
  
  

 
NEVADA CITY ADVISORY REVIEW COMMITTEE 

STAFF REPORT 
   
APPLICANTS:  
Laurie Doyle,   Executive Vice President, Affordable Housing 
Development Corporation (AHDC) 
 
Gus Becerra, Executive Director, Regional Housing Authority  
 

MEETING DATE:  June 8, 2020 

 
PROJECT TITLE: Cashin’s Field Affordable Housing Project 
 

FILE TYPE:  Architectural Review 
                        Site Plan 
 

PROJECT DESCRIPTION: Application to the Planning Commission for Architectural Review and 
Site Plan review for the development of a 56-unit apartment complex in six buildings at 170 Ridge 
Road. The approximate square footage of the complex is 57,000 square feet and will feature a mix of 
eleven one-bedroom units, thirty two-bedroom units, and fifteen three-bedroom units.  All units are 
proposed to be affordable to low, very low, and extremely low income households (exclusive of a 
manager’s unit) as follows: 

UNIT COUNT             INCOME LEVEL 
6 Extremely low (30% of  median income) 
6 Very low (40% of median income) 

28 Very low (50% of median income) 
15 Low (60% of median income) 
1 Manager’s Unit (not income-restricted) 

 
For reference the US Census Bureau American Community Survey (ACS) 5-year estimates currently 
reflect Nevada City’s median income at $43,098. This number is adjusted every year.  
As a project with 100% of units affordable (exclusive of a manager’s unit) to low income households 
at a 55 year affordable housing deed restriction, it is eligible for up to an 80% density bonus pursuant to 
California’s Density Bonus Law (Gov. Code § 65915). Staff is still in the process of evaluating whether 
the project is subject to the streamlined, ministerial approval process set forth in SB-35.  Staff has 
determined that the project meets all of SB 35’s criteria, except that staff is still determining whether the 
project meets all the City’s zoning and other regulatory ordinances.  Staff will complete the 
determination before the June 18th Planning Commission meeting agenda packet is posted. Both SB 35 
and the Density Bonus Law are further discussed below. Projects subject to SB-35 are only required to 
provide parking at a 1 space: 1 unit ratio. The applicant is proposing 81 parking spaces and is therefore 
exceeding the required parking ratio.   Also under the Density Bonus Law the project is entitled to up to 
four concessions, which would allow for the project to exceed up to four of the City’s development 
standards. For this project, the applicant is requesting to exceed the 40-foot height limitation for up to 46 
feet, and a concession to encroach within the standard 10-foot street side yard setback and within the 
standard 25-foot front yard setback by up to 8-feet.   
 
The property will be served by NID water and City sewer. There are no natural water bodies or water 
conveyance features on the project site. The property is relatively flat with an average slope of 
approximately 5% that drains from the Zion/Ridge intersection easterly toward Searls Avenue. 
Earthwork required for building pad, parking lot, and drive aisle grading will involve approximately 
3,734 cu. yd. of cut and 7,050 cu. yd. of fill. The perimeter and eastern half of the site exhibits 
coniferous forest vegetation that appears to be dominated by ponderosa pine and cedar trees. 
Approximately 89 trees out of 375 trees will need to be removed from the site in order to accommodate 
the project. Surrounding uses include a church across Ridge Road to the south, office uses to the north 
and across Zion Street to the west, and State Highway 20/49 to the east.  
  
LOCATION: 170 Ridge Road, Nevada City 
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ASSESSOR'S PARCEL NO.:  005-290-026 

STAFF CONTACT:   Amy Wolfson, City Planner (Amy.Wolfson@NevadaCityCA.gov) 

General Plan: SL (Service Lodge) Water: Nevada Irrigation District
Zoning: SL-SC-AN (Service Lodge-Scenic Corridor-

Annexation) 
Sewage: City

Flood Map: Panel 632, Zone X Fire: Nevada City Fire Dist.
Parcel Size: 4.59 ac. Schools: Nevada City School Dist.

ATTACHMENTS: 
1. Architectural Review Application
2. Architectural drawing: site plan and building elevations
3. Civil drawings: Topographic survey; preliminary grading, drainage and utility plan; a tree

removal plan (updated June 3, 2020)
4. Landscape Plan
5. Sewer Report
6. Drainage Report
7. Traffic  Study (updated June 4, 2020)
8. Memorandum dated June 2, 2020: Cashin’s Field Project’s Eligibility for Streamlined,

Ministerial Approval Under California State (SB 35 (2017)

STAFF RECOMMENDATIONS: 
1. Environmental Action: Exempt under §15268 CEQA Guidelines, as a ministerial project
2. Project Action/Recommendation: Site Plan and Architectural Review

BACKGROUD: The applicant approached the City in late February 2020, when they determined the 
project site met several criteria for eligibility for funding by the California Tax Credit Allocation 
Committee (TCAC).  TCAC allocates federal and state tax credits to develop affordable rental housing 
projects serving low-income households.  Corporations provide equity to build the projects in return 
for the tax credits. TCAC verifies that the developers have met all the requirements of the program and 
ensures the continued affordability and habitability of the developments for the succeeding 55 years. 

In order to introduce the project to the community, the developer held a community meeting on May 
26, administered virtually due to the COVID-19 crisis. The meeting was noticed as a joint Planning 
Commission/City Council meeting so that all City officials had an opportunity to participate.  City 
officials and the public expressed some concern for the height of the buildings, their proximity to the 
street, and the aesthetic effects of tree removal. However, a dominating theme of public comment 
included concerns about an increase in traffic, safety concerns for general ingress/egress, and concerns 
about internal project circulation, particularly in the event of an emergency evacuation. Following the 
meeting, the City Engineer and the Division Fire Chief expressed similar concerns. The applicant re-
evaluated the site plan and submitted an updated traffic study and site plan with the following 
modifications” 

• The access to the project was modified to add a second access point to the East at Ridge Road.
This connection as proposed is (right in/right out) and allowed removal of the large
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"hammerhead asphalt area".  Additionally this access will have a small raised median to 
discourage drivers from making a left from Ridge into the project and to make a left onto Ridge 
out of the project.  Driveway accesses have tapers and transitions from Ridge Road and curve 
returns (r=25') to make easier entry and exit especially for larger access vehicles like fire trucks, 
etc.  The westerly access was modified to include three (3) lane widths (In/left out/right out)(32' 
wide).  This modification was made as requested to allow drivers to make a right onto Ridge and 
not have to wait for drivers making a left. 

• The two-way left turn pocket within Ridge Rd. is proposed to be re-striped to lengthen to the 
East to accommodate vehicles making a left into the project and a refuge area as drivers make a 
left out of the project and transition onto Ridge Rd. going Easterly towards Hwy. 49.  Some 
minor widening on the southerly inside curve may be required at final design to facilitate the 
final striping. 

• The southeasterly building was shifted slightly northerly to accommodate the access changes. 

• Minor storm drainage routing and minor parking modifications were made to accommodate the 
above changes. Additionally, the tree removal numbers were adjusted to reflect the additional 
access. 

Application materials were distributed to stakeholder agencies for their review and comment on May 22, 
2020. Agency comments are anticipated to be submitted by Friday, June 5, 2020.  As of the writing of 
this report, staff had received comments from the Division Fire Chief and the City Engineer. Both of 
their comments pre-dated the modified site plan material submitted by the applicant, which directly 
addressed some of their concerns.  
REGUALATORY CONSIDERATIONS: 
 
CA Density Bonus Law: (Gov. Code § 65915) provides for density bonuses for projects of lower-
income housing.  The City’s Service Lodge zoning designation allows for multi-family residential 
development at a standard density of 8 dwelling units per acre. Under the Density Bonus Law, projects 
that are committed to providing 100% of the total dwelling units at a rate affordable to low and very-low 
income families, exclusive of a manager’s unit, are eligible for up to an 80% density bonus. At 4.59 
acres with a 14.4 unit/acre density (including the 80% density bonus over the 8 dwelling unit per acre 
density standard), the subject site is eligible to support up to 67 such units. The Cashin’s Field project 
provides a proposal for 56 units, 55 of which will be deed-restricted for eligible lower income families 
and will be required to be rented at affordable rates.  
 
