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PLANNING 
 COMMISSION 

STAFF REPORT 
May 26, 2026 

 

PROJECT SUMMARY 

Application Number: 26PLN-0011 
Subject: Pet Cremation Facility – “Paws on Hearts” 
Applicant: Kate Beck (Applicant, Tenant, and Operator)/Harry Carr 

(Property Owner) 
Location/APNs: 1050 Whispering Pines Lane, Suite F, Grass Valley, CA, 

95945 (APN: 009-760-020).  
Current Zoning/General Plan: Industrial/Services District (SP-1B) / General Industrial 

(M-1)  
Entitlements: Major Use Permit 
Environmental Status: Exemption Section 15301, Existing Facilities 
Prepared by: Vanessa Franken, Associate Planner    
 

 
RECOMMENDATION 
1. Planning staff recommend that the Planning Commission approve application 

(26PLN-0011) which includes the request for the operation of a small-scale pet 
cremation facility, which includes the following actions: 

 
a. Determine the Major Use Permit project Categorically Exempt, pursuant to  

Exemption Section 15301, Existing Facilities, of the California Environmental 
Quality Act Guidelines (CEQA) and Guidelines, as detailed in the Staff Report;  
 

b. Adopt the Findings of Fact for approval of the project/Use Permit as presented in 
the Staff Report; and,  
 

c. Approve the Use Permit for the pet cremation facility, in accordance with the 
Conditions of Approval as presented in the Staff Report. 

 
BACKGROUND  
The project parcel is zoned as Industrial/Services District (“SP-1B”). The zoning 
designation stems from the Whispering Pines Specific Plan, which applies to the property 
and surrounding area. The Grass Valley 2020 General Plan identifies the site as General 
Industrial (M-1). No historic overlays or adopted conservation plans apply to the site.  The 
project site falls within an “industrial and services” corridor of the Whispering Pines area; 
informally referred to as the “Whispering Pines Business Park” area, due to predominant 
business and related services being located in the vicinity.  
 
Nevada County Airport Compatibility Plan: 
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The property does fall within the Nevada County Airport Compatibility Plan and is 
designated as being located within “Zone C”.  Zone C is known as the “Inner Turning 
Zone and Extended Approach Zone”. The zone prohibits uses such as hospitals and 
children’s schools from being located within the zone.  The zone is known as a moderate 
risk level, to be subject to airport/aircraft noise, and prohibits development (tall height) 
that may interfere with aircraft safety.  Extracted pages from the Nevada County Airport 
Compatibility Plan are attached to this report (Attachment 10).  The project application 
was routed to the interim Nevada County Airport manager (current Offices of Emergency 
Services Manager), no comment were received. 
 
The project parcel is 7.06-acres in size. The site is developed with two single-story 
buildings, each with multiple suites for tenants. The suites have been converted to 
condominiums and are able to be rented or owned. The immediate tenants onsite include 
Exclusive Woodworks, Limitless Fitness, Foothill Printing, Vision Graphics, B&B Medical 
Services, Brazilian Jiu Jitsu, and a nearby church, Unity in the Gold Country Spiritual 
Center, on a neighboring property. The property is developed with over 100-parking stalls. 
Primary access to the site is via commercial driveway encroachment, which connects to 
Whispering Pines Lane; a two-lane roadway maintained by the City.  

• Immediate neighbors to the project property are described below.  
 

Surrounding Land Uses: 
➢ North: Idaho Maryland Road segregates the project property from a 3.15-acre Light 

Industrial (M-I) zoned property. The Loma Rica subdivision is located roughly 500-
feet north from the project site. 

➢ South: A 5.70-acre undeveloped property. 

• Zoned as Light Industrial. 
➢ East: A 1.14-acre developed property with a church, Unity in the Gold Country 

Spiritual Center; located roughly 150-feet away. 

• Zoned as Corporate District, “SP-1A”. 
➢ West: A 1.70-acre property currently undeveloped. 

• Zoned as Industrial/Services District, “SP-1B”. 
 

PROJECT PROPOSAL  
The project consists of a Use Permit application that details a request to operate a small-
scale pet cremation facility.  
 
Facility will operate to include: 
➢ Individual cremation services for deceased pets. 
➢ Operation hours from Monday through Saturday, 9 AM – 4 PM. 
➢ One onsite employee. 
➢ Respectful intake via client drop-off onsite. 
➢ Identification system (log, track, and identification). 
➢ Storage of deceased pets in sanitary freezing unit until cremation. 
➢ Commercial cremation process; 1 cycle lasts 3 - 5 hours. 
➢ Cremation remains are cobbled into ash and placed into client selected urn. 
➢ Mementos, necklaces or keepsake paw molds, are additional services. 

https://www.nctc.ca.gov/documents/NCALUC/Nev-County-ALUCP-complete.pdf
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Construction associated with the project will entail an interior remodel for the facilitation 
of the cremation facility/ “kiln” and any other required improvement to meet applicable CA 
Fire Code and CA Building Code requirements, as conditioned by the Fire Marshal and 
Building Official.  A large rolling garage door exists at the front of the building, which will 
be used to accommodate the kiln through.  The building and specific “Suite F” are 
constructed with fire sprinklers. There is no expansion of the existing footprint proposed. 
A new sign face is proposed within an existing multi-tenant monument sign onsite. 
 
