City of St. Helena
Planning Commission
| Regular Meeting
; Tuesday, September 5, 2017 @ 6:00 PM
Vintage Hall Board Room - Second Floor
465 Main Street, St. Helena
PLEASE NOTE: Any person who wishes to speak regarding an item on the agenda or make a

comment under the "Oral Communication" portion of the agenda may do so, but please
observe the time limit of three minutes.

1. PLEDGE OF ALLEGIANCE

2. CALL TO ORDER AND ROLL CALL
Chairperson: Grace Kistner
Vice Chair: Lester Hardy
Commissioners: David Knudsen, Bobbi Monnette and John Ponte
City staff present at the meeting will be noted in the minutes.

3. PUBLIC FORUM:
This is an opportunity for the public to address the Commission on items of
interest to the public that are NOT listed on t he agenda. Because of
restrictions imposed by the Brown Act, the Commission may not engage in
discussion nor take action on matters not described on the agenda. Please
observe the time limit of three minutes.

4, CONSENT ITEMS
Members of the Commission or the public may ask that any items be
considered individually for purposes of considering alternative action, for
extended discussion, or for public comment. Unless that is done, one motion
may be used to adopt all recommended actions. (Roll Call Vote)

4.1.  Approval of Minutes August 15, 2017.
Commission Minutes 8.15.17

5. PUBLIC HEARINGS

5.1. Request by Tom Trainor on behalf of William and Lynda Tunney for
adoption of a resolution approving a demolition permit (retroactive) and
design review in order to accommodate a partial demolition,
reconstruction and addition to the historic home located at 1508 Spring
Street in the MR: Medium Density Residential district.

CEQA Determination: Exempt pursuant to Sections 15301, 15303 and
15331.

Prepared By: Aaron Hecock, Senior Planner

Recommendation:

For the reasons described above, staff concludes that required findings
can be made and recommends that the Planning Commission:

1. Determine that the project is exempt from the requirements of
CEQA pursuant to Section 15301, which exempts the minor
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5.2.

5.3.

alteration of existing private structures; Section 15303, which
exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.; and
Section 15331, which exempts the rehabilitation or restoration of
a historical structure when in conformance with the Secretary of
the Interior’s Standards.

2. Accept the required findings and approve a resolution
grantingdemolition permit and design review approval for the
proposed demolition, reconstruction and addition to the
residence located at 1508 Spring Street.

Staff Report - 1508 Spring St.

Request for Design Review Approval to construct a two-story single
family residence on the vacant flag lot at 1045 Pratt Avenue in
northeast St. Helena and in the Medium Density Residential Zoning
District

CEQA Determination: The project is exempt from the requirements of
CEQA pursuant to Section 15303, which exempts the construction or
conversion of small structures including single-family residences,
garages, pools, etc.

Prepared By: Lilly Bianco, Contract Planner

Recommendation:

The Planning and Community Development Department finds that the
proposed configuration of the site, the overall design elements and
proposed materials/finishes are in character with the neighborhood and
the community in general. For these reasons, staff concludes that
design review findings can be made and recommends the City of St.
Helena Planning Commission:

1. Determine that the project is exempt from the requirements of
CEQA, pursuant to Section 15303, which exempts the
construction or conversion of small structures including single-
family residences, garages, pools, etc.

2. Accept the required findings and approve design review, as
conditioned, for the proposed two-story, single-family residence
on the vacant flag lot located at 1045 Pratt Avenue.

Staff Report - 1045 Pratt Ave.

Request by Donna & Rusty Hinds for a second and final one-year
extension on the demolition permit and design review approval they
received on August 18, 2015 for the construction of a new single-family
home, second unit, and accessory structures on the property located at
1057 Pratt Avenue in the MR: Medium Density Residential district.

CEQA Determination: Exempt from the requirements of CEQA pursuant
to Section 15301.

Prepared By: Aaron Hecock, Senior Planner

Recommendation:

Staff has no concerns over the proposed extension and recommends
that the Planning Commission:
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1. Determine that the project is exempt from the requirements of
CEQA,pursuant to Section 15301, which exempts the demolition
and removal of structures including single-family homes and
Section 15303, which exempts the construction or conversion of
small structures including single-family residences, garages,
pools, etc.; and

2.Accept the required findings and approve a second and final one-
year demolition permit and design review approval extension for the
proposed project located at 1057 Pratt Avenue.

Staff Report - 1057 Pratt Ave.
SCHEDULED MATTERS

6.1. Prioritization of Planning Commission and City Council Assigned
Projects

CEQA Determination: Not a CEQA Project

Recommendation:

It is recommended by the Planning and Community Improvement
Department that the Planning Commission review the current list of
prioritized projects assigned by the City Council and Planning
Commission, and provide direction to staff regarding their priority to
allow staff to move forward with addressing them, based on the
available Department staff capacity and adopted budget.

Staff Report

DEPARTMENT REPORTS
This is an opportunity for staff to report on or update the Commission on any
relevant matters.

AGENDA FORCAST

Attached is a summary document of pending projects and up coming and
items of priority and interest that will be placed on future agendas. This is also
an opportunity for the Commission as a whole to request items be placed on
future agendas for discussion. These items should be consistent with, and
work to implement adopted Council Goals.

8.1. PC TENTATIVE AGENDA August 31, 2017 Update

ADJOURNMENT
The next Regular Planning Commission meeting is scheduled for September
19, 2017, at 6:00 p.m. in the Vintage Hall Board Room located at 465 Main
Street.

This agenda was posted at City Hall, 1480 Main Street, and at Vintage Hall,
465 Main Street, St. Helena, California on August 31, 2017.

bk

Noah Housh, Planning Director

Appeal. A person who is dissatisfied with a decision of the Planning
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Commission may appeal that decision to the City Council pursuant to
Municipal Code Section 17.08.180, Appeal procedure. Actions of the
Planning Commission will be listed on the City Council agenda the following
Tuesday to give the City Council opportunity to review the Planning
Commission’s decision. Absent of an appeal by the City Council or by a
citizen, the appeal period will terminate two weeks after the Planning
Commission hearing.

Special Assistance for the Disabled. In compliance with the Americans
with Disabilities Act, if you need special assistance to participate in this
meeting, please call the City Clerk’s Office (707) 967-2792. Notification 48
hours prior to the meeting will enable City to make reasonable arrangements
to ensure accessibility to this meeting (28 CFR35.102-35.104 ADA Title II).
However, City staff will attempt to assist at any time with accessibility. The
City Clerk has equipment to assist those with a hearing impairment.

PUBLIC TESTIMONY PROCEDURES

Pursuant to the Government Code Section 54954.3, the public may address
the Commission on each agenda item during the Commission’s consideration
of that item. Each speaker has the option to state his or her name for the
record before testifying. Depending on the number of speakers or the interest
of the item, the Planning Commission Chairman may also restrict, at his/her
discretion, the speaker’s time to three minutes. The

Chairman may also restrict public comments if they become irrelevant to the
agenda item or repetitious of prior comments. All persons interested may
appear and be heard or submit written statements prior to the Planning
Commission meeting. Please note that if you challenge the City’s decision on
any of these matters in court, you may be limited to raising only those issues
you or someone else raised at the meeting or in written correspondence
delivered to the City at, or prior to, the meeting.

