a combination of duplex and triplex buildings
containing high quality residential (3 bedroom) units that will likely range in size from 1,500
to 1,700 +- sq. ft. Refined preliminary floorplans and elevations are being generated with a
"mountain modem, or modem farm house" feel that will have materials and elements that are

durable and compliment the area architecture. The primary street access will loop from Lone
Jack Place to Timberwood Drive. A small easement area is being sought and requested on
the easterly property to Timberwood Drive, but the roadway can be shifted easterly if
necessary if an easement is not obtained. The minor residential and alley street sections as
shown are proposed to be constructed per City standards so they can be dedicated and
accepted by the City. The roadway alignments identified are intended to work with the site
topography, minimize grading, reduce wall heights between units, create interest and
introduce varied orientation and siting of the units. The layout is also intended to give
opportunities for tree retention where possible and to integrate some common space areas
with a soft surface trail component.

Public utilities are proposed for the project with a sewer main proposed to convey westerly
and connect to the existing main in Timberwood Drive. A water main per NID standards
with hydrants and services is also proposed along with a dry-utilities trench containing
PG&E electrical, gas and AT&T communications. Drainage will be collected via street curb
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drainage inlets and be conveyed to a combination ofbio-swales and retention ponds to treat
stormwater for both volume and water quality in conformance with the City's MS-4 drainage
requirements. Primary to-eatment areas are preliminarily identified in the southeast and
southwesterly comers of the site.

Phasing is being contemplated for the project. Likely, primary infrastructure, roadway and
pads would be constmcted in the initial phase with buildings and vertical construction
possibly being constmcted in multiple phases.

uestions:

. It is understood on some area projects, the City is desiring acquisition ofopen-space
areas to collectively create contiguous open space opportunities. As such, would the
couple of letter lots be desirable to be offered for dedication to the City of Grass
Valley?

. Can the streets be offered for dedication for acceptance and maintenance by the City
of Grass Valley?

. Can the project Annex. to a landscape and lighting district allowing monies to be
collected for City maintenance for landscape and drainage facilities, removing the
need to form an HOA?

. The concept layout incorporates ideal unit sizes and setback criteria but has reduced
lot sizes and lot widths because of the attached product criteria that are less than the
identified dimensions/sizes identified in the Development Code. As discussed
previously, do we request a PD designation for this item for conformance, or do you
advise a more appropriate method for identifying conformance as proposed?

. A state database search from the North Central Database Center is being prepared for
the archeological report component along with a preliminary geotechnical,
preliminary title report and biological/arborist report for the site. Are any other
reports required as part of the formal submittal?

. Upon review of the conceptual layout, are any other public improvements anticipated
to be required, or conditioned for the project?

. This layout is intended to give some opportunities for tree retention for the site, but
numerous trees will need to be removed to accommodate the project. Will a
mitigation fee, replanting requirement, or other mitigation be required for this
component of the project?

. We understand the fonnal application must be further reviewed, routed and
considered by the Planning Commission, but what comments does staff have on
likely support for this type of needed housing project for the community? Does staff
expect any opposition?

. If a complete application is submitted to the City in the next 4-6 weeks, what is
likely/estimated duration for routing, review to DRC and to Planning Commission?
Please identify any areas that could assist in streamlining this process.
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