The Density Bonus Law also allows the developer of a 100% affordable project to take advantage of up 
to four concessions to site development standards, provided those concessions contribute to the 
affordability of the project and provided they do not create an adverse safety impact. For this project, the 
applicant is requesting to exceed the 40-foot height limitation with potential to go up to 46 feet, and a 
concession to encroach within the standard 10-foot street side-yard setback and within the standard 25-
foot front yard setback by up to 8-feet. It is unclear whether this constitutes two or three concessions, but 
either way the developer’s request for concessions is within the number permitted under state law.  
 
SB-35 Project Streamlining: California Senate Bill 35 (SB-35) was signed by Governor Jerry Brown 
on September 29, 2017, and went into effect on January 1, 2018. SB-35 applies in cities where the State-
established Regional Housing Need Allocation (RHNA) goals, have not been met. SB-35 amends 
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Government Code Section 65913.4 and requires local entities to streamline the approval of certain 
housing projects by providing a ministerial approval process. The 5th cycle (2014 -2019) RHNA targets 
amounted to a total of 85 units, 49 of which were to be restricted to moderate and below income levels. 
Over the cycle, there were 17 units constructed within the City, two of which were restricted to 
moderate and below-moderate income levels. Therefore, the City fell short of the of both the allocated 
total target units (85) by 68 units and affordable units (49) by 47 units. As a result, at this time, projects 
such as Cashin’s Field, providing 100% affordable housing, are eligible for process streamlining 
provided they meet all of the eligibility criteria. The City Attorney has prepared the attached 
memorandum outlining SB 35 criteria that project must meet to be eligible for the streamlined review 
under SB-35. Staff has determined that the project meets all of SB 35’s criteria, except that staff is still 
determining whether the project meets all the City’s zoning and other regulatory ordinances.  Staff will 
complete the determination before the June 18th Planning Commission meeting agenda packet is posted.   
Under SB 35, the City has only 60 days to determine and document whether there are inconsistencies 
with objective City standards and 90 days to make a final determination on the application.  Failure of 
the project to meet subjective design standards cannot preclude a project from being approved.  
 
Site Plan:  Section 17.88.010 of the City Municipal Code requires that the erection of any building 
other than an accessory building, for any use or uses, except single-family dwelling uses, be subject to 
site plan review covering the parcel or parcels to be used. Such site plans shall be approved or 
conditionally approved, as provided in the City Municipal Code, and no building permit for such 
building shall be issued until such approval has been given. Upon the filing of the site plan, the 
advisory review committee of the planning commission shall review and make a written report to the 
commission recommending the approval, conditional approval or disapproval of the plan. If 
conditional approval of the plan is recommended, the report shall contain a statement of the conditions. 
Because the project is subject to SB35 project streamlining, only objective code standards can be 
applied as a condition of project approval.  Discretionary recommendations may be made as advisory 
request only. 
 
Architectural Review: The Planning Commission, in their role as the Architectural Review Committee, 
is required to review proposals for the erection or exterior alterations of any structure, or the remodel, 
demolition, or razing of any structure. Generally, findings must be made that new structures are 
generally compatible with Nevada City style architecture and compatible with the surrounding 
neighborhood.  However, due to the streamlining provisions afforded to the application by SB-35, only 
objective design standards outlined in our municipal code may be applied as a condition of project 
approval. Subjective design requests may be made as advisory recommendations only. 
 
Zoning and General Plan Consistency: The base Service Lodge (SL) zoning designation allows for 
“all permitted uses of the R1 and R2 zoning districts” which includes multi-family dwellings. The SL 
zone’s “purpose” expressly states it as being consistent with the Service Lodging General Plan 
designation. AB-1735 provides that “the granting of a density bonus shall not require, or be interpreted, 
in and of itself, to require a general plan amendment, local coastal plan amendment, zoning change, or 
other discretionary approval.”  The purpose of the Annexation (AN) combining district designation is 
for payment of development fees levied on those properties annexed after April 24, 1985. An estimate of 
impact fees has been prepared for this project and includes these additional fees.   
 
Scenic Corridor Combining District/Tree Removal: The SC designation is applied to land adjacent to 
roads and highways considered to be particularly important to protect the existing essential character of 
Nevada City, and preserving the existing tree cover to the greatest extent possible, and assuring visually 
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pleasing corridors.  Most of the ground disturbance and building development is proposed to take place 
on the western portion of the property. Much of the development area is devoid of heavy tree cover, 
though a perimeter of trees lines both Zion Street and Ridge Road. Approximately 89 trees out of 375 
trees will need to be removed from the site in order to accommodate the project.  Landscape Architect Jo 
McProud has developed a landscaping plan that emphasizes tree plantings along the perimeter of the 
project in order to provide a visual buffer between the project and public streets. The Landscaping Plan 
also emphasizes native trees and vegetation consistent with requirements of the CA Model Water 
Efficiency Local Ordinance (MWELO). The landscaping plan appears to be consistent with minimum 
landscaping standards and parking lot landscaping standards. The Scenic Corridor development 
regulations in Section 17.62.210 of the City Municipal Code outline a set of design factors to be 
considered by the Planning Commission, which may be used to apply discretionary design conditions. 
Because the SC development regulations do not provide for objective design standards, any subjective 
design requests by the City to meet the intent of the Scenic Corridor designation may be made as 
advisory recommendations only and cannot be made a condition of project approval. 
 
Housing Element of the General Plan: The 2019-2027 6th cycle Regional Housing Need Allocation 
(RHNA) goals call for a total of 135 units to be constructed, 52 of which need to be affordable to low 
and very low-income households.  Therefore the proposed project, with 55 units to be deed-restricted at 
an affordable rental rate for qualifying lower income families, will meet the City’s low-income 
allocation targets.   The project is also consistent with several other goals, objectives, and policies of the 
most recently adopted  Housing Element including Policy 1-1-2, to support Nevada County in it’s 
administration of Section 8 rental assistance housing vouchers; Policy 1-2-4  to actively work with 
developers to provide rental housing for lower income households; Goal 2 to remove constraints to the 
development of affordable housing; Objective 2-2 to provide City residents with reasonably priced 
housing opportunities; Policy 3-1-2 to include other opportunities to increase the supply of affordable 
housing; and Policy 3-2-1 to expand near term and long term “affordable housing” opportunities for 
employees of existing employment centers. 
 
Environmental Review:  Review under the California Environmental Quality Act (CEQA) is not 
required for SB-35 eligible projects because they are subject to a ministerial approval process pursuant 
to §15268 CEQA Guidelines. It is worth noting that §15194 CEQA Guidelines exempts affordable 
housing projects meeting specific criteria,  which happen to closely resemble SB-35 eligibility criteria. 
Presumably, this was the reasoning of the State legislature for creating a streamlined review process.  
While not thoroughly analyzed, the project also likely qualifies for an exemption under §15332 CEQA 
Guidelines for those projects eligible as in-fill development. 
 
