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FIGURE 3-1
COMPREHENSIVE PLAN

WHISPERING PINES
CORPORATE COMMUNITY

LAND USE TYPES & GENERAL STANDARDS :

MTNEMUM
SUBAREA MAKAGEMENT PRMAAY | PARCEL | % SULDING | BUILDING | PERFORMANCE | TOTAL GROSS
CHARACTERISTICS | LAND USE | SIZE | COVERAGE | TYPES | REQURBMENTS ACRES
Coordinated | Office, R&D ‘ t
BP-1A Corporgte 3 High Tech| 1.8 acres 23 2 8tory & mmm 128.3 acres
Distriot industrial Highbsys | Glanderds
Incustried Bdustry 3 Story & Hioh
sP-18 District lw. 1 sere zo. ve Dovdoouzu 18.1 acres
Meodium 12 EQW
gr-1c  |Plenned Rasidential | Bonslty :.:.m 12 Attached | Residential 9.3 scres
Deveiopment Housing inits
NOTES :
The sites shown Hiustrate projected
rscesre22 - 30" Street Frontage Setback
=== 40’ Street Frontage Setback & 150' Design Review Corridor
AN A /
rozprd]  Maintained Buffer Area BiiESIsud  Wolf Creek Parkway
s ORTA L LN S Moo
i Special Entrv Treatment ®°®***e¢ pPothuav alnnn WaH




Conditional Uses
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Conditional usas, bescause of thelir unusual site
developmant reguirements or uniqua operating charac-
teristics, are subject to the granting of a condi-
tional use permit approvad by the Planning Commission
in compliance with Article of the Grass Valley
Code. The Planning Commission shall make the follow-
ing findings befors granting a Conditional Use Parmit:

a. That a proposed use is in accordance with the
Ganaral Plan, the Specific Plan, and meets the
intent of the subarea,

b. That the proposed usas, togethar with conditions
applicable thareto, will not be detrimental to
tha public health, safety and welfare, or injur-

. Lous to properties or improvements in the vicinity.

c. 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 parmit pro-
cess if deemed to be compatible with the intent
and purpose of the subarea and surrounding
conditions,

4.3 SUBAREA DEVELOPMENT STANDARDE AND INTENT

*

A.

SUBARER_SP-1A

General Plan

Specific Plan
Designation

Existing Conditions

Planned Conditions

Planned Employment Center

Corporate District

i

The subarea totals 125 acres. The subarea is bordersd
by Idaho-Maryland Road on the north, Brunswick Road on
the east, a powerline easement along a portion of the
west and is traversed by Whispering Pines Lane, The
subarea is heavily wooded and consists of natural
hill slopes and knolls which vary from near level to
steep 2 to 1 slopes.

Tha proposed long~range plan for this subarea is to
develop as a Corporate District with a "campus" type
oharacter, A "ocampus" type charagter includes land-
scaped open space between buildings, scresned service
araas, uniform sign and street 1ighting standards and
maintenance of the whispering pines theme throughout.
The existing uses may remain but are expected to
eventually phaso into office uses. This area will
provide opportunities for corporate administrative
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sffices and small and medium size research and devalop-
ment firms to locate in Grass Valley within a high
quality developmant. Land uses within the subarea
should be compatible w:i.th adjacent residential uses

and buffered from them.

High standards of appeirance and design will be required
and maintained with reuntrictions on outdoor storaga

and activities with obnoxious characteristics. Perform-
ance standards are provided to mitigate potantial
obnoxious affects, Parcel sizes may range from lk to

15 acres or more., Exact configuration will be in
response to deamand, '

Parmitted Land Use Cateyories

The following uses are permitted providad that a development map has been

approved:

Administrative and Research

Characteristics

Examples

a. Variable lot requirements;

b, Traffic limited to smployse vohicles and minor
delivery)

c. Visibility and design image meortant;’

d. Restriction promoted against vicinity impacts of
noise, appearance, odor and dust,

a. Rasearch Testing

b. Experimental Laboratory Facllitias

c. Division of Corporats Headquarters

d. Instrument Design

e, Data Procussing

Reatricted Light Ipdustry

Characteristics

Eﬂhﬁples

a, Variable lot size requirements;

b. Traffic includes employae vehicles and delivery;

c. Visibility moderataly important;

d. Restrictions may be necessary for noise, appearance,
odor and dust,

a. Semiconductor Manufacturer

b, Products Assembly

¢. Printing and Publinhing

d. Finished Paper Products

e, Photographic Processing

f. Machine Assembly
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warshousae/3howroom

Charactaristios a,
b.
c.
4.
a.

Egglozggnt Center Suggort
Characteristics a.

b.

Ce

d.