Access: Access to the site is via a commercial driveway encroachment and has been 
deemed fit for the proposed use; There are no requirements imposed on the applicant to 
improve the existing driveways or roadways for the proposed use from the Community 
Development Department, Fire Marshal and Engineering Division.  Engineering review 
determined that anticipated generated project traffic will not add a significant volume of 
vehicles to existing traffic. No sidewalks exist along the property. 
 
Parking: Of the (100) parking stalls onsite, over (60) stalls are immediately adjacent to 
the subject building that houses project “Suite F”.  Of the (60) stalls, (30) stalls exist 
directly in front of tenant entrances; (30) communal parking stalls are available as 
overflow parking.  ADA compliant stalls exist.   At a maximum, it is anticipated that two-
cars will use parking during a client visit; operator car parked and a client car parked.  
Parking is required per Table 3 – 3, Section 17.36.040 – Number of Parking Required. 
Existing parking has been deemed acceptable for required parking standards. 

 
Landscape, Trash/Waste, and Lighting: Landscape surrounding the project site exists, 
in the forms of man-made perimeter landscape areas within the parking lot. Landscape 
is made of trees (pines and cedar) with shrubs.  Existing landscape has been deemed 
acceptable for required landscape standards. 
 
An existing commercial/screened trash enclosure existing on site for tenants (Attachment 
6). Solid waste generated by the facility is limited to papers, used shipping supplies, and 
typical office waste.  No bio-waste is produced nor thrown away as a result of facility 
operations.  Existing light fixtures are shielded and directed downward to minimize light 
pollution; no new lights are required nor proposed. 
 
Utilities: The City of Grass Valley currently provides wastewater services and Nevada 
Irrigation District (NID) provides water service.  The electricity provider is/will be PG&E. 
The site is and will continue to be served by the City of Grass Valley Fire and Police 
Departments. 
 
ZONING AND GENERAL PLAN CONSISTENCY 
The following discussion evaluates the project’s consistency with the Grass Valley 2020 
General Plan.  The intent of this section is to demonstrate that the proposed small-scale 
pet cremation facility will maintain the overall integrity of the City’s adopted land use plan, 
support applicable goals and policies, and further the City’s long-term vision for 
sustainable and balanced development. 

https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART3SIPLPRDEST_CH17.36PALO_17.36.040NUPASPRE
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General Plan:  The Grass Valley 2020 General Plan identifies the site as Manufacturing 
Industrial (M-I). This General Plan designation is intended to accommodate a variety of 
industrial and service commercial uses.  It is detailed that clustering of compatible 
industrial/service commercial uses is beneficial, due to existing infrastructure, “like-with-
like” (or similar) land uses, and intentional land use patterns. 
 
Zoning:  The project parcel is zoned as Industrial/Services District (“SP-1B”). The intent 
of the “SP-1B” designation is intended to provide for “a variety of community-serving, light 
manufacturing, warehousing and distribution activities”, per “Whispering Pines Specific 
Plan, Section Subarea SP-1B” (PDF page 84). The local specific plan was adopted in 
1984, the land use, and industry, of pet cremation was not detailed as a permitted land 
use category. “Section 4.2.H – Development Standards Applicable to all Subareas” of the 
Specific Plan allows for unconventional land uses to be considered as a “Conditional Use” 
requiring “granting of a conditional Use Permit approved by the Planning Commission, in 
compliance with [applicable] Articles of the Grass Valley Code.” (PDF page 71).  With 
respect to the intent of the Specific Plan, the project property is located in an area 
intended for industrial/commercial services and operates at an intensity that would be 
compatible with existing and foreseeable land uses. With the granting of the subject Use 
Permit and processing of future building permit ensuring safety and building regulation 
compliance, additional City oversight is provided to include safety improvements around 
the proposed use.   

• The project is consistent with the applicable general plan designation, in that the 
proposal aligns with the intent of the general plan designation, as well as applicable 
zoning designation and regulations.  

 
The project supports and is consistent with multiple goals and objectives of the Grass 
Valley 2020 General Plan. A “goal” expresses a general community value, while an 
“objective” represents a specific outcome or intermediate step toward achieving that goal. 
The applicable goals and objectives and the project’s consistency with each are 
discussed below. 
➢ Land Use Goal (1-LUG): Promote balanced community growth and development in 

a planned and orderly way. 

• Land Use Objective (1-LUO): Availability of sufficient building sites properly 
zoned to accommodate projected growth. 

• Consistency: The project supports the utilization of land already zoned for 
intended purposes with the approval of a Use Permit. The small-scale pet 
cremation facility is proposed within an existing commercial building. The land 
use change is supported through existing infrastructure (sewer/water), parking 
and road circulation, public services (fire/police), and utilities. 