CHALLENGING DECISIONS OF CITY ENTITIES

The time limit within which to commence any lawsuit or legal challenge to any
guasi-adjudicative decision made by the City of St. Helena is governed by
Section 1094.6 of the Code of Civil Procedure, unless a shorter limitation
period is specified by any other provision, including without limitation
Government Code section 65009 applicable to many land use and zoning
decisions, Government Code section 66499.37 applicable to the Subdivision
Map Act, and Public Resources Code section 21167 applicable to the
California Environmental Quality Act (CEQA). Under Section 1094.6, any
lawsuit or legal challenge to any quasi-adjudicative decision made by the City
must be filed no later than the 90th day following the date on which such
decision becomes final. Any lawsuit or legal challenge, which is not filed within
that 90-day period, will be barred. Government Code section 65009 and
66499.37, and Public Resources Code section 21167, impose shorter
limitations periods and requirements, including timely service in addition to
filing.

If a person wishes to challenge the above actions in court, they may be limited
to raising only those issues they or someone else raised at the meeting
described in this notice, or in written correspondence delivered to the City of
St. Helena, at or prior to the meeting. In addition, judicial challenge may be
limited or barred where the interested party has not sought and exhausted all

Page 4 of 232



available administrative remedies.

SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE
AGENDA

Any supplemental writings or documents distributed to a majority of the
Planning Commission regarding any item on this Agenda, after the posting of
the Agenda, will be available for public review in the Planning Department’s
Office located at 1480 Main Street, St. Helena, California, during normal
business hours. In addition, such writings or documents will be made available
on the City’s web site at http://cityofsthelena.org and will be available for public
review at the respective meeting.
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MINUTES
City of St. Helena Planning Commission Meeting
Tuesday, August 15, 2017 @ Time Vintage Hall
Board Room - Second Floor
465 Main Street, St. Helena

A complete video recording of this meeting, except for closed session, can be found at
https://sthelena.civicweb.net/Portal/ or by calling the City Clerk at (707) 967-2792. The City
Council video is the official record of the Council meeting.

Present: Chair Grace Kistner, Commissioner David Knudsen, Commissioner Bobbi
Monnette, and Commissioner John Ponte

Absent: Vice-Chair, Lester Hardy

Staff Present: Noah Housh, Planning & Community Improvement Director, Erica Ahmann
Smithies, Public Works Director and City Engineer, Aaron Hecock, Senior Planner,
Lilly Bianco, Contract Planner, and Xinia Gamero, Administrative Assistant

1. PLEDGE OF ALLEGIANCE
2, CALL TO ORDER AND ROLL CALL

3. PUBLIC FORUM:

No Public Comment received.

4. CONSENT ITEMS
4.1  Approval of Minutes: August 1, 2017

Commissioner John Ponte moved to approve the Minutes of
August 1, 2017 on the Consent Calendar.

The motion was seconded by Commissioner Bobbi Monnette and
on roll call carried by the following vote:

AYES: Grace Kistner, David Knudsen, Bobbi Monnette, and John
Ponte

NOES: None

ABSENT: Lester Hardy

ABSTAIN: None

RECUSE: None

Page 7 of 232


https://sthelena.civicweb.net/Portal/

Agenda Item #4.1.

5. PUBLIC HEARINGS

5.1

Design Review application (PL17-013), to construct the Las
Alcobas Pedestrian Bridge over York Creek and between 1915
Main St and 2000 Main Street in the Service Commercial and
Winery Zoning Districts, Respectively

CEQA Determination: In accordance with Article 6 and Appendix
G of the California Environmental Quality Act (CEQA) Guidelines,
an Initial Study and Mitigated Negative Declaration (IS/MND) has
been prepared for the proposed project and included as
Attachment 5. The document contains a description of the
proposed project, an analysis of potential environmental impacts
resulting from the proposed project, as well as mitigation
measures intended to reduce potentially significant impacts to
less-than-significant levels. The Draft IS/MND was circulated for a
31-day public review period from June 19, 2017 to July 19, 2017.
Prepared By: Lilly Bianco, Contract Planner

Recommendation:
The City of St Helena Planning and Community Improvement
Department recommends that the Planning Commission, by
resolution:
1. Approve the Las Alcobas Pedestrian Bridge Initial Study
and Mitigated Negative Declaration, and
2. Accept the required findings and approve Design Review
for the Las Alcobas Pedestrian Bridge.

Commissioner Monnette disclosed speaking with a citizen
regarding project prior to the public hearing.

Lilly Bianco, Contract Planner, reported on item.

Jason Hickey, architect, and Guneet Bajwa, applicant, addressed
the Commission.

Chair Kistner opened Public Comment.
Mike Griffin and Jim Goertzen addressed the Commission.
Chair Kistner closed Public Comment.

Jenn Locke, representative for Treasury Wine Estates, addressed
the Commission.
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Commissioner John Ponte moved to approve staff's
recommendation as amended.

The motion was seconded by Commissioner David Knudsen and
on roll call carried by the following vote:

AYES: Grace Kistner, David Knudsen, and John Ponte
NOES: Bobbi Monnette

ABSENT: Lester Hardy

ABSTAIN: None

RECUSE: None

Request for Design Review Approval to construct a two-story
single family residence on the vacant flag lot at 1045 Pratt
Avenue in northeast St. Helena and in the Medium Density
Residential Zoning District.

CEQA Determination: The project is exempt from the
requirements of CEQA pursuant to Section 15303, which
exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.
Prepared By: Lilly Bianco, Contract Planner

Recommendation:
The Planning and Community Development Department
recommends that the City of St. Helena Planning Commission:

1. Determine that the project is exempt from the
requirements of CEQA, pursuant to Section 15303, which
exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

2. Accept the required findings and approve design review,
as conditioned, for the proposed two-story, single-family
residence on the vacant flag lot located at 1045 Pratt
Avenue.

Lilly Bianco, Contract Planner, reported on item.
Mark Andrade, applicant, addressed the Commission.
Chair Kistner opened Public Comment.

Andy Pestoni, Mike Griffin, Jim Goertzen, Heidi Holtz, and Mark
Andrade addressed the Commission.

Chair Kistner closed Public Comment.
Commissioner Grace Kistner moved to approve staff's

recommendation as amended.
The motion was seconded by Commissioner John Ponte and on
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roll call failed by the following vote:

AYES: Grace Kistner, John Ponte
NOES: David Knudsen, Bobbi Monnette
ABSENT: Lester Hardy

ABSTAIN: None

RECUSE: None

Motion failed for lack of a majority of votes.

Chair Kistner re-opened Public Comment.

Andy Pestoni and Mike Griffin addressed the Commission.
Chair Kistner closed Public Hearing.

Commissioner David Knudsen moved to continue item for
redesign to a date certain of September 5, 2017.

