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ORDINANCE NO. 839 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GRASS 
VALLEY ADDING SECTION 17.28.090 OF CHAPTER 17.28, TITLE 17 OF 

THE GRASS VALLEY MUNICIPAL CODE REGARDING A RHNA 
COMBINING ZONE IN THE CBP ZONING DESIGNATION 

WHEREAS, Government Code sections 65583(c)(1) and 65583.2 requires the City to ensure 
adequate sites, zoning capacity, and development pathways for lower-income housing, and State 
housing laws-including SB 35, AB 1397, AB2162 and Housing Accountability Act (HAA)- to compel 
cities to remove constraints and facilitate affordable housing production 
 
WHEREAS, the City’s Corporatel Business Park (CBP) zoning designation currently allows 
residential development only as part of a mixed-use configuration; and   
 
WHEREAS, the City has determined that additional flexibility is necessary to support affordable 
housing development proposals; and 
 
WHEREAS, establishing a RHNA zoning combining district that allows residential-only affordable 
housing in the CBP zone is consistent with the General Plan Housing Element, promotes the 
public welfare, and helps the City meet its Regional Housing Needs Allocation (RHNA) 
obligations; and  
 
WHEREAS, the City approved Resolution 2025-48 adopting a Mitigated Negative Declaration 
(MND) in accordance with the California Environmental Quality Act (CEQA) for the affordable 
housing project proposed by Nevada County Habitat for Humanity, which included the  
proposed Zoning Text Amendment, among the entitlements analyzed for the Project (SCH No. 
2025100774); and  
 
WHEREAS, the Planning Commission, after considering public comment, held a duly noticed 
public hearing and reviewed the draft zoning text amendment at its regular meeting held on 
November 18, 2025 and voted 3-0 (two absent) to recommend adoption by the City Council. 
 

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF GRASS VALLEY: 

SECTION 1. CODE AMENDMENT. Section 17.28.090 of Chapter 17.28 of Title 17 of the Grass 
Valley Municipal Code as follows is hereby amended to read as follows (deletions denoted by 
struck through text and additions denoted by underlined text): 

17.28.090 – Regional Housing Needs Allocation (RHNA) combining zone. 

A. Purpose. The RHNA combining zone is intended to provide support of reaching 
the Regional Housing Needs Allocation (RHNA). By providing allowances for 
100% deed restricted affordable housing units to be located within CBP (Corporate 



350248.2  2 
 
 

Business Park) Zone and be constructed with, or without a non-residential 
campus/project. 

B. Rezoning Requirements. 

1. Criteria for Area and Standards. The following criteria shall be used in 
establishing regulations for an area to be rezoned with the RHNA combining 
zone, and the selection of the area to be rezoned: 

a. Areas of CBP Zone where 100% of the proposed residential units are 
deed restricted for a minimum of 30 years “affordable” up to 120% 
AMI for Western Nevada County. 

2. Findings for Rezoning. The following finding or findings shall be made a part 
of a rezoning ordinance to apply the RHNA combining zone to property: 

a. The specific site and/or structure proposed is conducive for 
residential living and that the number of units does not exceed the 
maximum number allowed in the CBP Base Zone, or as allowed by 
State density bonus laws. 

b. The project is designed to be residential attached multi-family or 
single family detached in conformance with R-2 Zone development 
standards per 17.22.040 Table 2-8. 

C. Architectural Standards. So that buildings, structures, signs, landscaping, etc., will 
be keeping with the findings stipulated in Subsection B.2, the Commission shall 
take the following items under consideration in approving plans for a site within 
the RHNA combining zone. 

1. The height, bulk and area of buildings; 

2. Setbacks from property lines; 

3. The color, textures and materials of the exterior walls; 

4. The type, pitch and material of roofs; 

5. The type, size and location of signs; 
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6. Landscaping and parking layout; 

7. The relationship to other buildings and/or uses in the area; 

8. The architectural treatment as related to any historical buildings or 
structures; and 

9. The location and treatment of the site as related to its natural setting, 
including grading, cuts and fills and preservation of trees and natural 
ground cover. 

D. Commission Review of Proposed Plans. No building permit shall be issued for 
construction within the RHNA combining zone until the proposed plans have 
been approved or conditionally approved by the Commission. 

1. Application Requirements. The applicant shall submit required data on the 
items to be considered in Subsection C. for Commission approval. 

2. Referral for Advice. In its review of plans, the Commission may seek the 
advice of any person or organization, who, in the opinion of the 
Commission is qualified to give the advice. The person or organization 
must be devoid of any and all financial interest in the development under 
consideration. 

3. Changes to Project. If the Commission finds that the proposed structure or 
uses are incompatible to the purpose and intent of the RHNA combining 
zone, the Commission or its designated representative shall endeavor to 
have the plans changed to conform to the purpose and intent of the 
combining zone. 

4.  Appeal. If the applicant is not satisfied with the Commission's or its 
representative's action, they may appeal the decision to the council in 
compliance with Chapter 17.91 (appeals). 