 
➢ Land Use Goal (2-LUG): Promote infill as an alternative to peripheral expansion 

where feasible. 

• Land Use Objective (4-LUO): Reduction in environmental impacts associated 
with peripheral growth. 

• Consistency: Existing infrastructure is capable to facilitate the proposed land use 
Traffic from the establishment will use the existing collector street that exists 

https://www.grassvalleyca.gov/sites/main/files/file-attachments/whispering_pines_sp_001.pdf?1572652944
https://www.grassvalleyca.gov/sites/main/files/file-attachments/whispering_pines_sp_001.pdf?1572652944
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within the area and avoid being routed through neighborhoods or residential 
roads, traffic will then be directed to the highway interchange or other collector 
roads. 

 
➢ Circulation Goal (4-CG): Maintain adequate emergency access.  

• Circulation Objective (14-CO): Improvements and maintenance of adequate 
emergency access throughout the city. 

• Consistency: The project property has an existing parking lot/access into the site 
that is suitable for a fire engine apparatus, as well as emergency vehicles.  The 
Engineering Division and Fire Marshal reviewed the developed site and existing 
commercial driveway encroachment and deemed it satisfactory for the proposed 
land use to utilize. 

 
ENVIRONMENTAL DETERMINATION    
The proposed project qualifies for a Categorical Exemption pursuant to Section 15301, 
Existing Facilities, of the California Environmental Quality Act (CEQA) and Guidelines.  
The subject Class 1 Categorical Exemption details is appropriate when “a – c” has been 
evaluated: 

a. There is an existing structure, existing utilities, existing streets/highways, interior 
alterations are minor, there is no expansion of footprint;  

• Consistency: The site is developed, building is existing, and vehicle 
roadways/local highway (HWY 49/20) are existing and capable.  The project was 
routed to applicable agencies for review of the proposed use, comments have 
been provided and incorporated into the project. No comments stating required 
utilities/public services will be unable to be accommodated.  Proposed interior 
work is limited to the addition of a kiln for small-scale pet cremations and will 
require electrical/plumbing work with no major structural work.  The subject 
tenant space (Suite F) has an industrial roll-up garage door that will be used to 
bring the kiln into the suite (Attachment 6).  Plumbing, ventilation, and electrical 
work is anticipated, aside from required fire safety improvements.  Fire sprinklers 
exist and new fire safety requirements are to be provided via building permit.  No 
expansion to the existing footprint is proposed. 

 
b. Location to sensitive receptors are considered (schools, churches, and residences); 

• Consistency:   Location of sensitive receptors to the project property have been 
acknowledged. However, local adopted Northern Sierra Air Quality Management 
District (NSAQMD) air thresholds were evaluated against anticipated “worst 
case scenario” facility output (running 24-hours a day non-stop).   Generated air 
pollutants by the facility are negligible and will not cause detriment to sensitive 
receptors.  See “operational emissions” evaluation in subsection “c”, below for a 
detailed analysis. 

• “Sensitive receptors” are people more susceptible to adverse effects from 
exposure (air pollutants, noise, odors, etc.). 

• Subsection “b” is not a required matter to address per categorical exemption.  
Staff covers the subject, based on a higher threshold of review, to acknowledge 
the presence of the discussed group. 
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c. Noise/traffic/air quality will not experience significant impacts, and consideration of 

cumulative impacts. 

• Consistency:  Noise generated from the project will be kept within building walls. 
Any noise associated with the facility will be subject to City noise standards, 
Chapter 8.28 - Noise.  No significant external noise generation is anticipated 
from the facility.  Noise associated with vehicular traffic in/out of the site is typical 
to the existing use and surrounding commercial uses.  

• The proposed project would not result in significant traffic impacts. Traffic 
associated with the project would involve a single employee and limited client 
trips (drop-off and pickup).  Traffic associated with the project would be 
accommodated by the existing circulation network, which is designed to serve 
commercial uses and higher traffic volumes.  Existing road infrastructure is 
suitable to accommodate anticipated volume of project generated traffic, based 
on collector roadways and direction to a major highway interchange 

• Anticipated effects to air quality, associated with anticipated traffic, may be 
deemed as negligible in that emissions from anticipated traffic may be deemed 
as a less than significant effect to overall air quality.  Construction-related 
emissions would be temporary and subject to compliance with applicable dust 
control and emission reduction measures required by the City and applicable air 
quality regulations.  

• Operational emissions to air quality would be less than significant.  Manufacturer 
specifications (Horizon Engineering Source Evaluation) for the kiln were 
provided and evaluated against the Northern Sierra Air Quality Management 
District (NSAQMD) adopted air quality thresholds for criteria pollutants (“PM” and 
“NOx”).   A “worst case scenario” of maximum use for the kiln was produced at 
an example of a non-stop/full 24-hour operation time frame, by an Air pollution 
Control Specialist (Attachment 8).  The maximum output analysis generated 
outputs of: 

• “PM” (Particulate Matter) is “dust and combustion particles”.   A calculated 
output of (0.018 lbs/hour), falling below threshold standards of 79 lbs/day.  
A total of 99.45% below allowed thresholds. 