The motion was seconded by Commissioner Bobbi Monnette and
on roll call carried by the following vote:

AYES: Grace Kistner, David Knudsen, Bobbi Monnette, and John
Ponte

NOES: None

ABSENT: Lester Hardy

ABSTAIN: None

RECUSE: None

SCHEDULED MATTERS

Planning and Community Improvement Director, Noah Housh, reported
on item.

DEPARTMENT REPORTS

AGENDA FORCAST
8.1  Agenda Forecast - Updated July 27, 2017

Planning and Community Improvement Director, Noah Housh,
reported on Item.

ADJOURNMENT
Chair Kistner adjourned the meeting at 8:24 p.m.
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APPROVED: ATTEST:

Grace Kistner, Chair Noah Housh, Planning and Community
Improvement Director
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PLANNING COMMISSION REPORT

Planning Commission Meeting of September 5, 2017

AGENDA SECTION: Public Hearing

FILE NUMBER: PL17-037

SUBJECT: Request by Tom Trainor on behalf of William and Lynda Tunney for
adoption of a resolution approving a demolition permit (retroactive) and design review in
order to accommodate a partial demolition, reconstruction and addition to the historic
home located at 1508 Spring Street in the MR: Medium Density Residential district.

PREPARED BY: Aaron Hecock, Senior Planner

REVIEWED BY: Noah Housh, Planning & Community Improvement Director

APPROVED BY: Noah Housh, Planning & Community Improvement Director

APPLICATION FILED:05/31/17 ACCEPTED AS COMPLETE:07/20/17

LOCATION OF PROPERTY: 1508 Spring Street

APN: 009-232-019

GENERAL PLAN/ZONING: Medium Density Residential (MR)

APPLICANT: Lynda Tunney PHONE: (415) 383-3115

BACKGROUND

This item was originally considered by the Planning Commission on December 1, 2015
where the item was continued due to Commission concerns about the size of the
proposed home and lack of covered parking. Subsequently, the applicant prepared
additional materials for Commission review, including an exhibit demonstrating the
difficulty turning a car around behind a home on such a narrow lot. On March 1, 2016,
the Planning Commission denied the project and directed staff to return with a
Resolution of Denial at the next meeting of the Planning Commission. On March 15,
2016, the Planning Commission unanimously voted to approve the Resolution of Denial.
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Subsequently, the applicant filed a timely appeal to the City Council arguing that placing
covered parking in the rear of the lot wasn’t feasible due to the narrowness of the
parcel. On April 26, 2016 the appeal was considered by the City Council at which time
they upheld the applicant’s appeal thereby approving a variance for elimination of the
covered parking requirement and design review for the restoration and addition to an
existing historical home at 1508 Spring Street (Resolution No. 2016-55).

On March 9, 2017, prior to receiving required building and construction permits, the
Planning Director observed construction activities including demolition of the building’s
exterior occurring on the site. At this time, a stop work order was issued and the
applicant was directed to contact the Planning Director in order to procure required
permits and address issues related to the demolition of historical elements of the home
that were required to be preserved as conditions of project approval. The Planning
Director later determined that the adopted conditions of approval could no longer be
implemented due to the fact that historic features of the home (which were required to
be restored) had been demolished rendering a restoration of the existing home
impossible. As a result, the applicant was informed that because the project as
approved could no longer be implemented, that they would need to submit a new design
review application for work that would occur based on the circumstances as they are
today (substantial demolition of the previously existing historical home).

It should be noted, the previously approved variance is not affected by the
reconsideration of the design review approval and is not before the Commission. Also,
due to recent changes in California state law (amendments to California Government
Code Section 65852.2 pursuant to AB 2299 and SB 1069) and related updates to the
City of St. Helena Municipal Code, the proposed 400-sf accessory dwelling unit is not
before the Planning Commission for consideration as it is explicitly permitted by right
and not subject to design review.

PROJECT DESCRIPTION

The applicant has applied for a retroactive demolition permit (to address unpermitted
demolition) and design review for the reconstruction of a home that was previously
approved as a restoration. The current project would implement the previously approved
design and no changes are proposed to that approval except that a restoration of the
historic elements is no longer possible due to the demolition of historic materials. As
such, and as discussed in more detail below, the applicant is now proposing to
reconstruct (opposed to restore) the previously existing home. This process will involve
finding or producing matching materials and architectural features and then
reconstructing the home in keeping with the previous design.

The previously existing home on the 6,970-sf small lot was a 994-sf, two bedroom, one
bathroom, one-story, single-family residence on a raised sub-floor. The project as
proposed involves demolition of the exterior and interior finishes of the existing home in
order to reconstruct, remodel and expand the existing residence by approximately
1,155-sf resulting in approximately 2,150-sf of total living space in the main home. This
will involve adding a new, two-story addition to the rear of the home (553-sf on the first
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floor and 602-sf and the second floor). It should be noted that because the existing
home is on a raised subfloor, the two-story addition will only increase the home’s height
by approximately 2 % feet (from an existing 22 feet to 24 Y feet). The additions would
accommodate a new family room and kitchen on the first floor and a new master
bedroom and bath on the second floor. Like the prior approval, all exterior changes and
additions will be finished with materials that replicate, match or complement those that
previously existed on the home.

As noted above, the applicant will also be requesting building permits in order to
construct a new 400-sf second unit and pool towards the rear of the property; however,
these elements are not before the Planning Commission for action. For informational
purposes, the second unit would be constructed of materials that match the main house
and would stand at approximately 14’ 11” tall.

ANALYSIS

CEQA

As the home is listed on the City of St. Helena Historic Resources Master List
(discussed below), it would be subject to the California Environmental Quality Act
(CEQA) if the project caused a substantial adverse change in the significance of a
historical resource. However, projects that follow the Secretary of the Interior’s
Standards for the Treatment of Historic Properties or the Secretary of Interior's
Standards and Guidelines for Rehabilitation of Historic Structures are generally not
considered to have a significant effect on the environment.

The City of St. Helena relies on recognized historic preservation architects and
historians to provide the necessary information to support the determination that the
project is or is not consistent with the Secretary of the Interior's Standards, and whether
proposed changes will have a significant impact on the historic integrity of this building.
As the proposed reconstruction meets the Secretary of Interior's Standards for a
Historic Recreation according to the recognized historic preservationist (additional
discussion below), it can be considered categorically exempt from CEQA pursuant to
Section 15331. The project is also exempt from the requirements of CEQA pursuant to
Section 15301 which exempts the minor alteration of existing private structures and
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

GENERAL PLAN

The subject property has a General Plan Land Use designation of Medium Density
Residential (MDR). The MDR land use designation provides for single-family detached
and attached homes, secondary residential units, public and quasi-public uses, and
similar compatible uses. The MDR designation is the predominant residential
designation occurring throughout large areas of the City. The wide distribution of this
designation is intended to maintain a development pattern in newly developing areas of
the City that is consistent with historic development patterns exhibited by St. Helena’s
established neighborhoods.
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The project site is also located in the Adams Street Historic Resource District as
identified in the 1993 General Plan. This is one of three geographical areas covering a
majority of the City’s existing housing stock in which the 1993 General Plan mapped
historic and potentially historic resources identified in the City’s historic resources
inventory. The 1993 St. Helena General Plan and Housing Element Update 2015-2023
Goals, Policies, and Eight-Year Action Plan include the following policies that are
relevant to the proposed project:

e 2.6.14 - Encourage a mix of housing types and price ranges to allow choice for
current and future generations of St. Helenans.