STAFF RECOMMENDATIONS:  The Advisory Review Committee (ARC) shall make a 
recommendation to the Planning Commission for the Site Plan and Architectural Review application for 
consideration of the development of the 56-unit affordable housing project at 170 Ridge Road. The ARC 
may also make any subjective design suggestions, with the understanding that they are advisory only 
and not recommended as conditions of project approval.  
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         APPLICATION FOR ARCHITECTURAL REVIEW 

Check all that apply: 

  A New Building 

  Changes to Existing 

  In the Historic District 

  Other (Describe) 

      Number of existing units _______ 

      Year of original construction _________ 

Supporting data must be attached: 

Applicant/Property Owner 

________________________________________ 

Name 

________________________________________ 

Address 

________________________________________ 

City, State 

________________________________________ 

Phone 

________________________________________ 
email address

• Color chips

• Material specs, i.e. roofing, windows, etc.

• Elevations/Site plans

Address and Assessor’s parcel number of property where construction is proposed (also complete attached location key map): 

___________________________________________ ____________________________________ 
Street Address Assessor’s Parcel Number 

Nearest cross street ________________________________ New floor area proposed _____________S.F. 

Briefly describe proposed project: 

Number of dwelling units on property ______________________ 

COMPLETE FOR ALTERATIONS TO EXISTING BUILDINGS: 

Construction will involve (check all that apply): 

 Foundation replacement 

 Siding replacement -  All siding or  Repairs over ___________% 

 Roof replacement 

 Use of metal framed windows 

 Removal of old materials. Describe: 

DESCRIPTION OF NEW CONSTRUCTION OR ALTERATIONS: Attach architectural elevations or perspective drawing showing all materials, 

colors, finish, lighting, ornamental devices, and any signs. The Commission prefers color chips. 

SUPPORTING DOCUMENTS: Read and complete the attached pages and include any other statements or attach supporting information to 

substantiate that the architecture is consistent with the Mother Lode Era, or is otherwise consistent with the surroundings. Attach TEN FOLDED COPIES 

of the elevations and/or supporting information, including a site plan showing the existing and proposed building setbacks from all property lines. 

ALL BUILDING DIMENSIONS, INCLUDING BUILDING HEIGHTS, MUST BE SHOWN ON THE ELEVATIONS. 

I am the owner or authorized agent for the subject property.  If agent, submit letter from property owner. 

_________________________________________________________ 

Signature Date 

-------------------------------------------------------------------------FOR OFFICE USE ONLY-------------------------------------------------------------------------- 

Approved by: 

_________________________________________________________ 

Signature Date 

_________________________________________________________ 

Signature Date 

OFFICE USE ONLY 

Filing Fees 

Chk  Cash 

Bus. Lic. 



PLEASE ATTEND THE PLANNING COMMISSION MEETING TO DISCUSS YOUR REQUEST, OR YOUR APPLICATION 

WILL BE CONTINUED TO THE NEXT MEETING 

CITY OF NEVADA CITY 

ARCHITECTURAL REVIEW GUIDELINES 

AND SUPPORTING INFORMATION 

Please read this document and provide the information that applies to your application. The City also maintains some reference material 

regarding historical architecture. Ask the City Planner for details. 

POLICY DECLARATION: 

The City’s goal in requiring architectural review is to implement the goals of the City’s General Plan by preserving the character of 

Nevada City architecture in terms of historical value, sit coverage and planning, volume and massing, materials, color, general design 

and details. Historical District work must be in strict compliance with the Mother Lode Era. Preservation of historic materials is 

encouraged. 

The Planning Commission will review each application on its own merit and in the context of the neighborhood of the project. For 

example, plywood siding might be acceptable in an area of modern, similar homes, but not in a neighborhood of old Victorian homes. 

Generally, Nevada City architecture is characterized by many of these design features typical of the Mother Lode Era: Steep peak roofs 

with pitches between 6:12 & 12:12, overhanging roofs with gable ends, covered porches and entries; multi-pane, vertical, and by 

windows, and use of horizontal painted rustic siding. Alterations to older homes should match existing historic materials. Vinyl siding 

has been declared potentially hazardous by the City’s Fire Department. 

SITE PLAN AND ENVIRONMENTAL CONSIDERATIONS: 

Provide a site plan of the property to scale, showing any proposed tree removal, setbacks, building coverage, fencing and landscaping 

concepts. Attach a tree removal application form if there will be any trees removed. Show off-street parking areas.  

Is the coverage and setback of the new construction compatible with surrounding houses?    Yes     No 

Please explain how it is compatible 

VOLUME AND MASSING Lot Size _________________ SF 

Will the proposed building or changes Yes No 

Have a larger floor plan than surrounding buildings?  

Be taller than surrounding buildings?  

Block views or sunshine from existing buildings?  

Does the site plan provide a private yard area?  

Discussion, if needed: 



MATERIALS 

Generally, the City prefers horizontal wood siding, treated wood shingles, composition shingles, or metal roofing, true used brick, new 

brick, or mine rock veneers and accents, wood windows in older neighborhoods, and roof pitches in excess of 6:12. 

Please list all materials that you will use and alterations proposed: 

Roof:      Pitch:  

Siding:  

Windows:  

Trim:  

Foundation/Pony walls:  

Decks, porches, railings:  

COLORS (Please provide ten color chips per color) 

Color brand, name, number 

Roof:  

Trim:  

Accents:  

Railings/Decks: 

DETAILS 

Please provide sufficient information to allow review of the building’s details, including: 

 Foundation, rock work or veneer accents

 Vents and flues

 Door and window materials, trim and design detail

 Porch and deck framing and railing details

 Garage door

OTHER APPLICABLE INFORMATION 

Use the space below to provide any additional information for the Planning Commission. 



CITY OF NEVADA CITY 
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CHECKLIST FOR ARCHITECTURAL REVIEW APPLICATIONS

Digital Submittal
This packet contains filing forms and instructions for completing a digital architectural review 

application.  Architectural review applications apply to: 

1. New Construction – inside or outside of the Historical District

2. Alterations to buildings within Historical District

3. An addition of new floor area that is greater than 25% of the existing, conditioned living area of the

residence.

The Planning Commission acts as the Architectural Review Committee for all applications for architectural changes to any 

buildings and structures, or the removal or demolition of any structures.   

Please review the following ordinances which will provide the City’s goals in preserving the character of Nevada City 

architecture in terms of historical value, site coverage and planning, as well as volume and massing, materials, color, 

general design and details.  These ordinances also discuss the standards of architectural review within the Historical 

District and the definition of “Mother Lode Era” architecture.  Even though a property is outside of the Historical District, 

City Ordinances provide standards for architectural review “in keeping within the context of the neighborhood.”  

1. Ordinance 90-01 2. Ordinance 92-06

2. Historical District Ordinance 338 3   Nevada City Design Guidelines

PROCESS:  Once a complete application has been submitted, it will be scheduled for Planning Commission review.  

Some applications, such as new construction or major renovations, will require distribution by the City Planner to staff 

such as the City Engineer, Director of Public Works, Police Chief and the Fire Chief.  This can take up to two or three 

weeks for their review and to provide comments and any conditions.  The City Planner will then schedule the 

application before the Planning Commission, who meets on 3rd Thursday of each month at 1:30 p.m. at City Hall. 

The applicant or their representative MUST be present to discuss the application at this meeting.  The applicant will 

receive a copy of the agenda and staff report prior to the meeting.  Once approval has been obtained, a building permit can 

be obtained from the Nevada County Building Department. The Building Department will require 2 sets of plans that 

include two City staff signatures (usually City Planner and City Engineer). 

Checklist for application submittal:  Please include the following items as applicable: 

1. Architectural Review application, signed by owner.  If signed by a representative, include a letter of
authorization from the property owner(s).