Examples a.
b.
Ce
d.
Q.

£.

Office/Professional

Charactaristics a.

Examples a.
b.
c.
d.
e.

tl
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gmull lot size

Traffic anludonvwholnlale and retall customers;
Modarate importance placed on visibility,;

Design image important)

Restrictioln promoted agains: lmpacts of noise, .
appearanca, odor and dust,

Small lot size requirements;
Uses may be clustered in small centers)

Praffic includes employees from surrounding

business and minor generation from outside the
area;

vigibility, access and appearance important.

Rastaurant

Motael - Conference Center
Automatic Branch Bank
Gymnasium

Caretaker Residence

Day Care Facilities

Small lot requirements though similar use$ should
be clusterad;

Traffic split between vicinity business and area
business)

Vigibility moduorately important.

Attorneys
Accountants
Doctors

Architects

Real Eatata Offices
Lnginears
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Accesgory Uses

Characteristics

Conditional Uses
Urban Medium Residantial

Characteristics

Minimum Parcael Sizu

Minimum Setback Requirements

Pront Yard:

Building Design
Standards

* Prom back of curb,

-1

b.
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Administrative, professional and business offices

and dining facilities associated with and accessory
to a permitted use,

Developed in conjunction with an industrial project
or housing.

Follows ugses and development standards of Subarea
sp-1C.

Ona and one=half (1.5) acre.

a.

b.

b'

Whispe:inq Pines Lane

Parking Setback = Forty (40) feet*
Building Setback - Forty (40) feet*

Local Streets

pParking Setback - Fifteen (15) feet*
Building Setback - Thirty (30) feet*

Interior Sideyard - Twenty (20) feet
Corner Sideyard - Thirty (30) feet

The maximum height of all structures within SP~1A
ghall be limited to a maximum of two (2) stories
plus high bay, not to exceed twenty-five (25)

feet in height except that heating, cooling, other
roof equipment and fire storage facilities may
extend above the 25 foot height provided they are

gcresened and integrated into the architecture of
the building.

Matarials., Exterior building walls may be of
tilt-up concrete, textured concrete, brick or
stone masonry, ornamental concrete block, wood,
stucco, or flush metal panels. Sheet, ribbed,
or corrugataed metal panels, or prefabricated
buildings should not be allowed



A.10 Landscape puvelopment

Colors may be light grey or sarth tonas. Bright,
contrasting colors shall be avoided, except
primary colors may be used as trim or accent
with approval of the City Planner.

Outdoor mechanical equipment. transformexrs,
utility vaults and meters, fire protection
apparatus, and other utilitias shall be treated
as an integral part of the building design.

When it is necessary to locats such equipment
between the front of the puilding and the street,
it shall be screened from view.

Building should be designed &¢nd oriented to
maximize solar access and -minimize hoating and
cooling requirements. Where appropriatas, energy
conservation mathods such as glazed/double paned
windows, recessed entryways, awnings and the use
of solar collectors ghould ba utilized.

Deslign Intent. The "Whispering Pines Theme"

refers to the Ponderosa pine forest covering much
of the site and surrounding area. TO strengthen

and enhance this theme {t {8 recommended that
ponderosa pine or other pines native to the Califor-
nla foothills be maintained as the dominant land-
scape tree. Oother trees and shrubs, both native

and introduced, may be used for landscaping but

tha pine tree should establish the theme over the
entire site.

Design Elements. Seven iandscapas designs have
been established for Whispering Pines. Innova=
tion by individual landowners is encouraged.

(1) Street Trees for Whisgering pines Lane. This
area provides the major access through the
sita. It is to ba bordered by groves of
Ponderosa pine. Trees and ground cover should
take precedence, with the only shrubs being
uged in conjunction with ground mounted signs.
(sketch 4-1)

(2) Street Trees for Interior Roads. Many inter-
Tor roads will utilize existing trees. New
treeg should be planted in bare or sparse
areas in informal groves. It is degirable in
most cases pot to 1ine trees up in rows but
to plant them in irregular groupings of at

jeast 5 to 7 trees OX more. (Sketch 4-2)
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(3) Trees for Frontage Set:oack. This area is an
extension of the rilght:-of-way and the sama
guidelines apply as fo: stree. trees for
Whispering Pines Lane and interior roads.
The main difference is that the landscaping
should relate to and ¢1hance the architea-
ture, parking, or othor facilities within
this area. Also shrubs may be used for
screening and ornamenial purposes. (Sketch
4=3)

(4) Trees for Parking Areas. Thesc trees provide
shade in the summer and halp to soften large
paved areaz and screen cars from view. These
treas should be large groupings of pine trees
incorporatad within the parking lot and be-
tween parking areas., (Sketch 4-4)

(5) Trees for E.affer Areas and Steep Siopes. 1In
most cases these ars undeveloped areas where
axisting trees are to Je preserved, Additional
treas should be plantei for screening and for
arosion control in bare or sparsaely covered
aress. New trees should be planted in informel
groups of at least 5 to 7 trees or more (Sketch
4-5) as necessary to provide uniform and
continuous growth.