• “NOx” (Nitrogen Oxide) is “combustion gases” (precursor to smog).  A 
calculated output of 0.36 lbs, falling below threshold standards of 24 
lbs/day.  A total of 98.5% below allowed thresholds. 

• Emission from the facility will have no odor/smell and will not produce any 
visible particulates. 

• Measured criteria pollutants stem from federal law via the Clean Air Act because 
they are known to affect human health and the environment and is administered 
by the United States Environmental Protection Agency (EPA). 

• At time of building permit application, the permit is routed to NSAQMD for 
appropriate air quality permits. 

 
The project was routed to internal Community Development Departments and external 
agencies, to include the interim Nevada County Airport Manager (Office of Emergency 
Services Manager) for review and comments.  Comments received have been 

https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT8HESA_CH8.28NO
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incorporated into the project as Conditions of Approval.   Nevada County Department of 
Environmental Health was contacted and provided Conditions of Approval.  A Notice of 
Public Hearing for the project was prepared and posted pursuant to the CEQA Guidelines 
and State law.  
 
FINDINGS  
The proposed project meets the required findings of Section 17.72.060.F – Use Permits 
and Minor Use Permits (4 – 7), to include the required findings from the Whispering 
Pines Specific Plan (8 – 10), and other listed standard findings. 
 
1. The Use Permit application (26PLN-0011) was received by the City on March 17, 

2026. 
 
2. The City of Grass Valley Development Review Committee reviewed the Use Permit 

application (26PLN-0011) at their regular meeting on May 12, 2026.  
 
3. The City of Grass Valley Planning Commission reviewed the Use Permit application 

(26PLN-0011) at their regular meeting on May 19, 2026.  
 

4. The proposed project is consistent with the Grass Valley 2020 General Plan 
because the project aligns with General Plan policies from multiple General Plan 
elements and is consistent with the designation. The project site does not fall within 
a specific plan. 

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

 
7. The site is physically suitable in terms of design, location, shape, size, operating 

characteristics, and the provision of public and emergency vehicle (e.g., fire and 
medical) access and public services and utilities (e.g., fire protection, police 
protection, potable water, schools, solid waste collection and disposal, storm 
drainage, wastewater collection, treatment, and disposal, etc.), to ensure that the 
density, intensity, and type of use being proposed would not endanger, jeopardize, 
or otherwise constitute a hazard to the public convenience, health, interest, safety, 
or welfare, or be materially injurious to the improvements, persons, property, or uses 
in the vicinity and zone in which the property is located. 

 
8. That [the] proposed use is in accordance with the General Plan, the Specific Plan, 

and meets the intent of the subarea [Specific Plan zoning ordinance]. 
 

9. That the proposed use, together with conditions applicable thereto, will not be 
detrimental to the public health, safety, and welfare, or injurious to property or 
improvements in the vicinity. 

https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.72PEREPR_17.72.060USPEMIUSPE
https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.72PEREPR_17.72.060USPEMIUSPE
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10. That there are adequate restrictions that will mitigate any undesirable effects of the 
proposed use.  Uses which are not listed as a conditional use may be considered 
under the use permit process if deemed to be compatible with the intent and 
purpose of the subarea and surrounding conditions. 

 
11. The Development Review Committee and Planning Commission has reviewed the 

project in compliance with the California Environmental Quality Act (CEQA) and 
State CEQA Guidelines, and recommends that the Planning Commission find the 
project qualifies for the Class 1, Categorical Exemption (Section 15301, Existing 
Facilities) in accordance with the California Environmental Quality Act and CEQA 
Guidelines.   A Notice of Public Hearing for the project was prepared and posted 
pursuant to the CEQA Guidelines and State law.  

 
ATTACHMENTS 

1. Vicinity Map 
2. Aerial Map 
3. Assessor Parcel Map 
4. Universal Application/Project Description 
5. Site Plan 
6. Site Inspection Photos – Architectural Elevations (Existing Building) 
7. Floor Plan  
8. Northern Sierra Air Quality Management District – Review of Emissions Output 
9. Horizon Engineering Sources Evaluation Report 
10. Nevada County Airport Compatibility Plan (Extracted pages) 
11. Draft Conditions of Approval 
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Site Inspection Photos 
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Northern Sierra Air Quality Management District 
380 Sierra College Drive, Suite 220  
Grass Valley, CA 95945  
(530) 274-9360  
office@myairdistrict.com  
 
 
To: Grass Valley Associate Planner, Vanessa Franken     April 16, 2026 
530-274-4712 / vfranken@grassvalleyca.gov 
 
Paws On Hearts – APN: 009-760-020, 26PLN-0011 
Kate Beck  
 
This document acknowledges that the Northern Sierra Air Quality Management District has 
received the two additional documents for the Paws on Hearts facility at 1050 Whispering 
Pines Lane in Grass Valley, CA.  
 