2. Project Description – please submit a written description of the work proposed.

3. Filing fee of $200 if the construction is less than 25% of the original area of the existing home OR

$1,000 for new construction, or if the construction is greater than 25%

4. One digital copy of plans (additional hard copies may be requested at Planner's discretion) sent to the City
Planner at amy.wolfson@nevadacityca.gov

5. Five color chips, to be distributed with Commissioner’s packets (All commercial projects and
residential projects in the Historical District)

6. Photograph(s) of structure or property or of property if vacant

7. All Material specifications, such as for windows, roofing, and siding

NOTE: SEE FOLLOWING PAGE REGARDING BACKFLOW PREVENTION DEVICE 

REQUIREMENT 



8. Backflow Prevention Device:  The City requires that with the issuance of ANY building permit, a

backflow prevention device shall be installed on the sewer lateral from the City sewer main to the

property.  Attached is information on how to comply with the ordinance.  If a backflow device is not

installed on the property, one will be required PRIOR to the final issuance of any building permit.

HOW TO COMPLY WITH CITY ORDINANCE 

REQUIRING BACKFLOW PREVENTION DEVICE 

The City of Nevada City adopted Resolution 2005-12 on March 14, 2005 which requires that 

with the issuance of any building permit, a back-flow prevention device shall be installed on the 

sewer lateral from the City sewer main to the property.  A back-flow prevention device is also 

required upon the sale of any parcel within the City (prior to the close of escrow or transfer). 

The City contracts with the Nevada County Building Department for issuance of all building 

permits (construction, roofing, plumbing, etc.).  At the time of building permit application, the 

building staff will ask if a backflow prevention device has been installed.  If not known, the 

Inspector will check when inspecting the property.    If one is not installed, the following process 

needs to be undertaken: 

1. Contact City Hall Planning Department (530-265-2496 x130) to determine to if a back 
flow prevention permit is one file.  If one is on file, a copy will be provided to applicant to 
give to County Building Department.  If not please take the following steps:

2. A homeowner may install the backflow prevention device or hire a qualified professional. 
After installation, the homeowner must call for an inspection.

3. Call Nevada City Hall (530-265-2496). Ask for extension 148 (Public Works) and request 
an inspection, leaving the name, address and phone number to contact.  An inspection 
will be scheduled.

4. After inspection, Public Works will complete a form for applicant to take back to the 
City Planning Department.  A copy will be retained in the City address files. 
Building Permit can be issued by the County
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1170 Ridge Road, Nevada City SITE PLAN 5/15/20
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COMMONS - FLOOR PLAN + ELEVATIONS

0 30' 60'

ARCHITECTURAL

NOTES:
1. SEE CIVIL AND LANDSCAPE DRAWINGS FOR LOCATION OF

OTHER IMPROVEMENTS SUCH AS RETAINING WALL AND
PLAY STRUCTURES 

SHEET INDEXPROJECT SUMMARY:
ON SITE PARKING
•  SURFACE LOTS:   41
•  COVERED TUCK UNDER    40
———————————————————————
                 TOTAL ON SITE  = 81

•  ONSITE PARKING RATIO:      1.45

UNITS
•  3 BEDROOM UNITS:    15
•  2 BEDROOM UNITS:    30
•  1 BEDROOM UNITS:    11
———————————————————————
  TOTAL DWELLING UNITS = 56

SITE
•  SITE AREA:    4.6 ACRES
•  DENSITY RATIO:   12 UNITS/ ACRE

CIVIL
1 TOPOGRAPHIC SURVEY
2 PRELIMINARY GRADING, DRAINAGE, AND UTILITIES
3 PRELIMINARY TREE REMOVAL PLAN

LANDSCAPE
L-1 SCHEMATIC LANDSCAPE PLAN
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2170 Ridge Road, Nevada City BUILDING A - FLOOR PLANS 5/15/20
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3170 Ridge Road, Nevada City BUILDING A - ELEVATIONS 5/15/20
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4170 Ridge Road, Nevada City BUILDING B1 - FLOOR PLANS 5/15/20
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5170 Ridge Road, Nevada City BUILDING B1 - ELEVATIONS 5/15/20
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6170 Ridge Road, Nevada City BUILDING B2 - FLOOR PLANS 5/15/20
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Headway Transportation, LLC 
2240 St. George Lane, Suite 1, Chico, CA  95926 

530.897.0199 
www.HeadwayTransportation.com 

June 4, 2020 

Laurie Doyle  
Executive Vice President  
Central California Housing Corporation (CCHC) 
3128 Willow Avenue, Suite #101 
Clovis, CA 93612 

Traffic Analysis – Cashin’s Field (170 Ridge Road) 

Dear Ms. Doyle, 

This letter provides a summary of the traffic analysis results for the Cashin’s Field Affordable Housing 
project in Nevada City, CA. The proposed project is located on the north side of Ridge Road between Zion 
Street and Searls Avenue (APN 005-290-026) as shown on Figure 1.  The proposed project is an affordable 
housing development with approximately 56 units.   

PROJECT GENERATED TRAFFIC 

Trip Generation 

Trip generation was estimated based on the Multifamily Low-Rise Housing land use from the Trip 
Generation Manual, 10th Edition published by the Institute of Transportation Engineers (ITE). Table 1 
shows the Daily, AM peak hour, and PM peak hour trip generation estimates for the proposed project.  

Table 1: Trip Generation Estimates 

Land Use Units Trips 
Daily AM AM In AM Out PM PM In PM Out 

Multifamily Low-Rise 
Housing1 56 d.u.2 410 26 6 20 31 20 11 

Notes: 1. ITE trip generation rates for Multifamily Housing-Low Rise (220): Daily – 7.32, AM – 0.46, PM – 0.56 
2. d.u. = Dwelling Units 
Source:  Headway Transportation, 2020 

As shown in the table, the project is expected to generate approximately 410 Daily, 26 AM peak hour, and 
31 PM peak hour trips. 

Project Access 

The project will access Ridge Road via two project driveways, as shown on Figure 2.  The main (west) 
access point is proposed to have full movements (i.e. right-in/right-out/left-in/left-out) with side-street 
STOP control on the driveway approach. The project proposes to extend the center turn lane on Ridge 
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Road to facilitate left turn movements to/from the west driveway. The east access is proposed as right-
in/right-out only with STOP control on the driveway approach. The project proposed to construct a raised 
island in the project driveway to prohibit left-turns to/from Ridge Road. 

Trip Distribution 

Project generated traffic was distributed to the surrounding roadway network based on existing travel 
patterns and the locations of complimentary land uses. Project trips were distributed as follows: 

 70% to/from the east toward SR 49 via Ridge Road 
 10% to/from the west via Ridge Road 
 10% to/from the north via Zion Street 
 10% to/from the south via Nevada City Hwy 

 
The estimated project trip assignment is shown on Figure 3. 

LEVEL OF POTENTIAL IMPACTS 

Gold Flat Road Corridor Study 

The Gold Flat Road Corridor Study (Omni-Means, 2016) analyzed the Ridge Road/Gold Flat Road Corridor 
between Nevada City Highway and Hollow Way. The study indentified that long-term improvements 
would be required at the Gold Flat Road Interchange. It is important to note that the Nevada City Highway 
/ Zion Street / Ridge Road and Ridge Road / Zion Street intersections are anticipated to operate at Level 
of Service “B” or better during the AM and PM peak hours under Future Year (2040) conditions per the 
Gold Flat Road Corridor Study. The corridor study estimated the Future Year (2040) traffic volumes on 
Ridge Road between Zion Street and Searls Avenue to be: 

 945 AM peak hour bi-direction volume 
 940 PM peak hour bi-direction volume 

Project Traffic Analysis 

Future Plus Project traffic volumes were developed by adding the project generated trips (Figure 3) to the 
Future Year traffic volumes obtained from the Gold Flat Road Corridor Study and are shown on Figure 4, 
attached. Table 2 presents the level of service analysis summary for the Future Plus Project scenario. We 
evaluated the 20-year horizon as these are the worst case/highest traffic volumes available. Detailed 
calculation sheets are provided in Attachment A.  
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Attachments: 

 Figure 1. Project Location 
 Figure 2. Preliminary Site Plan 
 Figure 3. Project Trip Assignment and Distribution 
 Figure 4. Future (2040) Plus Project Traffic Volumes 
 Attachment A. Future Plus Project LOS Calculations 
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Figure 3

Project Trip Assignment and Distribution
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Figure 4

Future (2040) Plus Project Traffic Volumes
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1. Project Description 
The area included in this report is the Cashin’S Field Property located along the north side of Ridge Road 
between Searls Avenue and Zion Street.  (See Figure 1). 

