
                                 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 
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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) 

 



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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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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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













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. 



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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