The Horizon Engineering Source Evaluation Report provided emissions rates for both 
particulate matter (PM) and oxides of nitrogen (NOx). Both emission rates are given in lb/hr, for 
two different test runs. Even when the higher emission rates are used, and the assumption 
made that the equipment would run 24 hours a day, the emission rates do not exceed the 
NSAQMD thresholds for either pollutant.  
 
For PM the higher emission rate is 0.018 lbs/hr. Converting to lbs/day (and assuming the 
equipment runs for 24 hours in that day) gives an emission rate 0.432 lbs/day. This is 
considerably less than the NSAQMD threshold of 79 lbs/day.  
 
For NOx, the higher emission rate is 0.36 lbs/hr. Again, with the conversion to 24-hour use, the 
rate equals 8.64 lbs/day. Again, this does not exceed the NSAQMD NOx threshold 24 hrs/day.  
 
Even though the reactive organic gas emission rate was not provided, due to the minimal nature 
of the rates that are given, it appears clear that the thresholds would not be exceeded by this 
business with its current plan of operations.  
 
Thank you for the clarifying information.  
  
 
 
Sincerely,  

 
 
Julie Hunter  
Air Pollution Control Officer  
Submitted by Suzie Tarnay APCS II / (530) 274-9360 x 505 

mailto:vfranken@grassvalleyca.gov
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CHAPTER 2     POLICIES 

 

Table 2A 

Basic Compatibility Criteria 

2–22 Nevada County Airport Land Use Compatibility Plan (Adopted September 2011) 

  

Maximum 

Densities / Intensities  Additional Criteria 

Zone Locations 

Residen-

tial 

(du/ac) 
1

 

Other Uses 

(people/ac) 
2

 
Req’d 

Open 

Land 
3

 

Prohibited Uses 
4

 Other Development Conditions 
5

 

Aver-

age 
6

 

Single 

Acre 
7

 

A Runway Clear 

Zone 

0 0 0 All 

Remain- 

ing 

 All structures except ones with location set by 

aeronautical function 

 Assemblages of people 

 Objects exceeding FAR Part 77 height limits 

 Storage of hazardous materials 

 Hazards to flight 
8

 

 Mostly on existing or future airport 

property or other public lands 

 Avigation easement dedication on 

remainder 

 NCALUC airspace review required 

for all objects 

B1 Inner 

Approach 

Zone 

0.10 

(average 

parcel size 

≥10.0 

ac.) 

50 100 30%  Children’s schools, day care centers (>15 

children), libraries 

 Hospitals, nursing homes 

 Buildings with >2 habitable floors above 

ground 

 Highly noise-sensitive uses (e.g., outdoor 

theaters) 

 Aboveground bulk storage of hazardous ma-

terials 
9

 

 Critical community infrastructure facilities 
10

 

 Hazards to flight
 8

 

 Locate structures maximum dis-

tance from extended runway center-

line 

 Minimum NLR of 25 dB in res-

idences (including mobile homes) 
11

 

 NCALUC airspace review required 

for objects >3,106 feet MSL west 

of Airport and 3,192 feet MSL east 

of Airport
12

 

 Avigation easement dedication 

B2 Sideline Zone 0.33 

(average 

parcel size 

≥3.0 ac.) 

100 300 No 

Req’t 

Same as Zone B1  Locate structures maximum dis-

tance from runway 

 Minimum NLR of 25 dB in res-

idences (including mobile homes)
11

 

 NCALUC airspace review required 

for objects >3,106 feet MSL
12

 

 Avigation easement dedication 

C Inner  

Turning Zone 

 and  

Extended  

Approach Zone 

0.5 

(average 

parcel size 

≥2.0 ac.) 

100 300 20%  Children’s schools, day care centers (>15 

children), libraries 

 Hospitals, nursing homes 

 Buildings with >3 habitable floors above 

ground 

 Highly noise-sensitive uses (e.g., outdoor 

theaters) 

 Hazards to flight
 8

 

 Minimum NLR of 20 dB in res-

idences (including mobile homes)
11

 

 NCALUC airspace review required 

for objects >3,106 feet MSL west 

of Airport and 3,192 feet MSL east 

of Airport 
12

 

 Recorded overflight notice required 

D Traffic Pattern 

Zone 

4.0 

and 

20.0  

in Urban 

Overlay 

Zone D* 

200
 

 600
 

 10%  Highly noise-sensitive uses 

 Hazards to flight
 8

 

 NCALUC airspace review required 

for objects >3,207 feet MSL 

 Recorded overflight notice required 

 Children’s schools, hospitals, nurs-

ing homes discouraged 
13

 

E Other 

Airport Environs 

No Limit
 15

 No 

Req’t 

 Hazards to flight
 8

  Airspace review required for objects 

>3,257 feet MSL 

 Real estate disclosure required 

 Major spectator-oriented sports 

stadiums, amphitheaters, concert 

halls discouraged beneath principal 

flight tracks
 14

 

 

Height Review 

Overlay Zone 

Same as Underlying 

Compatibility Zone 

Not 

Applica-

ble 

Same as Underlying 

Compatibility Zone 

 Airspace review required for objects 

>35 feet tall
 12

 

 Avigation easement dedication 

 

and 

No Limit in 

Urban Overlay  

Zone D* 

vfranken
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POLICIES     CHAPTER 2 

 

Table 2A, continued 

Nevada County Airport Land Use Compatibility Plan (Adopted September 2011) 2–23 

 

NOTES: 

1

 Residential development must not contain more than the indicated number of dwelling units (excluding secondary units) per 

acre.  Clustering of units is encouraged (see Policy 5.2.8 for limitations).  Project site may include multiple parcels. Mixed-use 

development in which residential uses are proposed to be located in conjunction with nonresidential uses in the same or ad-

joining buildings on the same site shall be treated as nonresidential development.  See Policy 3.1.4. 