E. Destruction or Alteration of Historical Buildings. No historical building in the 
RHNA combining zone shall be moved or relocated, torn down, demolished, 
destroyed, altered, improved or otherwise changed in exterior appearance except 
as follows: 
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1.  If any historical building is damaged by an act of God, including 
earthquake or fire, the owner may repair the building if he secures a permit 
from the Commission or its authorized representative. 

2. An owner making any alteration to the exterior of a historical building or 
intending to move or relocate the building shall submit plans and secure 
approval from the Commission or its authorized representative prior to 
construction and/or issuance of a building permit. 

SECTION 2. CEQA FINDINGS. This Ordinance was considered by the City as part of the 
overall development project analyzed in the Mitigated Negative Declaration (MND) prepared 
for the Project  under CEQA (SCH No. 2025100774) and adopted by City Council under 
Resolution No 2025-48.  
 
SECTION 3. SEVERABILITY. If any section, subsection, sentence, clause, phrase or portion of 
this Ordinance or its application to any person or circumstance is held to be invalid or 
unconstitutional by the decision of any court of competent jurisdiction, such decision shall not 
affect the validity of the remaining portions of this Ordinance or its application to other persons 
and circumstances. The City Council of the City of Grass Valley declares that it would have 
adopted this Ordinance and each section, subsection, sentence, clause, phrase or portion thereof 
despite the fact that any one or more sections, subsections, sentences, clauses, phrases, or 
portions be declared invalid or unconstitutional and, to that end, the provisions hereof are hereby 
declared to be severable. 

SECTION 4. Effective Date. This Ordinance shall be in full force and effect 30 days after its 
adoption under Article VII, § 2 of the Grass Valley City Charter. 

SECTION 5. Publication. The City Clerk shall certify to the passage and adoption of this 
Ordinance and shall cause the same to be published once in The Union, a newspaper of general 
circulation printed, published, and circulated within the City. 

INTRODUCED and first read at a regular meeting of the City Council on the 25th day of 
November 2025. 

FINAL PASSAGE AND ADOPTION by the City Council was at a meeting held on 
the________ day of _________________2025, by the following vote: 

 

AYES: 

NOES: 

ABSENT: 
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ABSTAINING: 

 ________________________________ 
 Hilary Hodge, Mayor 
 

APPROVED AS TO FORM: ATTEST: 

 

________________________________ ________________________________ 
Michael G. Colantuono, City Attorney Taylor Day, City Clerk 
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ORDINANCE NO. 840 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GRASS 
VALLEY APPROVING A ZONING MAP AMENDMENT TO ADD A REGIONAL 
HOUSING NEEDS ALLOCATION (RHNA) ZONING COMBINING DISTRICT 

TO THE PROPERTY ZONED CORPORATE BUSINESS PARK (CBP) FOR 
PROPERTY AT ASSESSOR’S PARCEL NUMBER (APN): 035-600-015, GRASS 

VALLEY, CALIFORNIA  

WHEREAS, a complete application was filed by Nevada County Habitat for Humanity to rezone 
APN: 035-600-015 to add the Regional Housing Needs Allocation (RHNA) combining district 
to the Corporate Business Park (CBP) zoning designation as provided in Exhibit A; and 

WHEREAS, the RHNA combining district allows the property to be developed as a residential-
only affordable housing project in the CBP zone, which is consistent with the General Plan 
Housing Element, promotes public welfare, and helps the City meet its Regional Housing Needs 
Allocation (RHNA) obligations; and  

WHEREAS, the City approved Resolution 2025-48 adopting a Mitigated Negative Declaration 
(MND) in accordance with the California Environmental Quality Act (CEQA) for the affordable 
housing project proposed by Nevada County Habitat for Humanity which included the  
proposed Zoning Map Amendment, among the entitlements analyzed for the Project (SCH No 
2025100774)0; and  

WHEREAS, the Planning Commission, after considering public comment, held a duly noticed 
public hearing and reviewed the Project, which included the draft Ordinance at its regular meeting 
held on November 18, 2025 and voted 3 to 0 (two absent) to recommend that City Council 
approve the Project; and  

WHEREAS, pursuant to development ordinance and statutory requirements, the City of Grass 
Valley made due public notification of the pending zoning map amendment.   

BE IT ORDAINED BY THE COUNCIL OF THE CITY OF GRASS VALLEY: 

SECTION 1. RECITALS. The recitals and findings set forth above are true and correct and 
incorporated herein by reference. 

SECTION 2. The City of Grass Valley City Council adopts the zoning map amendment, 
which is shown on “Exhibit A” attached hereto. 