e 4.3.4 - Strengthen community identity by appropriate building design, size, and
site landscaping.

e 4.3.5 - Require future residential development to conform to the pattern and
density of older, neighboring areas of town in order to complement existing town
character and ensure that densities are high enough to protect against
unnecessary incursion into vineyard agricultural areas.

e 4.3.25 - Within the primary urban area of St. Helena, encourage variety in
housing types and density consistent with those found in the older
neighborhoods of town. Encourage varying lot widths and configuration, but limit
the allowable building envelope by parcel size to avoid overbuilt conditions.

e 4.3.26 - Encourage residential building siting and design that is similar to that
found in the older neighborhoods in town. In these areas consistent setbacks,
porches, and generously landscaped front yards add to community enjoyment by
all. Restrict location of driveways and garages to minimize their visual impact on
the street.

e 7.5.1 - Preserve the City’s historic and cultural resources as they contribute to
the special character and quality of the City and help support its economic base.

o 7.5.4 - Include the preservation of the City’s historic resources in all future
planning decisions where identified historic resources may be affected.

e 7.5.9 - Require new development in or adjacent to historic areas or buildings to
be compatible in pattern and character with existing historic buildings.

HEL.5 - Encourage innovative housing types and designs.
e HEZ2.6 - Promote a balance of types of housing throughout the whole community.

Staff Response: Staff finds that the proposed project is consistent with the General Plan
policies listed above in that the home would provide an additional housing opportunities
within the City through the provision of a mix of housing types, add to the historic
identify of the community by recreating a historic home design on the site, in keeping
with the development pattern of the neighborhood, would be professionally designed
and constructed to suit the site, and is proposing to address the unfortunate demolition
of the historic features of the home through an innovative solution and ultimately would
contribute to providing a balance of housing in the community.

ZONING

Consistent with the General Plan land use designation described above, the subject
property has a zoning designation of Medium Density Residential. The MDR zoning
designation allows for single-family detached homes, accessory dwelling units, limited

Page 16 of 232



Agenda Item #5.1.

agricultural use and other compatible uses. The remodeling of an existing single-family
home is a permitted use in the MDR district however it must conform to the
development standards prescribed by Municipal Code Section 17.40.060.

The existing parcel is considered a legal non-conforming small lot as it is less than
7,000-sf, has a lot width of only 36’ (42’ is the minimum small lot width), and currently
has no covered parking (covered parking requirement waived per previous variance
approval). The existing home has a 5’ setback on one side and a 7’ setback on the
other. As previously noted, because the existing home is on a raised subfloor, the two-
story addition will only increase the home’s height by approximately 2 % feet (from an
existing 22 feet to 24 ¥ feet). As far as the Floor Area Ratio (F.A.R.) is concerned, a
6,970-sf parcel has a maximum F.A.R. of .34. This would allow up to approximately
2,380-sf of floor area (excluding any applicable F.A.R. exemptions). The applicant is
proposing a 2,150-sf home with a 130-sf mechanical room and a 400-sf second unit (the
400-sf is exempt from F.A.R. maximums) for an F.A.R. of .327 which is approximately
100-sf below the maximum allowed on the site (see below).

PROPOSED FLOOR AREA:

EXISTING RESIDENCE 994 SF
1st FLOOR ADDITION 553 SF
2nd FLOOR ADDITION 602 SF
MECHANICAL ROOM 130 SF
A.D.U. 400 SF
A.D.U. EXEMPTION -400 SF

TOTAL 2,279 SF

PROPOSED FLOOR AREA RATIO: 2,279 /6,970 = .327

Staff Response: As noted above, a variance has been approved to waive the on-site
covered parking requirement; the project meets all other parking requirements
(additional discussion below). It should also be noted, that the small lot development
standards (for lots less than 7,000-sf) allow for 5-foot side yard setbacks and the project
was previously approved with 5-foot setbacks in large part due to the size of the lot and
the fact that it is only 36-feet wide. The project as proposed meets all other
development standards as required by Section 17.40.060 of the Municipal Code
including lot coverage, floor area, height, etc.

HISTORIC RESOURCES

The (previously) existing home was a one-story vernacular Greek Revival that was likely
constructed between 1875 and 1880. The home is located in the Adams Street Historic
District as described in the 1993 General Plan and is also listed in the City of St
Helena’s historic resource inventory. The applicant consulted with Juliana Inman, an
architect that meets the Secretary of the Interior’s Professional Qualifications Standards
in Historic Architecture to evaluate the historical status of the home. In Ms. Inman’s first

Page 17 of 232



Agenda Item #5.1.

evaluation (attached) she noted that the small cottage had been greatly altered,
suffering inappropriate additions to the rear of the house as well as other structural
modifications but that the front elevation from the street still retained its historic look,
feel and relationship to the sidewalk and therefore remained a contributing structure to
the historic district. Ms. Inman determined that the work previously proposed by the
architect generally conformed to the Secretary of the Interior's Standards and
Guidelines for Rehabilitating Historic Buildings. In addition to the proposed scope of
work stating that the distinctive features and finishes including the original wood siding,
trim and windows will remain or be restored, Ms. Inman included several
recommendations that were included as Conditions of Approval in the original approval.
These recommendations included:
e Distinctive features and finishes shall not be removed. Original wood siding, trim
and windows shall remain or be restored.
¢ Vinyl windows added to the south elevation of the original cottage should be
changed back to wood sash windows matching the front (east) and north
windows. Paint shadows for the original trim should guide the location, size and
placement of the windows; and
o Full restoration of the important character defining front porch and gable.

As a result of the unpermitted demolition of the home’s historic features and subsequent
requirement for new entitlements, the applicant had Ms. Inman re-evaluate the home
and the revised scope of work as part of this application. Her recommendation for
rectifying the situation is to maintain the design of the original approval by requiring that
the home be reconstructed following the Secretary of the Interior's standards and
guidelines for reconstruction of a historic building. In her re-evaluation of the project
dated April 20, 2017, Ms. Inman determined that the houseretains integrity of location,
setting, feeling and association but that the house no longer retains integrity of design,
materials, and workmanship. Ms. Inman included several recommendations that are
included as Conditions of Approval; these recommendations include (but are not limited
to) the following:

e Samples of the removed siding shall be used to reproduce the redwood drop
siding.

e Photographs of the building from the July 7, 2015 report and other site
photographs shall be used to exactly reproduce the location and dimension of the
siding, trim and windows.

e Windows shall be 2 over 2 wood sash windows with ogee lugs to match the
design and profile of the original windows.

e The remaining roof and wall framing shall guide the placement of the
reconstructed house.