2

 Proposed development must comply with both forms of intensity limits (See Policy 3.1.3). Usage intensity calculations shall 

include all people (e.g., employees, customers/visitors, etc.) who may be on the property at a single point in time, whether 

indoors or outside. See Policy 5.2.7 for guidance on calculating usage intensities.  

3

 Open land requirements are intended to be applied with respect to an entire zone.  This is typically accomplished as part of a 

community general plan or a specific plan, but may also apply to large (10 acres or more) development projects.  See Policy 

5.2.6 for additional criteria. 

4

  The uses listed here are ones which are explicitly prohibited regardless of whether they meet the intensity criteria. In addition 

to these explicitly prohibited uses, other uses will normally not be permitted in the respective compatibility zones because 

they do not meet the usage intensity criteria. 

5

 As part of certain real estate transactions involving residential property within any compatibility zone (that is, anywhere within 

an airport influence area), information regarding airport proximity and the existence of aircraft overflights must be disclosed 

(see Policy 5.4.5).  This requirement is set by state law.  Avigation Easement dedication and Recorded Overflight Notification 

requirements indicated for specific compatibility zones apply only to new development (see Policies 3.1.9 and 5.4.3). 

6

 The total number of people permitted on a project site at any time, except rare special events, must not exceed the indicated 

usage intensity times the acreage of the site.  Rare special events are ones (such as an air show at the airport) for which a 

facility is not designed and normally not used and for which extra safety precautions can be taken as appropriate. 

7

 Clustering of nonresidential development is permitted.  However, no single acre of a project site shall exceed the indicated 

number of people per acre.  See Policy 5.2.8(b) for details. 

8

 Hazards to flight include physical (e.g., tall objects), visual, and electronic forms of interference with the safety of aircraft op-

erations.  Land use development that may cause the attraction of birds to increase is also prohibited.  See Policy 5.3.7 for de-

tails. 

9

 Storage of aviation fuel and other aviation-related flammable materials on the airport is exempted from this criterion.  Storage 

of up to 6,000 gallons of nonaviation flammable materials is also exempted.  See Policy 5.2.5(c) for details. 

10

 Critical community facilities include power plants, electrical substations, and public communications facilities.  See Policy 

5.2.5(d) for details. 

11

 NLR = Noise Level Reduction, the outside-to-inside sound level attenuation that the structure provides.  See Policy 5.1.5 for 

NLR requirements for other noise-sensitive uses. 

12

 Objects up to 35 feet in height are permitted.  However, the Federal Aviation Administration may require marking and lighting 

of certain objects.  See Policy 5.3.5 for details. 

13

 See Policy 3.1.7 for explanation of term ―discouraged.‖ 

14

 Although no explicit upper limit on usage intensity is defined for Zone E, land uses of the types listed—uses that attract very 

high concentrations of people in confined areas—are discouraged in locations below or near the principal arrival and depar-

ture flight tracks.  See Policy 3.1.7 for explanation of term ―discouraged.‖ This limitation notwithstanding, no use shall be 

prohibited in Zone E if its usage intensity is such that it would be permitted in Zone D. 
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CHAPTER 2     POLICIES 

 

2–24 Nevada County Airport Land Use Compatibility Plan (Adopted September 2011) 

Table 2B 

Compatibility Zone Delineation 

 

Zone Noise and Overflight Factors Safety and Airspace Protection Factors 

A 
Runway 

Clear Zone 

Noise Impact:  Very High 

 Mostly above CNEL 65 dB  

Risk Level:  Very High 

 Includes Runway Protection Zones and Building 

Restriction Line as indicated on Airport Layout 

Plan (ALP) drawing 

 Nearly 40% of off-runway general aviation acci-

dents near airports occur in this zone  

 Object heights restricted to <35 feet in some 

areas 

B1 

Inner  

Approach  

Zone 

Noise Impact:  High 

 Typically above CNEL 60 dB 

 Single-event noise sufficient to disrupt wide range 

of land use activities including indoors if windows 

open 

Risk Level:  High 

 Encompasses areas overflown by aircraft at low 

altitudes—typically only 200 to 400 feet above 

the runway elevation. 