SECTION 3. SEVERABILITY. If any section, subsection, sentence, clause, phrase or portion of 
this Ordinance or its application to any person or circumstance is held to be invalid or 
unconstitutional by the decision of any court of competent jurisdiction, such decision shall not 
affect the validity of the remaining portions of this Ordinance or its application to other persons 
and circumstances. The City Council of the City of Grass Valley declares that it would have 
adopted this Ordinance and each section, subsection, sentence, clause, phrase or portion thereof 
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despite the fact that any one or more sections, subsections, sentences, clauses, phrases, or 
portions be declared invalid or unconstitutional and, to that end, the provisions hereof are hereby 
declared to be severable. 

SECTION 4. Effective Date. This Ordinance shall be in full force and effect 30 days after its 
adoption under Article VII, § 2 of the Grass Valley City Charter. 

SECTION 5. Publication. The City Clerk shall certify to the passage and adoption of this 
Ordinance and shall cause the same to be published once in The Union, a newspaper of general 
circulation printed, published, and circulated within the City. 

INTRODUCED and first read at a regular meeting of the City Council on the 25th day 
of November, 2025. 

FINAL PASSAGE AND ADOPTION by the City Council was at a meeting held on 
the________ day of _________________2025, by the following vote: 

 

AYES: 

NOES: 

ABSENT: 

ABSTAINING: 

 ________________________________ 
 Hilary Hodge, Mayor 
 City of Grass Valley 
 

APPROVED AS TO FORM: ATTEST: 

 

________________________________ ________________________________ 
Michael G. Colantuono, City Attorney Taylor Whittingslow, City Clerk 
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PRELIMINARY LANDSCAPE NOTES
1. PLANTING SHALL CONFORM TO LOCAL REQUIREMENTS FOR LANDSCAPE SITE

DEVELOPMENT.
2. FINAL PLANTING AND IRRIGATION DESIGN PLANS SHALL BE PROVIDED DURING THE

PERMIT PHASE OF DESIGN.
3. ALL EXISTING TREES SHALL BE PROTECTED FROM DAMAGE OR INJURY.
4. NO PARKING OR STACKING OF CONSTRUCTION MATERIAL IS ALLOWED WITHIN THE

DRIPLINE OF AN EXISTING TREE.
5. ALL PLANT MATERIAL SHALL COMPLY WITH ANSI Z601 'STANDARD FOR NURSERY

STOCK'.
6. ROOT BARRIERS SHALL BE PROVIDED FOR ALL TREES WITHIN ANY PLANTING AREAS

THAT ARE LESS THAN 10' WIDE.
7. ALL PLANTER AREAS SHALL RECEIVE A 3" LAYER OF BARK MULCH.
8. A SOILS TEST SHALL BE PROVIDED DURING CONSTRUCTION (AFTER GRADING

OPERATIONS ARE CONCLUDED) TO DETERMINE SOIL FERTILITY AND ACTUAL SOIL
AMENDMENTS TO BE ADDED DURING PLANTING.

9. NO TURF IS PROPOSED.
10. NATURAL SLOPES ON SITE DO NOT EXCEED 5' IN ELEVATION.

HABITAT FOR HUMANITY
GRASS VALLEY, CALIFORNIA
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Nevada County Habitat for Humanity:  Gates Place 
Project Description 

              

The proposed project consists of sixteen (16) single family deed restricted affordable detached homes with 
a interchangeable building footprint to accommodate 2-4 bedroom houses 1, or 2 story with 1-car garages. 
Applications required for the project include a Zoning Text Amendment, Major Development Review, a 
Tentative Subdivision Map and a Planned Development Application. The project proposes frontage 
improvements along Gates Places including extension of both water and sewer and installation of onsite 
alley streets to access the deed restricted affordable units. Proposed access roads will include all utility 
mains along with service lines, storm drainage conveyance lines and retention ponds. A Zoning Text 
Amendment will be required creating a -AHRA  combing district to allow CBP properties to develop with 
100% deed restricted affordable housing single family detached homes, consistent with the R-2 zoning 
regulations and that the residential component can be built without the construction of the CBP business 
park.  The Planned Development request is to allow for the following reductions from R-2 zoning as 
follows: 

 R-2 Residential Zoning Standards     Proposed per PD 

Min. Lot Area:  5,000 square feet     3,000 square feet 

Min. Lot Width: 60 feet; 70 feet for corner Lot   50’ 

Min. Front Setback: 5’ Porch/15’ to Bldg. Façade   5’ Porch/10’ to Bldg. 

Min. Street side Setback: 20% lot width/15’ Max.   7’ 

The project also includes a tentative map creating the various sixteen (16) residential parcels along with 
letter lots for common areas to be maintained by the project. 

The proposed project site was created as part of a lot line adjustment that was recorded for the adjacent new 
Sherwin Williams building. The existing site is primarily undeveloped with remnants of an old house 
foundation, minor grading and more recent stockpiles of soil from the adjacent Sherwin Williams project. 
The site generally slopes inward to an existing seasonal swale that runs south and southwest through the 
existing parcel. 

The site is conducive to development with existing roadway access and nearby connections to water, sewer 
and other public facilities. Most importantly this Habitat for Humanity project will bring forth another 
successful project with sixteen (16) residents having home ownership. 
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