While restoration of the home is no longer possible, Ms. Inman concludes that
reconstruction of the home meets the Secretary of the Interior's Standards for the
Treatment of Historic Properties as a reconstruction of an historic structure.

WATER
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Chapter 13.12.050 of the Municipal Code requires mandatory water efficiency measures
and water demand offset requirements for new construction. Among these provisions is
the requirement that any “new development” (i.e. construction that would introduce any
freestanding building that contains water-using fixtures, any floor area additions to
existing nonresidential structures, or any residential additions or remodeling that
increases the number of independent living units) offset new water demand by an
amount equal to the new demand placed on the city water system (i.e., it must be water
neutral). The offset must be clearly demonstrated to the satisfaction of the Public Works
Department.

Staff Response: The new single-family home would include modern, code compliant
fixtures and appliances making it more water efficient than the home formerly on the
site. The applicant has provided a water neutrality analysis that demonstrates no net
increase in water consumption would result from construction of the proposed project
(included as an attachment).

PARKING
Municipal Code Section 17.124 “Parking and Loading Requirements”, requires that
residential uses provide two parking spaces for the main dwelling unit, one of which
shall be contained within a garage or carport. Section 17.116.030 “Accessory
dwellings”, requires one additional parking space, covered or uncovered, for the second
unit. However, in addition to the covered parking variance, recently adopted state law
(amendments to California Government Code Section 65852.2 pursuant to AB 2299
and SB 1069) and subsequent amendments to the City of St. Helena Municipal Code to
be consistent with state law, no parking shall be required for a new accessory dwelling
if:

a. The accessory dwelling unit is located within %2 mile of public transit;

b. The accessory dwelling unit is located within a historic district;

c. The accessory dwelling unit is part of the existing principal residence or an

existing accessory structure;

d. When on-street parking permits are required, but not offered to the occupant

of the accessory dwelling unit;

e. When there is a car share vehicle located within one block of the accessory

dwelling and that is available for use by the occupant(s) of said dwelling;

Staff Response: The subject property is within the Adams Street Historic Resources
district and within %2 of public transit, therefore, no additional parking is required for the
ADU and only 2 on-site parking spaces are therefore required (the past approval
required 3 spaces).

Note: the attached plan set currently shows 3 on-site parking spaces and the applicant
is not proposing to modify this feature of the previous approval. The project site can
accommodate required on-site parking.

DEMOLITION PERMIT
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As provided in Municipal Code Section 17.164.050(E), no permit authorizing the
demolition of any building within any zoning district shall be issued until approved by the
Planning Commission in accordance with the following findings:

1. That, based on the public record and testimony presented at a public hearing, the
building is determined not to be a significant architectural or historical building. If
a building is determined to be significant by the planning commission, no
demolition will be authorized unless the following findings are made by the
commission:

a. That the building poses a threat to health, safety and general welfare if it is
not demolished,

b. That restoration of the building is not feasible or practicable using current
building codes including, but not limited to, the Historic Building Code
provisions of the Uniform Building Code of the state of California,

c. That no public or other funding is available for financing renovation or
purchase of the building;

2. That the demolition does not eliminate elements that are required to maintain the
essential character of the neighborhood.

3. That design review of the proposed replacement structure is approved prior to
approval of the demolition of a housing structure.

Staff Response: As discussed above, the existing home was constructed between 1875
and 1880 and is listed in the City of St Helena’s historic resource inventory. The home
has been substantially demolished with only the framing remaining. In order to comply
with Municipal Code requirements for the demolition of an historic home, the applicant
was required to submit a (retroactive) demolition permit. Prior to its substantial
demolition, the home was in a state of disrepair and not suitable for habitation. The
applicant intends to reconstruct the home in a manner that maintains its historical look
and feel. As noted above, the project has been evaluated by a qualified architectural
historian who finds that the proposed work is in compliance with the Secretary of the
Interior’'s Standards for the Treatment of Historic Properties as a reconstruction of a
historic structure.

The property in its current condition presents a negative visual aesthetic and the
unfinished construction represents a substantial impact for neighboring properties and
motorists traveling along Spring Street. Only through reconstruction can the historical
look of the home and character of the neighborhood be restored.

DESIGN REVIEW

The purpose of design review is to, among other things, promote the qualities that bring
value to the community and foster attractiveness and functional utility of the community
as a place to live and work. Pursuant to Municipal Code Section 17.164.030, the
following design criteria should be considered by the Planning Commission in review of
this application:

1. Consistency and compatibility with applicable elements of the general plan;
2. Compatibility of design with the immediate environment of the site;
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3. Relationship of the design to the site;

4. Determination that the design is compatible in areas considered by the board
as having a unified design or historical character;

5. Whether the design promotes harmonious transition in scale and character in
areas between different designated land uses;

6. Compatibility with future construction both on and off the site;

7. Whether the architectural design of structures and their materials and colors
are appropriate to the function of the project;

8. Whether the planning and siting of the various functions and buildings on the
site create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

10. Whether sufficient ancillary functions are provided to support the main
functions of the project and whether they are compatible with the project’s design
concept;

11. Whether access to the property and circulation systems are safe and
convenient for pedestrians, cyclists and vehicles;

12. Whether natural features are appropriately preserved and integrated with the
project;

13.Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

14.In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character;

15. Whether the landscape design concept for the site, as shown by the
relationship of plant masses, open space, scale, plant forms and foliage textures
and colors create a desirable and functional environment and whether the
landscape concept depicts an appropriate unity with the various buildings on the
site;

16. Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena;

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of
green building materials, energy efficient systems and water efficient landscape
materials.

Staff Response: Staff believes that the proposed project is consistent with the required
design review criteria listed above. The findings included in the attached resolution
further support and identify this compliance.

ISSUES
While the previous approval can no longer be implemented due to the fact that the
home was substantially demolished without the benefit of an issued building permit
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(thus rendering a restoration impossible), the applicant is able to reconstruct the home
in conformance with the Secretary of the Interior's Standards which would maintain
some elements of the historic integrity of design and the status as a contributing
structure to the Adams Street Historic District. Furthermore, while not using materials
original to the home, the reconstruction would be virtually identical to the previously
approved restoration. Should the reconstruction not be approved, the home and
property will remain in their current condition for an unknown period of time leaving an
unpleasant aesthetic for neighbors as well as motorists traveling along Spring Street. It
should be noted, and a condition of approval has been added, that as a result of the
unpermitted work on-site and subsequent code enforcement efforts, building permit fees
will be doubled.

Staff finds that the proposed configuration of the site, the overall design elements and
proposed materials/finishes are in character with the neighborhood and the community
in general. Additionally, prior to demolition and earth moving activities, the home and
property was in a deteriorated condition and in desperate need of repair. The proposed
project will improve the visual appearance of the property and the Spring Street corridor.

CORRESPONDENCE

Staff has received two comments from an adjacent resident urging the Department to
resolve the un-finished construction as expeditiously as possible. While staff was not
able to act upon the project as was requested by the neighbor, approval of the Design
Review by the Planning Commission (as is being recommended by staff) is seen by
staff as the most expeditious method to allow the unfinished construction project to
move toward construction.