(6) Landscaping for Wolf Creek Parkway. New

" planting in bare areas within the existing
riparian corridor is encoiraged. Species
native to the streamside environment such as
Alder and Willow should be used. (Sketch 4-6)

(7) Landscaping aAround Buildings and Entries.
Planting to accent driveway and building
entries, to provide shade and to offer all
year s-asonal interest is encouraged. Land-
scaping around building may incorporatae
ornamentals but should emphasize pine trees
as the predominant plant material. (Sketch 4-7)

¢. Implementation. The followling design standards
ars provided to guide site j»lanning and landscape
duvelopment on individual pircels. They should be
tallored to maet specific slte conditions.

(1) Topographlc Survey. Bafore planning on indiv~
parcelc begins, an accurate topographic survaey
should be preparsd showing the location of all
treas aight (8) inoches in diamater or more,
spacies and condition and olevation at breast
height, '




(2) 8ite Plan. Each developer must submit a Site Plan

to the City Planner showing the following
informationi

e All existing trees within the Design Control
Corridor which are a least eight (8) inches
in diamster at six {nches above the ground.

e Trees to be preserved and trees to be removed.
e New trees and tree groves.

e Proposed methods of tree protection and tree
ramoval during construction.

e Grade changes adjacent to or within the Design
Control Corridor with proposed methods of how
the grade, drainage and soll aeration will be
maintained around trees to remain.

e A tabulated inventory of the size (trunk dia-
mater) approximate height, conditian, spacies
and location of all trees 8 inches and over
in diameter within the area to be developed.

(3) Quantities and Spacing. Trees ghould be planted
in sufficient quantities to maintain an overall
wooded appearance. The quantities recommended in
rable 4-1 are minimums and should be increased in
barren areas.

(4) Topsoil. Much of the sita is covered with good
topsoil that can be used in place or transported
to othar areas of the site whera topsoil is
lacking. In rocky areas or arecas with poor top-
goil, the unsuitable material shall be removed
and replaced with sultable topsoil in each plant-
ing pit.

(5) Irrigation. A fully operational automatic under-
ground irrigation system shall be installed for -
newly landscaped areas. Trees planted in buffer
areas and on steep Blopes ghall be watered until
they becoms well established.

(6) Guying and Staking. All newly planted trees should
be adequately guyed and staked to insure protection
against humans, animals and wind. -

(7) Protection of Existing Trees. puring constructlon,
the contractor shall erect protactive barriers
around all existing trees o be praserved in the
construction area and shall not allow equipment,
materials or debris to be placed near these traoes
within the drip line. -
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Table «4-1

RECOMMENDED PLANT PALETTE

Design Elaenent

Whispering Pines Lane

Interior Roads

Parking Areas

Frontage Setback

Buffer Areas and Steap Slopes*

Wolf Craek Parkway

Landscaping around buildings

SEeciea

Ponderosa pine -~ predominate
Douglas fir

White fir

Incense cedar

Coast Redwood

All trees listed above

All trees llsted above

Ponderosa pine - predominate
Other existing healthy trees

Ponderosa pine - predominate
All existing healthy trees
existing shrubs to be thinned

White alder
Willow

Dogwood
California redbud

Hardy, low maintanance trees,
shrubs and ground covars,

Spacing/Quantity

12~20 feet on center
Groves of 5-7 trees
in median, 7-20 trees
in setback

12-20 feet on center
Groves of 5-7 trees,
7-20 trees in barren
areas

1 tree for every 6
cars in double loaded
bays, 1 tree for every
3 cars in single
loaded bays.

Groves of 5=20 trees

Groves of 5-~2C trees

Infill within the
riparian corridor

preferably native to the Sierra

Navada but exotics such as
Japanese mapla, Ligquidamber,
Coast Redwoo?’, Azaleas and
Rhododendrong would ba
permissabla,

* Additionsl understory species to be preserved include madrone, black ocak,
canyon oak, tan oal, manzanita, ceanothus, Zremontlia, toyon, currant and

chinquapin.
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~ Sketch 4-1 Landscape Treatment
along Whispering Pines Lane

Pine Trees Canopy Establishes the
"Whispering Pines Theme”

.
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Augment Pine Tree Canopy
with Informal Groves along Sthaokq

u.‘. ‘.