 Some 10% to 20% of off-runway general aviation 

accidents near airports take place here 

 Object heights restricted to <35 feet in some 

areas 

B2 
Sideline Zone 

Noise Impact:  Moderate to High 

 Mostly above CNEL 60 dB  

 Exposed to loud single-event noise from takeoffs 

and jet thrust-reverse on landing; also from pre-

flight run-ups 

Risk Level:  Low to Moderate 

 Area not normally overflown by aircraft; primary 

risk is with aircraft (especially twins) losing direc-

tional control on takeoff 

 About 3% of off-runway general aviation acci-

dents near airports happen in this zone 

 Object heights restricted to <35 feet in some 

areas 

C 
Inner Turning 

Zone and    

Extended 

Approach 

 Zone 

Noise Impact:  Moderate 

 May exceed CNEL 55 dB  

 Primary aircraft traffic pattern south of airport 

 Aircraft typically at or below 1,000-foot traffic pat-

tern altitude; individual events occasionally loud 

enough to intrude upon indoor activities  

 

Risk Level:  Moderate 

 Includes areas where aircraft turn from base to 

final approach legs of standard traffic pattern 

and descend from traffic pattern altitude 

 Zone also includes areas where departing air-

craft normally complete transition from takeoff 

power and flap settings to climb mode and have 

begun to turn to their en route heading 

 Minimal aircraft traffic north of airport except by 

fire attack aircraft during fire season 

 Some 10% to 15% of off-runway general aviation 

accidents near airports occur here 

 Object heights restricted to as little as 35 feet 

D 
Traffic Pattern 

Zone 

Noise Impact:  Moderate 

 Noise more of a concern with respect to individual 

loud events than with cumulative noise contours 

 Portions of the 55-CNEL contour extend into this 

zone 

 Traffic pattern north of airport is modified to ac-

count for high terrain northeast of airport 

 Urban Overlay Zone D* reflects relatively high 

ambient noise level of urbanized area  

Risk Level:  Low 

 About 20% to 30% of general aviation accidents 

take place in this zone, but the large area en-

compassed means a low likelihood of accident 

occurrence in any given location 

 Risk concern is primarily with uses for which po-

tential consequences are severe (e.g. very-high-

intensity activities in a confined area) 

 Airspace concern is generally with object heights  

>100 feet above runway elevation except to 

northeast where terrain is higher 

E 
Other Airport 

Environs 

Noise Impact:  Low 

 Beyond the 55-CNEL contour 

 Occasional overflights intrusive to some outdoor 

activities  

Risk Level:  Low 

 Risk concern only with uses for which potential 

consequences are severe (e.g. very-high-

intensity activities in a confined area) 

 

Height Review 

Overlay Zone 

Noise Impact:  Low 

 Individual noise events slightly louder because 

high terrain reduces altitude of overflights 

Risk Level:  Moderate 

 Modest risk because high terrain constitutes air-

space obstruction 

 Key concern is tall single objects (e.g., antennas) 
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Compatibility Policy Map
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Airport Property Line
Boundary Lines

City Limits

Existing Runway  (4,350')
Future Runway    (4,650')

Prepared By:                                  www.meadhunt.com

Proposed Airport Property Acquisition
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Notes
1. See Chapter 2, Table 2A, Basic Compatibility Criteria.

Zone A - Runway Clear Zone
Zone B1 - Inner Approach Zone
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Zone D - Traffic Pattern Zone

Zone E - Other Airport Environs

1

Nevada City Sphere of Influence

POLICIES CHAPTER 2

Height Review Overlay

Zone D* - Urban Overlay Zone
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DRAFT CONDITIONS OF APPROVAL 

 
 
Application Number: 26PLN-0011 
Applicant: Kate Beck (Applicant, Tenant, Business Operator)/Harry 

Carr (Property Owner) 
Location/APNs: 1050 Whispering Pines Lane, Suite F, Grass Valley, CA, 

95945 (APN: 009-760-026) 
Prepared by:   Vanessa Franken, Associate Planner    
 

 
STANDARD CONDITIONS 
 

1. The approval date for Planning Commission review of the proposed project is 
____5/19/2026___, with an effective date of ___6/04/2026___, pursuant to Section 
17.74.020 – Effective Date of Permit. This project is approved for a period of one year 
and shall expire on ___5/19/2027___, 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, per Section 17.74.060 – Time Limits 
and Extensions.          
 

2. The final design shall be consistent with the Development Review application, plans 
provided by the applicant, and as approved by Planning Commission, unless modified 
at time of hearing. The project is approved subject to plans on file with the Community 
Development Department.  The Community Development Director may approve minor 
changes as determined appropriate.     
 

3. The applicant agrees to defend, indemnify, and hold harmless the City of Grass Valley 
in any action or proceeding brought against the City of Grass Valley to void or annul this 
discretionary land use approval. 

 
BUILDING DIVISION  
 

1. Obtain a building permit for all applicable work. New occupancy, if applicable, will 
determine Building Code requirements. 