STAFF RECOMMENDATION
For the reasons described above, staff concludes that required findings can be made
and recommends that the Planning Commission:

1. Determine that the project is exempt from the requirements of CEQA pursuant to
Section 15301, which exempts the minor alteration of existing private structures;
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.; and Section 15331,
which exempts the rehabilitation or restoration of a historical structure when in
conformance with the Secretary of the Interior's Standards.

2. Accept the required findings and approve a resolution grantingdemolition permit
and design review approval for the proposed demolition, reconstruction and
addition to the residence located at 1508 Spring Street.

ATTACHMENTS
Resolution

APN map

Plan Set

Site Photos
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Applicant Statement

Comments Hanly

Historic Report (Original)

Historic Report 2 (Revised)

Water Neutrality Analysis

2016-55 Granting Appeal of Lynda Tunney

Page 23 of 232


javascript:void(0);Applicant Statement
javascript:void(0);Comments_Hanly
javascript:void(0);Historic Report (Original)
javascript:void(0);Historic Report 2 (Revised)
javascript:void(0);Water Neutrality Analysis
javascript:void(0);2016-55 Granting Appeal of Lynda Tunney

Agenda Item #5.1.

CITY OF ST. HELENA PLANNING COMMISSION
RESOLUTION NO.
GRANTING DEMOLITION PERMIT AND DESIGN REVIEW APPROVAL
TO 1508 SPRING STREET (PL17-037)

PROPERTY OWNER: Lynda Tunney APN: 009-232-019

RECITALS

. Request by Tom Trainor on behalf of William and Lynda Tunney for adoption of a
resolution approving a demolition permit and design review in order to
accommodate a substantial demolition, reconstruction and addition to the home
located at 1508 Spring Street in the MR: Medium Density Residential district.

. A Notice of Application was sent to all property owners and residents within 300 feet
of the project site on June 30, 2017. This notice provided a description of the project
and solicited questions or comments from the public on the project.

. A public notice was published in the Napa Valley Register and mailed to residents and
occupants within 300 feet of the project site and in compliance with state and local law;
and

. The Planning Commission of the City of St. Helena, State of California, considered the
project, staff report, and all testimony, written and spoken, at a duly noticed public
hearing on September 5, 2017.

RESOLUTION

. In making the findings in this Resolution, the Planning Commission relied upon and
hereby incorporates by reference all of the documents referenced in this Resolution
and the associated staff report, City files for this matter, correspondence,
presentations and other materials.

. The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15301, which exempts the minor alteration of existing private
structures; Section 15303, which exempts the construction or conversion of small
structures including single-family residences, garages, pools, etc.; and Section
15331, which exempts the modification or rehabilitation of a listed historic property
when in conformance with the Secretary of Interior's Standards.

. Pursuant to Municipal Code Section 17.164.050, the Planning Commission makes the
following findings to support the motion to approve the demolition permit to allow for
the reconstruction and addition to the existing structure:

1. That, based on the public record and testimony presented at a public hearing, the
building is determined not to be a significant architectural or historical building in
that while the home was listed on the City’s Historical Resources Master List, the
house no longer retains integrity of design, materials, and workmanship.
Furthermore, the home had been heavily modified over time and was in a state of
disrepair at the time of its partial demolition.

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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That the demolition does not eliminate elements that are required to maintain the
essential character of the neighborhood in that the home will be reconstructed in a
manner that will maintain the character of the neighborhood; and

That design review of the proposed replacement structure has been approved in
conjunction with the demolition permit.

D. In accordance with the design review criteria identified in Municipal Code Section
17.164.030, the Planning Commission hereby finds that the project demonstrates
the following:

1.

Consistency and compatibility with applicable elements of the general plan in
that it is a single-family home in a residentially designated area;

Compatibility of design with the immediate environment of the site in that it is a
reconstruction of an existing single-family home;

Relationship of the design to the site is found to be consistent in that the project
was designed by a licensed architect in consideration of the unique
characteristics of the site and conforms to the Secretary of the Interior’s
Standards and Guidelines for Rehabilitating Historic Buildings;

That the design is compatible in areas considered by the board as having a
unified design or historical character in that the home conforms to the Secretary
of the Interior’s Standards and Guidelines for Rehabilitating Historic Buildings
and has been designed to resemble the previous home on the site;

The design promotes harmonious transition in scale and character in areas
between different designated land uses in that it is a reconstruction of an existing
single-family home in a residentially designated area in keeping with the mass
and scale of the existing area;

Compatibility with future construction both on and off the site in that it is a
reconstruction of an existing single-family home in a residentially designated
area;

That the architectural design of structures and their materials and colors are
appropriate to the function of the project in that the reconstruction and addition
will match the previous single-family home;

That the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community in that it is a reconstruction of an
existing single-family home in a residentially designated area in keeping with
zoning and General Plan criteria;

That the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures in that the open
space and landscaping has been designed to accommodate the site;

10. That sufficient ancillary functions are provided to support the main functions of

the project and that they are compatible with the project’s design concept in that

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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the project meets all City requirements for the reconstruction of a single-family
home;

11. That access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles in that access to the site will remain from
Spring Street;

12. That natural features are appropriately preserved and integrated with the project
in that the open space and landscaping has been designed to accommodate the
site;

13. That the materials, textures, colors and details of construction are an appropriate
expression of its design concept and function and that they are compatible with
the adjacent and neighboring structure and functions in that in that the
reconstruction and addition will include materials that match the historic nature of
previous single-family home and is in a residentially designated area;

14.In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character in that
the home has been designed to resemble the previous home on the site utilizing
historic design elements;

15. That the landscape design concept for the site, as shown by the relationship of
plant masses, open space, scale, plant forms and foliage textures and colors
create a desirable and functional environment and whether the landscape
concept depicts an appropriate unity with the various buildings on the site in that
the open space and landscaping has been designed to accommodate the site;

16. That plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena in that the open space and landscaping has been designed to
accommodate the site;

17. That sustainability and climate protection are promoted through the use of green
building practices such as appropriate site/architectural design, use of green
building materials, energy efficient systems and water efficient landscape
materials in that construction will meet all California Building Codes and City of
St. Helena development standards.

Planning Department Conditions of Approval

. The Planning Commission approves design review for the above-described project
with the following conditions of approval. The conditions noted below are particularly
pertinent to this permit and shall not be construed to permit violation of other laws and
policies not so listed.

. The project shall be in conformance with all city ordinances, rules, regulations and
policies in effect at the time of issuance of a building permit.

. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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one (1) year from the effective date of this action or the approval shall expire, provided
however that the approval may be extended for up to two (2) one-year periods
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits
and Approvals. Any request for an extension of this approval shall be justified in writing
and received by the Planning Department at least thirty (30) days prior to expiration.

The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

. All required fees, including planning fees, development impact fees, residential in-lieu

housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect at
the time of the issuance of the building permit.

In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City cooperates
fully in the defense of the action or proceedings.

Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure to
their benefit and benefit of the City of St. Helena.