The site is composed of primarily undeveloped land.  There are existing concrete sidewalks at the property 
lines along Searls Avenue, Ridge Road and Zion Street.  The sidewalk along Zion Street is supported by a 
sloping rock-faced retaining wall.   Inconsistent fencing runs the length of the north property line.  Access to 
the site is a driveway entrance with a rock-faced retaining wall at Ridge road near to the intersection of Zion 
Street and Ridge Road. The land is comprised of a large open area in the central to west side.  There are many 
coniferous trees (350-360) and a variety of deciduous trees (20-30) ranging in sizes from 6 to 60” in diameter.  
The highest elevation of the property is at the West corner near the Zion Street and Ridge Road intersection.  
Contours shed from there toward the North Eastern side of the property and then follows the North property 
line easterly toward Searls Avenue.  The average slope is around five percent downward.  There is one 18” 
concrete pipe culvert at the south-easterly corner of the property crossing under Searls Avenue into the 
California Transportation (CalTrans) right of way. 

2. Existing Conditions 
2.1 Existing Land Uses 
The land is currently undeveloped.  Only foot traffic occurs through the site via sidewalks lining Searls 
Avenue, Ridge Road and Zion Street.   

2.2 Existing Site Drainage 
The Site Drainage is almost entirely by sheet flow from the highest elevation near the corner of Ridge Road 
and Zion Street to the lowest elevation along Searls Avenue.  Along the Ridge Road property line a steep slope 
intersects the existing sidewalk shedding water onto the road.  From there it flows east to the CalTrans right-
of-way. Besides the sidewalk at the corner of Ridge Road and Zion Street, the remaining flow is directed North 
Easterly.  Once flow reaches the North property line, a natural occurring flow line follows the fencing Easterly.  
The lowest elevation of the property occurs on the east property line adjacent to Searls Avenue.  There, a 
natural flow line exists toward the South-Eastern corner where an 18” concrete pipe culvert crosses under 
Searls Avenue in the CalTrans right-of-way.  From there a steep hillside daylights flow into a concrete lined 
ditch which it then flows into a larger 36” concrete culvert under highway 20/49 toward Deer Creek.    

2.3 Existing Hydraulics 
There are no existing hydraulics besides the one 18” concrete pipe culvert at the low elevation point of the 
property. Since no net flow will be added to the site, no calculations are necessary on this culvert. 



2.4 Existing Soils Data 

2.5 Groundwater 
Geotechnical investigation revealed no groundwater seepage into test trenches.  Groundwater was not 
encountered. 

3. Proposed Conditions 
3.1 Proposed Land Uses 
The land is to be used for the purpose of Affordable Housing.  This will include a community building, four 
building groupings and a central recreation area.  Concrete sidewalks will connect the buildings and 
recreational areas.  Parking will be provided on asphalt pavement and/or concrete.  Due to the sloping nature of 
the site, grading will be required for the development.   

3.2 Proposed Site Drainage 
Drainage of the proposed site will result in no net additional outflow.  Pre-treatment and infiltration will be 
provided prior to discharge at the existing 18” concrete pipe culvert.  Improvement to the existing sheet flow 
will be provided by splitting the developed area of drainage into two zones.   

The first zone will move storm water from the community building and the first group of buildings adjacent to 
Ridge Road along the south-easterly ridge line.  Inlets will be provided at all low points transferring water to 
an underground pipeline.  The pipeline will daylight east of the development into a rock-lined ditch.  
Infiltration will occur along the ditch until it reaches a retaining pond for pre-treatment.  The outlet will again 
be a rock-lined ditch to the existing 18” concrete pipe culvert where it will exit the site.   

The second zone will move storm water northward along the driveway passed the first building group and 
community building.  Along both sides of the crowned drive will be rock-lined ditches moving any storm 
water outside of the first zone to area drains.  These drains will be connected by underground pipes.  The 
impervious sidewalks and parking at the north side of the property will all sheet flow into low-point drain 
inlets along curbing and gutter.  Piping from the area drains will be connected to piping from the low-point 



drain inlets. Similarly, the recreational area and impervious areas at the north-east part of the development will 
have area drains and drain inlets connected to the same piping system.  Outflow of this zone will occur east of 
the parking near the north side of the property.  Daylight will be into a rock-lined ditch for infiltration.  Again, 
pre-treatment will be at a retention pond within the forested area east of the development.  From there another 
rock-lined ditch will carry runoff to the existing 18” concrete pipe culvert exiting the site.   

Besides these two zones, the Ridge Road and Zion Street corner sidewalk shed remains unchanged.  The same 
is true of the Ridge Road sidewalk and the slope it intersects.  No changes occur at these locations, therefore; it 
is left out of the analysis.  Only the development area is analyzed.   

4. Hydrologic and Hydraulic Calculations 
4.1 Methodology 
Hydrology calculations for the project site are provided herein per the Nevada County Design Standards.  Pre- 
and Post-Development hydrology analyses include calculation of impervious surfaces for the purpose of 
determining impacts of the proposed development.  Peak flows were determined for 10- and 100-year storm 
events.  

The post-development rate and volume will be reduced to or below the pre-development rate and volume with 
infiltration, retention facilities and BMP’s identified herein.  Onsite retention facilities will reduce the post-
development flow by attenuating the peak flow.  Post-Mitigated (after retention) Flow calculation is based on 
Federal Highway Administration Hydraulic Design of Highway Culverts.  Hydraulic Design Series No. 5 
(HDS-5).  

4.2 Existing Conditions and Results 
The existing conditions of the site drainage are intact.  The only storm drain on the site, located at the east side 
of the property, is in good condition.  There are no signs of back flow or deficiencies in the size and location.  
Pre-development flow calculations (Plate 1) are based on 4.82 acres with sheet flow over 740 feet at an 
average slope of 5 percent.  With natural runoff and the site slope, permeability, vegetation, and surface type, 
10-year flow rates are 2.28 cubic feet per second.  100-year flow is 4.82 cubic feet per second.   

4.3 Proposed Conditions and Results 
The proposed drainage will be split into two zones as mentioned above.  The first zone, A-2, represents 1.04 
acres of the development.  Impervious surfaces will be from the building roofs, sidewalks, asphalt pavement 
and concrete flatwork.  This represents 0.72 acres, with the remaining area being landscaped or natural surface.  
Channel flow will occur in a concrete valley gutter in two locations.  The first area is located at the west 
parking area for a length of 128 feet at 1.0 percent.  The second area is located at the entrance to the site along 
the east side of the driveway for a length of 50 feet at 5.0 percent.  The rest of the parking will sheet flow to 
one of four drain inlets.  Underground piping will then convey drainage in high density polyethylene piping to 
daylight into a rock-lined drainage ditch.  The drainage ditch flows roughly 100 feet into a retention pond.  The 
retention pond is sized to retain 2200 cubic feet of storm water.  Outflow of the pond again flows into a rock-
lined ditch roughly 130 feet to the existing drainpipe.   