 
FIRE MARSHAL 
 

1. Occupancy classification shall be determined by the Building Official prior to Fire 
review. Be advised, final occupancy classification, fire area, and hazard area, may 
require installation of fire protection systems requirements, including but not limited to 

https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.74PEIMTILIEX_17.74.020EFDAPE
https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.74PEIMTILIEX_17.74.020EFDAPE
https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.74PEIMTILIEX_17.74.060TILIEX
https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART7PLPEPR_CH17.74PEIMTILIEX_17.74.060TILIEX
vfranken
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Paws on Hearts - Major Use Permit (26PLN-0011) 

Page 2 of 3 
 

an automatic fire sprinkler system and fire alarm/detection system. If required, these 
systems shall be submitted as deferred submittals. 
 

2. The proposed pet cremation unit shall be listed and labeled for its intended use. 

• Be installed per manufacturers specifications. 

• Include: Automatic fuel shut off, over-temperature protections, emergency shutoff 
switch (accessible). 

• CA Fire Code (CFC) §603 – Fuel Fired Appliances 
3. Fire apparatus access and water supply shall be verified during building permit 

review. 

• Hydrant location and fire flow shall be evaluated, if applicable. 

• Knox-box may be required. 

• CFC §503 & §506 

PLANNING DIVISION 
 

1. Any new signs associated with the facility shall be designed to meet the City Sign 
Ordinance (Chapter 17.38 – Signs), as well as any applicable sign standards within the 
overarching Whispering Pines Specific Plan for the area; Section A.11 – Signs (PDF 
page 83). A new sign may require a building permit. 
 

2. Pet cremation unit Manufacturer Noise Specifications shall be provided to the Planning 
Department. Operator shall allow Planning Department inspection for noise measuring, 
and/or provide noise readings to the Planning Department, if needed. 

 
NEVADA COUNTY ENVIRONMENTAL HEALTH DEPARTMENT (NCDEH) 

 

1. Operator must comply with applicable codes and regulations regarding storage of 
hazardous materials and generated hazardous wate, as set forth in the CA Health and 
Safety Code Section 25500 – 25519 and 25100 – 25258.2, including the electronic 
reporting requirement to the California Environmental Reporting System (CERS).  
 
The project proponent/operator shall apply for and obtain a permit for the storage of 
hazardous materials and the generation of hazardous wastes from the Nevada 
County Department of Environmental Health (NCDEH), the Certified Unified Program 
Agency (CUPA) within 30 days of reaching or exceeding statutory thresholds of 55 
gallons of hazardous liquid, 200 standard cubic feet of compressed gas, including 
oxygen, and 500 pounds of hazardous solid. 

• CUPA permits shall be renewed annually. 
 

2. NCDEH advises applicant to ensure they have all required approvals from the local 
and State jurisdictional Air Quality Control District(s).  This could entail approvals from 
the Northern Sierra Air Quality Management District, and/or California Air Resources 
Board (CARB). 
 
 

https://library.municode.com/ca/grass_valley/codes/code_of_ordinances?nodeId=TIT17DECO_ART3SIPLPRDEST_CH17.38SI_17.38.080STSPSITY
https://www.grassvalleyca.gov/sites/main/files/file-attachments/whispering_pines_sp_001.pdf?1572652944


Paws on Hearts - Major Use Permit (26PLN-0011) 

Page 3 of 3 
 

NEVADA IRRIGATION DISTRICT (NID) 

1. Will require a RP (backflow) device for the existing service meter and separate 
landscape meter. Costs associated with RP are owner responsibility 

• Questions may be directed to Tricia Panock, Business Services Technician; (530) 
271-6840 or panockt@nidwater.com  

 
NORTHERN SIERRA AIR QUALITY MANAGEMENT DISTRICT(NID) 
 

1. Asbestos dust mitigation is required if  there will be any soil disturbance at the site, due 
to the project property being located in a mapped ultramafic rock zone. Please keep 
this in mind for any future major site modifications, renovations, or landscaping. 

 
Additionally, no structural demolition is mentioned for this project, however, in the 
interest of safety, please keep in mind that any building can have asbestos containing 
building materials (ACBM) that pose a health risk if disturbed. We are a “non-
delegated” air district, therefore if internal renovations are planned, the applicant must 
submit the EPA Notification Form found here: https://ww2.arb.ca.gov/our-
work/programs/asbestos-neshap-program/asbestos-neshap- notification-renovation-
or-demolition before demolition begins. 

• Questions may be directed to Suzie Tarnay, Air pollution Control Officer; (530) 274-
9360 (EXT. 505) or suziet@myairdistrict.com   

 

mailto:panockt@nidwater.com
https://ww2.arb.ca.gov/our-work/programs/asbestos-neshap-program/asbestos-neshap-notification-renovation-or-demolition
https://ww2.arb.ca.gov/our-work/programs/asbestos-neshap-program/asbestos-neshap-notification-renovation-or-demolition
https://ww2.arb.ca.gov/our-work/programs/asbestos-neshap-program/asbestos-neshap-notification-renovation-or-demolition
https://ww2.arb.ca.gov/our-work/programs/asbestos-neshap-program/asbestos-neshap-notification-renovation-or-demolition
mailto:suziet@myairdistrict.com