The primary purpose of this review is for compliance with the General Plan and Zoning
Ordinance. The property owners or their designee shall be responsible for meeting
with the Building Official, Fire Inspector and or Public Works Department to review
compliance with Building Codes, Fire Codes and specific Public Works Standards
including fire protection systems and any applicable accessibility standards of Title 24.

Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on September 5, 2017, except as modified herein.

10. Alterations and additions to the home shall be in compliance with the

11.

recommendations made by Juliana Inman’s Historical Resource Survey dated April 20,
2017.

Samples of the removed siding shall be used to reproduce the redwood drop siding.
Photographs of the building from the 7 July 2015 report and other owner photographs
shall be used to exactly reproduce the location and dimension of the siding and trim.
Windows shall be 2 over 2 wood sash windows with ogee lugs to match the design
and profile of the original windows.

12. No further demolition of historic materials in the house is permitted.

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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13. The remaining roof and wall framing shall guide the placement of the reconstructed
house. Samples and photographs of the removed siding and trim shall be used to
reproduce the redwood drop siding and trim.

14.The planned addition at the rear will be constructed as previously approved in the
design review process.

15.Replacement of historic materials shall be done where original material has been
broken, lost or weathered to an extent making repair infeasible. Replacement features
shall match the old in design, color, texture, visual qualities, and material.

16. No sand blasting or chemical treatments are permitted on historic materials.

17.The front porch and gable of the front elevation shall be restored and/or reconstructed
in keeping with the approved design.

18. All windows for the addition shall be wood sash windows (clad or painted wood) so that
the materials for the whole house have continuity. All plans submitted for building
permit review shall explicitly identify these features.

19. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

20.Building permit fees shall be doubled as a result of unpermitted work and subsequent
code enforcement action.

21.To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work, if
work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

Public Works Department Conditions of Approval

22.Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

23.For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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project entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

24.Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

25.Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

26.The applicant shall incorporate water conservation practices into the proposed
project per the Water Neutrality Analysis prepared by Michael Muelrath, dated July
2, 2015, including installing 1.28 gal toilets, 1.5 gpm faucets, and 2.0 gpm low flow
showerheads. Any and all non-conforming appliances and plumbing fixtures shall
be removed from the premises. The water conservation requirements shall be
replicated in full on the architectural plans.

27.If the proposed/new landscaping involves an area greater than 500 square feet or
rehabilitation of more than 2,500 square feet, the proposed landscaping shall
comply with the State’s Model Water Efficient Landscape Ordinance (MWELO).

28. Site plan shall show location of any trees within the project area.

29.Erosion and sediment control plans shall conform to the latest State and City codes
at a minimum.

30.Provide details of any and all proposed fencing, gates, and/or walls on all plans
submitted for building permit review.

31.The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena's Water
Standards and the California Department of Health Standards. Existing meter
boxes located within a driveway shall be retrofitted with a traffic-rated box. New
laterals shall be located perpendicular to the water main and outside any
driveway/drive aisle.

32.Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

33.The applicant shall conform to the City of St. Helena Water and Sewer Standards
Section 6-2.10 which includes assessing the adequacy of the lateral, replacing if
necessary and installing any needed cleanouts prior to Certificate of Occupancy.

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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34.Replace the existing driveway approach in order to conform to the current City and
ADA standards prior to Certificate of Occupancy.

35.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

36.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

37.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

38. The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. Helena utilizes the
2013 Title 24 codes.

39.When submitting plans for a building permit, the plans shall include all
documentation listed on the building permit application checklist.

40.The applicant shall provide a construction waste management plan with the building
permit application.

41.The plans for construction shall include a checklist for compliance with the California
Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

42.When submitting plans, the title page shall include all information referenced on the
building permit application checklist Title Page requirements.

43.Building Permit application materials and plans shall include any documentation
pertaining to special loads applicable to the design and the specified section of the
code that addresses the condition; special inspections for any systems or
components requiring special inspection; requirements for seismic resistance; and a
complete list of deferred submittals at time of application. Any deferral of required
submittal items shall have prior approval of the Building Official. Deferral of fire
sprinkler design is not permitted.

Fire Department Conditions of Approval

44 Fire sprinklers shall be installed in both the primary and accessory dwelling units as
required by the Fire Department.

| HEREBY CERTIFY that the foregoing demolition permit and design review were duly
and regularly approved by the Planning Commission of the City of St. Helena at a regular
meeting of said Planning Commission held on September 5, 2017 by the following roll call
vote:

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTEST:

Grace Kistner Noah Housh
Chair, Planning Commission Planning Director

1508 Spring Street
Demolition Permit and Design Review
September 5, 2017
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AL ION {Og L2

T UNNEY KESIDENCE
/20E SFKING 27
27 [7ELENA CA

APN: 009-232-019

DI TOND 2F KNGS, CA P26/2

FE20 CANYON VALLEY KD
D20-622-2924

DES/ONEX
TED /7777

ACK VAT IONZ

CONLIT IONZ

CONDULT ANT 2

LRAVING INDEA

AB ANCHOR BOLT LAM LAMINATE
AC AIR CONDITIONER
ADJ ADJUSTABLE MAX MAXIMUM
AL ALUMINUM MB MACHINE BOLT
APPROX  APPROXIMATE MECH MECHANICAL
AWN AWNING MFR MANUFACTURER
MIN MINIMUM
BLKG BLOCKING MISC MISCELLANEOUS
BM BEAM MTL METAL
CAB CABINET N NEW
CARP CARPET NO NUMBER
CEIL CEILING NOM NOMINAL
CLR CLEAR
CONC CONCRETE OoBS OBSCURE
CMU CONCRETE MASONRY UNIT oC ON CENTER
COMP COMFPOSITION OoCC OCCUPANCY
COMT CASEMENT
PT PRESSURE TREATED
DB DRAWER BASE P¢S POLE ¢ SHELF
DBL DOUBLE
DH DOUBLE HUNG REF REFRIGERATOR
DN DOWN REQD REQUIRED
DP DUAL PANE
DRY DRYER SC SOLID CORE
DW DISHWASHER o/C SELF CLOSING
SH SINGLE HUNG
E EXISTING SGD SLIDING GLASS DOOR
EA EACH SP SINGLE PANE
ELEC ELECTRICAL SQ SQUARE
ELEV ELEVATION STD STANDARD
EQ EQUAL SW SHEARWALL
FAU FORCED AIR UNIT TEMP TEMPERED
FIX FIXED T¢G TONGUE ¢ GROOVE
FL FLUORESCENT 8D TO BE DETERMINED
FP FIREPLACE TYP TYPICAL
FTG FOOTING
FR FRENCH UON UNLESS OTHERWISE NOTED