The second zone, A-3, represents 3.78 acres of the development.  Impervious surfaces will be from the 
building roofs, sidewalks, asphalt pavement and concrete flatwork.  This represents 0.84 acres, with the 
remaining area being landscaped or natural surface.  Channel flow will occur in a concrete valley gutters 
located at various locations between parking islands.  Each gutter is sloping at 1.0 percent for a combined 354 
feet.  The rest of the parking will sheet flow to one of four drain inlets.  Underground piping will then convey 
drainage in high density polyethylene piping to daylight into a rock-lined drainage ditch.  The drainage ditch 



flows roughly 160 feet into a retention pond.  The retention pond is sized to retain 1500 cubic feet of storm 
water.  Outflow of the pond again flows into a rock-lined ditch roughly 150 feet to the existing drainpipe.  

We have determined the difference between pre- and post-development flows, as required by county standards 
and the rational method.  We have designed all culverts, storm drain, and outlet structures in conformance with 
these guidelines.  A summary of the flows is included in Tables 3 and 4 of this report.  The 10-year and 100-
year events have been analyzed based on county rainfall intensity (D11, D12).  Analysis of pre- and post-
development hydrology indicates that downstream facilities will not be affected by the development.    

It has been determined peak post-development flows are higher than pre-development flows.  This is due to the 
large increase in impervious surfaces and is expected.  To mitigate the additional flow, retention facilities are 
sized to result in no net additional flow to the existing outflow from the property.  Retention facilities reduce 
the outflow compared to pre-development.  Primarily this is accomplished through infiltration trenches and 
retention ponds.  The retention facilities provide water quality treatment, recharge natural groundwater and 
attenuate peak flows thus reducing runoff volume and rate of discharge.  This post-mitigated flow is based on 
storage routing calculations provided in the summary of this report (Table 5).  

5. Water Quality Management 
Storm drainage from impervious areas (roads, walks, roofs) is collected and routed through water quality 
treatment facilities for removal of potential pollutants.  A description of each treatment facility being used for 
this project is provided below.  This consists of a Multiple Treatment System which includes the following 
Best Management Practices (BMP’s) in series prior to discharge of flow to existing drainage facilities.   

BMP # 

TC-10 Infiltration trenches will be installed at roof downspouts for both retention of storm water 
runoff and for capturing pollutants prior to entering the natural drainage course. Runoff is 
stored in the void space between the stones and infiltrates into surrounding soil. 

TC-11 Infiltration basins will be installed at the end of the biofiltration swales for stormwater runoff 
storage and exfiltration into the underlying soil. Pollutant removal occurs through the 
infiltration of runoff and the absorption of pollutants into the soil and vegetation. 

TC-30 Vegetated biofiltration swales will be provided at the discharge of the underground storm 
water piping.  The swale will trap particulate pollutants, promote infiltration, reduce flow 
velocity, and increase time of concentration of stormwater runoff.   

During construction, additional BMP’s including temporary erosion control facilities shall be implemented to 
control pollutants that have a potential to affect the quality of storm water discharges from the construction 
site.  Implementation of BMP's for Construction Activities will be in accordance with California State Water 
Resources Control Board (SWRCB) requirements.  
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I.   INTRODUCTION 

A. PURPOSE STATEMENT 

This Sewer Study was prepared by SCO Planning & Engineering, Inc. at the request of 
Nevada City.  The purpose of this study is to: 
 
◊ Provide a sewer analysis to Nevada City that describes sewer infrastructure needs 

and potential impacts associated with the proposed project. 

◊ Calculate sewer flow at discharge point based on similar municipal design standards 
applied to the proposed project. 

◊ Determine capacity of offsite gravity sewer reaches, additional project flow and impact 
to downstream sewer system. 

 
B. STUDY AREA 

The areas included in this study is the Cashin Field Property located along the north side of 
Ridge Road between Searls Avenue and Zion Street.  (See Figure A). 
 
 
C. EXISTING CONDITION 

The site is composed of primarily undeveloped land.  There are existing concrete sidewalks 
at the property lines along Searls Avenue, Ridge Road and Zion Street.  The sidewalk along 
Zion Street is supported by a sloping rock-faced retaining wall.   Inconsistent fencing runs 
the length of the north property line.  Access to the site is a driveway entrance with a rock-
faced retaining wall at Ridge road near to the intersection of Zion Street and Ridge Road. 
The land is comprised of a large open area in the central to west side.  There are many 
coniferous trees (350-360) and a variety of deciduous trees (20-30) ranging in sizes from 6 
to 60” in diameter.  High point of the property is at the West corner near the Zion Street and 
Ridge Road intersection.  Contours shed from there toward the North Eastern side of the 
property and then follows the North property line easterly toward Searls Avenue.  There is 
one 18” culvert at the south-easterly corner of the property crossing under Searls Avenue 
into the CalTrans right of way. 
 

D. PROPOSED SEWER ADDITION 
 

There are two sewer conveyance mains (Zion Street, Searls Avenue) that could serve the 
site. Based upon site grading which is sloping away from Zion and the existing wall along 
Zion, sewer discharge is proposed to flow easterly to the existing facilities at Searls Avenue.  
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E. PROPOSED PROJECT 

The project and development consist of: 
• 58 Affordable Residential Units. 
• 1 Community Office Building with 2 Employees 

   
 
II.   DESIGN CRITERIA 

A. UNIT FLOW FACTORS 

Average Flow determination is based on the following wastewater generation factors 
obtained from Nevada City General Plan, Table 1: 

Residential:   Qave = 150 (gal/day)/ unit 
 Office:   Qave =  25 (gal/day)/employee 
 
  
Factored Flow is calculated by multiplying the average flows shown above by a safety 
factor of 2.0. 
 
  
Peak Flow is calculated by multiplying factored flow by peaking factor to account for 
variations in infiltration, inflow and domestic flow.   

Peak Factor Equation:  Qpeak = 10(2Qave)0.8  

 
B. PIPE CAPACITY  

Pipe Capacity was calculated using Manning’s Equation for Peak Flow with pipe 
flowing at depth equal to 70% of pipe diameter. 

Used Manning n = 0.013 for PVC pipe  

The reach of sewer main with the assumed flattest slope was used to calculate 
maximum allowable discharge.  See Pipe Flow Capacity Calculations, Exhibit B. 
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III.   FLOW CALCULATIONS 

A. Proposed Onsite Contributing Flows 

Areas A & B are per the currently proposed Development totaling 58 Residential 
units and 1 Community Office Building.  Flow calculations as shown on Exhibit ‘B’ 
are summarized as follows: 

 AVERAGE FLOW 
(gpd) 

FACTORED FLOW 
(gpd) 

PEAK FLOW         -         
(gpm)                                    

Calculated Flow         -     
Area A 

8,700 17,400  

Calculated Flow         -      
Area B 

50 100 

Total Flow 8,750 17,500 74 

 

 



CASHIN FIELD AFFORDABLE HOUSING SEWER STUDY 
May, 2020 Results and Conclusions 
  
  
 

  
S:\~ JOBS\202006 - RIDGE ROAD AFFORDABLE HOUSING\ADMIN\REPORTS\PRELIMINARY SEWER STUDY.DOCX Page 5 

IV.   RESULTS AND CONCLUSIONS 

Gravity Sewer Flow Capacity – Searls Avenue 

Gravity sewer flow capacity for existing 6” gravity sewer main in Searls Avenue was 
analyzed for flattest slope using 70% max. depth flow requirement.  Based on As-Built 
drawings provided by the city, the shallowest reach occurs between Station 29+63.70 and 
31+00. The existing pipe has sufficient capacity for the proposed project.   

Existing 6” sewer, flattest slope = 0.005 
Allowable flow = 0.33 cfs.  (70% depth) 
Actual flow for existing plus proposed project = 0.16 cfs (34% depth) 

Based on the short reach of shallow sloping sewer pipe (s = 0.005) along Searls Avenue 
which transitions quickly to a steep slope (s = 0.047), any additional flow would 
successfully flow downstream. 