Sketch 4-2 Landscape Treatment
along the Interior Roads

Pine Tree Canopy

Informal Groves along Iniericr Road
Setbacks Will Augment the Pine Tree Canopy
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Sketch 4-3 Landscape Treatment
along the Frontage Setbacks

Malntain Prodominasia
al Plne Trees

Ornamental Plantings near ihe Bullding lor
Screening & Visual Enhancement

Sketch 4-4 Landscape Treatment
within the Parking Areas

! Pine Tree Canopy I

¢

Treas Planied in Large Qroupings Within &
Between Parking Areas Wit Augment the Forest Cenopy

Sketch 4-5 Landacape Treatment
in Buffer Areas &'Steep Slopes

Uverat Pine Ties Canopy Hstablishes
“Whisparing Fine Theme’

Preserve Exlsting Yrees
in DBulfer Ares

Plant New Tiees in Gruupinga on
Braviously Qi ded Slopes
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Sketch 4-6 Enhanced
Wolf Creek Parkway

Preserve Existing Riparian Corridor

At;qmont Riparian Habltat by
New Plantings In Bare Areas

Sketch 4-7 Landscaping
around Bullding & Entries

Malintain Predominancs of Pine Trees

Qs

A

N\ N
‘7l RS ", 7 )
4

l 8creen Service Areas with Plantings \ Landscape Entries with Ornamentals
that Contribute to the Overall Setting of Seasonal Interest
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A.ll Signs

Purpose

. Identification Signs

at

b.

To achieve a coordinated, well desmigned signage
oystem which will enhance the untirea area as
well as protect individual property values.

To promote signs which are attractive and legible
and whioh provide maximum convanience and safety
for employees, vinitors, and delivery people.

To reduce unnecesusary visual distraction and
clutter.

To provide a signiage system which allows {ndivid-
ual tanant identity and encourages high quality
graphics,

Signa may be located on exterior building walls,
or mounted on the ground as free standing signs
in front of the building. One ground mounted
sign for each major entrance to a parcel. Maxi-
mum allowable height of a ground mounted sign is
six (6) feet above the top of adjacent curb.
Exception: signs at major entry points may be
twelve (12) feet above curb.

The sign may contain only the company name (includ-
ing type of business or product), and company
logo desigm.

Signs may not project above the roofline of a
building.

Maximum height of lettering i: two {(2) feet.

Latters may be illuminated by back-lighting
or by floodlights mounted on rhe ground. All
light sources shall be hidden, *“Can® type,
interior lit signs are not allowed. Flashing
lightas are not allowed.

Multi-tenant bulldings shall have all signs

coordinated and mounted ¢ a -ingle structure
or franme, One such structure or frame may be
located at each main vehicular entry, and one
located on the building adjacunt to each main

entry. Individual signs shall be easily change-
able .

All conduit, transformers, an other equipment
shall be hidden from view,

Billboards or advartising signs, pole mounted

and moving signs painted sign: on building walls
are not allowed.
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; Diractional and Infor-= a. Smaller signs to assist drivers are encouraged.
: mational, Parking, and These include cdirectional, parking, delivery and
Building Number Signs building number signs. They should carry a consis-
tent theme throughout the industrial area.

b. Bollards, or small kiosk type signs, may also be
used,

A,12 Outdoor Lighting a. All outdoor lighting fixtures should be designed
and sited so that night time illumination will
not bocome a nuisance to adjacent residential —
areas.

b. The purpose of lighting is to provide safety,
security, and information. Lighting for advertis-
ing or special effects will not be allowed.

c. High post mounted fixtures (30-40 feet should be
used along Whisgpering Pines Lane.

d. Medium height post mounted fixtures (20-30 feet)
ghould be used along interior and secondary roads.

«. Low mounted fixtures (12-20 feet) should be used
in parking and service areas, building entries
and pedestrian areas,

A.l3 Spacial Considerations a. wWhispering Pines Lane will eventually carry a
significant volume of traffic. 1In order to mini-
mize vehicular access problems, the minimum parcel
width requiremaent for new parcels along
Whispering Pires Lane is 200°'.

b. All development within 150 feet of the street
property line of Whispering Pines Lane shall
be subject to the Design Review Corridor

' standards.

i B. SUBAREA SP-1B

i

i B.1 General Plan Manufacturing - Industrial

% Designation

1

| B.2 Specific Plan Industrial/Services District

? Designation

i —
| B,3 Existing Conditions This subarea is located in the wastern sector of Sp-1.

‘ This subarea consists of 19 acres. Several structures

‘ reprasanting the remnants of the now daefunct Idaho-~ -
Maryland Mine still exist in the gouthwestern portion
of this subarea.
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