 
Summary 

In summary, the proposed project could be served by the existing sewer line at Searls 
Avenue.  
City Public Works Department - Water/Wastewater Division should verify/confirm if there 
are any deficiencies with the existing system.  The extent of repairs/upgrades and 
obligation for improvements should be determined by the City. 
If additional improvements are required by the City, then properties being served by the 
proposed sewer infrastructure shall pay their fair share for the cost of improvements 
based on their percentage of flow contribution to the system.  Specific financing 
requirements, improvement obligations, fees, dedications, maintenance, and 
reimbursements shall be detailed in some form of agreement between the developer and 
Nevada City prior to construction.   
 
Please contact our office at (530) 272-5841 if you have any questions or requests for 
additional information. 
 
SCO PLANNING & ENGINEERING, INC. 
 

 
Jason Barnum, P.E. 
Civil Engineer 
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EXHIBIT B 
 
 



Cashin Field Affordable Housing SEWER DESIGN FLOW CALCULATIONS 5/6/2020

PEAK

DESCRIPTION
UNITS 

(EA)
AVE. 
GPD

UNITS 
(EA)

AVE. 
GPD

AVE. 
GPD

AVE. 
GPM GPD GPM FACTOR GPM CFS

Area A 58 8700 0 0 8700 17400
Area B 0 0 1 50 50 100
Total - Development 58 1 8750 6.08 17500 12.15 6.1 73.75 0.16

TOTAL 
AVERAGE 
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PIPE FLOW CALCULATIONS 5/6/2020

Pipe Properties:

Peak Future Flow, Q = 74 gpm

0.16 cfs

Pipe Dia, D = 6 in

Pipe Slope, S (ft/ft) = 0.005
Manning's n = 0.013

Flow, Manning Equation: Q = (1.49 / n)  Rh
2/3 S1/2 A

Percentage of Flow = 0.70 %

Depth of Flow, y = 0.35 ft
Hydraulic Radius, Rh = 0.15 ft

Flow Velocity, V = 2.27 ft/s

Flow Volume, Q = 0.33 cfs

149.5 gpm
Froude Number, F  = 0.71  Subcritical Flow

Critical Depth, yC = 0.29 ft
Normal Depth, yn = 0.35 ft

Area of Flow, Af = 0.15 ft2

Wetted perimeter, W = 0.99 ft

Top flow width, B = 0.46 ft

Pipe Unity: 0.49                %
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MEMORANDUM 

 

To:   City Council Members and Planning Commissioners 

From:    Crystal V. Hodgson, City Attorney 
  Amy Wolfson, City Planner 

Date:   May 22, 2020 

Subject:   Cashin’s Field Project’s Eligibility for Streamlined, Ministerial Approval Under 
California State (SB 35 (2017)) 

 

I. Overview: Streamlined Ministerial Review of Affordable Housing Project under SB 
35 

Among the plethora of state laws adopted in 2017 to encourage the provision of more affordable 
housing, SB 35 was enacted to require cities and counties to streamline review and approval of 
eligible affordable housing projects through a ministerial approval process.   This process does not 
allow public hearings to consider the merits of the project; rather, only the application of objective 
criteria, and review strictly focused on assessing compliance with criteria required for streamlined 
projects as well as objective design review of the project are permitted under the new state law.1  
Projects subject to nondiscretionary review under SB 35 are not subject to review under the 
California Environmental Quality Act (“CEQA”).  

If the jurisdiction is subject to SB 35, and the project is eligible for the streamlined processing, SB 
35 specifies the timeframes within which the jurisdiction has to make a final decision on the 
application.  Cashin’s Field is proposed at 56 units, so the City has only 90 days under SB 35 to 
make a final determination on the application.      

II. When SB 35 Applies 

Both the jurisdiction and the project must qualify under SB 35’s requirements for it to apply.  

A. Jurisdictions Subject to SB 35 

SB 35 applies to jurisdictions that are unable to issue a sufficient number of building permits to 
meet their Regional Housing Needs Allocation (“RHNA”) goals for both above income and low 
income units.   The California Department of Housing and Community Development (“HCD”) 
was authorized by SB 35 to development guidelines implementing SB 35 and to determine if a 
locality is subject to SB 35.2   

                                                           
1 Section 65913.4, subd. (c)(1). 
2 Section 65913.4, subd. (j).  
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Nevada City has not met its current RHNA goals for either moderate or low income housing, so 
HCD has determined that it is subject to SB 35 for projects that have at least 10% affordability.  
HCD’s latest chart of jurisdiction subject to SB 35 can be found at the website footnoted here.3   

Therefore, Nevada City is subject to SB 35, and must process projects with at least 10% 
affordability that meet SB 35’s project specific criteria under the streamlined, ministerial review 
process set forth in SB 35.   

Cashin’s Field is proposed as a 100% affordable housing project, so the City must process Cashin’s 
Field under SB 35’s streamlined, ministerial review process if the project meets the criteria set 
forth therein.      

B. Projects Eligible for SB 35 Processing 

If a jurisdiction is subject to SB 35, then it must process affordable housing projects under the non-
discretionary process set forth in the law4 when all the following criteria are met:  

 (1) Urban Infill. Are located in an urban area, with 75% of the site's perimeter already 
developed with urban uses.5 

Projects sites are located “urban areas” if the project site is located on a parcel within an urbanized 
area or urban cluster, as designated by the United States Census Bureau. Nevada City is a part of 
the 2010 “Grass Valley” Urbanized Cluster as indicated on the following United States Census 
map: 
https://www2.census.gov/geo/maps/dc10map/UAUC_RefMap/uc/uc34597_grass_valley_ca/DC
10UC34597.pdf.  Since the project is located with Nevada City, which is part of the Grass Valley 
Urbanized Cluster, as designated by the United States Census Bureau, it is located within an “urban 
area.”  

Cashin’s Field is located at 170 Ridge Road, Nevada City, CA, with 100% of the site’s perimeter 
already developed as urban uses.  “Urban uses” are any current or former residential, commercial, 
public institutional, transit or transportation passenger facility, or retail use, or any combination of 
those uses.6  Surrounding uses include a church across Ridge Road to the south, office uses to the 
north and across Zion Street to the west, and Searls Avenue and State Highway 20/49 to the east.  
A church use is considered a public institutional use and the office uses are commercial uses. Local 
streets and highways can be classified as either public institutional use or classified under the 
umbrella of “transit or transportation passenger facility.” 

 

                                                           
3 See January 2018 table of jurisdictions subject to SB 35, set to be updated in July 1, 2020.  
https://www.hcd.ca.gov/community-development/housing-
element/docs/SB35_StatewideDeterminationSummary01312018.pdf?source=post_page-----------
---------------- and see Letter from HCD dated ______.   
4 Government Code Section 65913.4.  All statutory references hereinafter are to the Government 
Code unless otherwise indicated.  
5 Government Code Section 65913.4, subds. (a)(2)(A) and (B). 
6 Section 65913.4, subd. (i)(12). 

https://www2.census.gov/geo/maps/dc10map/UAUC_RefMap/uc/uc34597_grass_valley_ca/DC10UC34597.pdf
https://www2.census.gov/geo/maps/dc10map/UAUC_RefMap/uc/uc34597_grass_valley_ca/DC10UC34597.pdf
https://www.hcd.ca.gov/community-development/housing-element/docs/SB35_StatewideDeterminationSummary01312018.pdf?source=post_page---------------------------
https://www.hcd.ca.gov/community-development/housing-element/docs/SB35_StatewideDeterminationSummary01312018.pdf?source=post_page---------------------------
https://www.hcd.ca.gov/community-development/housing-element/docs/SB35_StatewideDeterminationSummary01312018.pdf?source=post_page---------------------------
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Since the project site is located within an urban area with more than 75% of the perimeter sites 
developed as urban uses, this criteria is met. 

(2) Number of Units. Propose at least two residential units (Section 65913.4(a)(1)). 

Cashin’s Field is proposed as a 56-unit residential affordable rental housing project. Fifty-five of 
the units will be income restricted to low income residents, and one unit will serve as the manager’s 
unit.  Since the unit count exceeds the minimum of 2, this criteria is met.  

(3) Designated for Residential Uses. Have a general plan and/or zoning designation that 
allows residential or mixed-use with at least 2/3 of the square footage as residential use.7 

Cashin’s Field is located on a lot zoned as “Service Lodge” which allows for residential uses, and 
the project is proposed as a 100% affordable residential rental housing project.   Since the project 
exceeds minimum residential square footage requirement, this criteria is met. 

(4) Location. Cannot be located on property within any of the following areas: a coastal 
zone, prime farmland, wetlands, hazardous waste site, delineated earthquake fault zone, flood 
plain, floodway, community conservation plan area, habitat for protected species, under a 
conservation easement, or located on a qualifying mobile home site.8  The project cannot be 
located on property within a very high fire hazard severity zone, unless the jurisdiction where the 
project is located has adopted fire hazard mitigation measures pursuant to existing building 
standards or state fire mitigation measures applicable to the development.9   

Cashin’s Field is not located on a coastal zone, prime farmland, wetlands, hazardous waste site, 
delineated earthquake fault zone, flood plain, floodway, community conservation plan area, habitat 
for protected species, under a conservation easement, or located on a qualifying mobile home site. 

The City of Nevada City is designated as being within the Very High Fire Hazard Severity Zone 
as identified by the California Department of Forestry and Fire Protection District (CalFire). The 
City Council adopted Ordinance 2008-06 designating the Building Official to enforce the 
requirements and provisions contained in Section 3203 of Title 24 California Code of Regulations 
in such designated zones, and all properties within Nevada City are provided fire protection.  The 
City of Nevada City City Council adopted the most current versions of the state Building and Fire 
Codes (2019 versions) by Ordinance No. 2020-02, which was effective March 12, 2020.  The 
Cashin’s Field project is conditioned on meeting all requirements in the California Building Code 
including the specific requirements applicable to housing projects constructed within Very High 
Fire Hazard Severity Zones. These adopted ordinances are adequate “fire mitigation measures 
pursuant to existing building standards or state fire mitigation measures applicable to the 
development” under the letter of the law and HCD’s Guidelines interpreting SB 35 
(https://www.hcd.ca.gov/policy-research/docs/SB-35-Guidelines-final.pdf.); Therefore, the 

                                                           
7 Section 65913.4, subd. (a)(2)(C). 
8 Section 65913.4, subd. (a)(6). 
9 Section 65913.4, subd. (a)(6)(D). 

https://www.hcd.ca.gov/policy-research/docs/SB-35-Guidelines-final.pdf
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project’s location within a Very High Fire Hazard Severity Zone does not make it ineligible for 
processing under SB 35.  Therefore, the project complies with this criteria.     

(5) Demolition of Residential Units. The development would require the 
demolishing/removal of any housing units that have been occupied by tenants in the last 10 years; 
are subject to any form of rent or price control, or are subject to a recorded covenant, ordinance, 
or law that restricts rents to levels affordable to persons and families of moderate, low, or very low 
incomes.10 

Cashin’s Field is located on a vacant lot, so no housing units will be demolished in order to develop 
the affordable housing project.  Therefore, this criteria is met. 

(6) Historic Buildings. The development would not demolish a historic structure that is on 
a national, state, or local historic register.11 

Cashin’s Field is located on a vacant lot, so no historic structure will be demolished in order to 
develop the affordable housing project.  Therefore, this criteria is met. 

(7) Consistent with Objective Planning Standards. Must meet all objective general plan, 
zoning, subdivision and design review standards in effect at the time the application is submitted. 
Objective standards are those that require no personal or subjective (discretionary) judgment, and 
must be verifiable by reference to an external and uniform source available prior to submittal.12 

Staff is reviewing the project to determine if it meets all of the City’s current general plan, zoning, 
subdivision and design review standards that were in effect at the time the application for the 
project was submitted.  The applicant has requested two incentives under California Density Bonus 
Law as follows:  

(a) Increase in building height from the standard maximum of 40 feet to 46 feet in the areas 
indicated on the project’s elevation details; and 

(b) Incursion on required setbacks, to allow for up to an 8-foot encroachment within the 
standard 10-foot corner street- side setback and within the standard 25-foot front yard setback in 
some areas of the project. 

The City must approve these incentives (except in limited circumstances determined 
inapplicable by the City Attorney and City Planner), under the Density Bonus Law. 

 A final determination of this criteria must be completed by the City within the statutory 
deadline.   

8) Prevailing Wages. If the development is not in its entirety a public work, as defined in 
Government Code Section 65913.4(a)(8)(A), all construction workers employed in the execution 

                                                           
10 Section 65913.4, subd. (a)(7). 
11 Section 65913.4, subd. (a)(7)(C). 
12 Section 65913.4, subd. (a)(5). 
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of the development must be paid at least the general prevailing rate of per diem wages for the type 
of work and geographic area.13  

Pursuant to SB 35 the applicant must certify to compliance with this requirement before approval 
of the project.   

(9) Skilled and Trained Workforce Provisions. A skilled and trained workforce must 
complete the development if the project consists of 50 or more units that are not 100 percent 
subsidized affordable housing.14  

The project consists of 56 affordable residential units, but is 100% affordable, so this provision is 
inapplicable.    

(10) Subdivisions. Does not involve a subdivision subject to the Subdivision Map Act, 
unless the development either (i) receives a low-income housing tax credit and is subject to the 
requirement that prevailing wages be paid, or (ii) is subject to the requirements to pay prevailing 
wages and to use a skilled and trained workforce.15 

The application for Cashin’s Field does not include a subdivision of the property, so this provision 
is inapplicable. 

(11) Parking. The project must provide at least one parking space per unit; however, no 
parking may be required if 1) the project is located within a) one half mile of a public transit stop, 
b) an architecturally and historically significant historic district, c) one block of a car share vehicle 
station, or 2) on-street parking permits are required but not offered to the development occupants.16 

The Cashin’s Field project is 56 units, therefore, a minimum of 56 parking spaces must be 
provided. The applicant has proposed to provide 81 parking spaces with the project, which exceeds 
the minimum 56 spaces required, so, this criteria is met. 

(12) Mobilehome Site. The project site cannot be governed by the Mobilehome Residency 
Law, the Recreational Vehicle Park Occupancy Law, the Mobilehome Parks Act, or the Special 
Occupancy Parks Act.17 

Cashin’s Field is not located on a site governed by the Mobilehome Residency Law, Recreational 
Vehicle Park Occupancy Law, the Mobilehome Parks Act, or the Special Occupancy Parks Act. 
Therefore, this criteria is met. 

Conclusion 

HCD has determined that Nevada City is subject to SB 35 for housing projects proposed to include 
at least 10% affordable units. Staff is continuing to review the project for consistency with general 

                                                           
13 Section 65913.4, subd. (a)(8)(A). 
14 Section 65913.4, subd. (a)(8)(B). 
15 Section 65913.4, subd. (a)(9).  
16 Section 65913.4, subd. (d). 
17 Section 65913.4, subd. (a)(10). 
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plan, zoning, subdivision and design review standards, and with the exception of this ongoing 
review, staff has determined that Cashin’s Field meets all of SB 35’s project specific criteria.  

If the project is determined to be subject to SB 35 processing, the City is not permitted under state 
law to apply any nondiscretionary criteria, or to subject the project to a discretionary entitlement, 
such as conditional use permit or discretionary architectural review.  CEQA does not apply to 
projects subject to SB 35 processing, because the review process under SB 35 is ministerial.   
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