FURN FURNACE
WASH WASHER
GA GAUGE WD WOOD
GALV GALVANIZED WH WATER HEATER

GYP GYPSUM W/H WHOLE HOUSE FAN
W/O WITHOUT

HB HOSE BIB W/R WATER RESISTANT

HD HOLD DOWN

HDR HEADER € CENTER LINE

HR HOUR %) DIAMETER

HW HARD WOOD FLOORING # POUNDS

INSUL INSULATION

£ CONDITIONS

NEW CONDT IONZ

LATERIOK

AT ERIOK

HORIZONTAL LAP SIDING
COMPOSITION ROOF

=\

NEW 40 YR COMP ROOFING (NEW

ROOFING SHALL MEET OR EXCEED TITLE

24 STANDARDS FOR COOL ROOF9S)

INT ERTIOK

INT ERTOK

LDESENER ENOINELR

TED S/ LORI PURNE SF

250 CANVON VALLEY D PURNE ENGINEERING SERVICES, INC
SO#7 ROBERT . [ATHEWS FXWY #600

DIATTOND SFRINGS, CA 95¢/2

S FL DORARO 11LLS, CA 95762

(O20)&672 - /00

HW/ TILE/ CARP FLOORING
PAINT GRADE DOORS

AW FLOORING, TILE
N. PAINT GRADE DOORS
N. PAINT GRADE TRIM
WRAP, JAM & CASE WINDOWS
/2" GYP BOARD
FINISH MATERIAL NOTES:
G.1) ADHESIVES, SEALANTS, PRIMERS,
CAULKING, ETC SHALL COMPLY WITH
LOCAL OR REGIONAL AIR POLLUTION
CONTROL OR AIR QUALITY
MANAGEMENT DISTRICT RULES
(CALGREEN SECTION 4.504.2)
6.2) PAINTS & COATINGS SHALL COMPLY

SR EN N

WITH VOC LIMITS IN TABLE 4.504.4.3

(SEE SHEET GN-3)
6.3) CARPET SHALL MEET THE GREEN LABE
PLUS PROGRAM, CA DEFT OF PUBLIC

HEALTH STANDARD PRACTICE FOR THE

TESTING OF VOC'S, OR SCIENTIFIC
CERTIFICATIONS SYSTEMS INDOOR

ADVANTAGE GOLD. (CALGREEN SECTION

4.504.3)

c.4) WHERE RESILIENT FLOORING 1S
INSTALLED, AT LEAST 50% OF FLOOR
AREA RECEIVING RESILIENT FLOORING
SHALL BE LOW-EMITTING MATERIALS.
(CALCRFEN 4.504.4)

FROIECT DA A

D0UAKRE FOOTACE PKEAK DOWN AND LOT COVERACE

L

EXISTING HOUSE 994 S| | OCCUPANCY GROUF: R3
E. COVERED ENTRY 76.5 SF| 2 SEISMIC DESIGN CATEGORY D

3. EXPOSURE B, | 10 mph GUST SPEED

ADDITION 4. CLIMATE ZONE |2

- 15T FLOOR 553.2 SF

- 2ND FLOOR 602.3 SF

- COVERED PORCH @ FRONT 140 SF

- COVERED PORCH @ SIDE 42.3 OF SCOFE OF WORK
NEW SECONDARY STRUCTURE 400 SF

TOTAL HABITABLE SPACE
NEW LOT COVERAGE

LOT AREA

FAR = (994+553.2+602.3+400)/6,970 =36.586%

. REMODEL E. HOUSE

2. 15T FLOOR ADDITION
2,549.5 SF 3. NEW 2ND FLOOR
30.6% (2,129.5 SF) 4. NEW SECONDARY STRUCTURE

6,970 SF
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INDEX, ARV IAT IONDS, NOTF2
DOUAKE FOOTACE ANALY 2/
EVICNITY 1TAF

CLENEXAL NOT £

NALING 2C/7E001F

CAL-CKLLEN /7557

CLOT EC/TTNICAL RECOMTITENDAT ONS
DN ENTEROVETENT FLANS

CZ DN ENTFROVESTENT FLANS
C2 DN ENTFRCOVESTENT FLANS
CH D ENTFROVESTENT FLANS

[ DIEFLAN

Z  DESTOLTION FLAN

2 JLOOK FLANV

7 DR WALL LAOUT

S FOUNDPATION FLAN

&  KOOFFFRATING & FLOOK FAATING

7. LLAVATIOND

S LLECTRICAL FLAN

2 SDLECTIOND

Ll DETALS

Lz DETALS

L FLUNTENG

Al DLECONDARY 27 KUCTURE

NS DECONDARY DT KUCTURE -
STRUCTURAL DRKAVINGS &
LLECTRICAL

7/ TLEZF

JZ TILE ZF

CODE COMPLIANCE

ALL WORK AND MATERIALS TO BE PERFORMED AND INSTALLED IN
ACCORDANCE WITH THE CURRENT EDITIONS OF THE FOLLOWING CODES
AS ADOFTED BY THE LOCAL GOVERNING AUTHORITIES. NOTHING IN
THESE PLANS IS TO BE CONSTRUCTED TO PERMIT WORK NOT
CONFORMING TO THESE CODES

2013 CBC (Vol I and Vol ll) (ICC)

.

2. 2013 CRC Residential (ICC)

3. 2013 CMC Mechanical (IAPMO)

4. 2013 CEC Electrical (NFPA)

5. 2013 CPC Plumbing (IAPMO)

6. 2013 CFC FIRE (ICC)

7. 2013 CA Energy Code (2013 Bullding Energy Efficiency Standards,

Residential and Non Residential Manuals) (CA Energy Comission)
&. 2013 Cal Green (CA Green Bullding Standards Code)
9. 2013 CA Admmistrative Code (ICC)
0. 2013 CA Reference Standards Code (ICC)
1. NFPA 13D

D077 Koterd J athews Fhwy #6000
L7 Porado /7/s, CAPD762

Lume Engincering Senices, /nc
(520)&72 - /600

ENONELR
LOK PUKRNE 2

T OUNNEY KESIDPENCE
/2OE DF KNG 27
7 fTELENA CA

DIELET CONTENT 2!

DRAVING INDEX
CONSUTANT S
FROJECT PATA
FROJECT 1747
DIKECTIONS

DN TPOL LECEND
CONDITIONS
APPKLVIATIONS
COPE CONFLINCE

FROJECT
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DH/ DP NOTE:
REMOVE & EXISTING STRUCTURAL FRA
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1 EXISTING WALLS
V77777777 PARTIAL WALLS
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FLOOR PLAN NOTES

. N. 200 A PANEL

2. RELOCATE E. GAS METER

3. N. 42" HIGH GUARD RAIL

4. N. HANDRAIL - 36" TO 38"
ABOVE TREAD NOSING

N. ADJ SHELVES

5.

N. GAS FP (LENNOX ELITE
SERIES, MODEL ELDV-35) -
SHALL BE DIRECT-VENT TYPE
AND BE INSTALLED PER
MANUFACTURES
SPECIFICATIONS.
ANSI/IAS/AGA 221 .11.2
(COMPLIES W/ UL 127)

9. N. TALL LINEN
10. N. CLOSET ORGANIZER
| 1. N. STACK W/D

JOINTS AND OPENINGS

OPENINGS IN THE BUILDING ENVELOPE SEPARATING
CONDITIONED SPACE FROM UNCONDITIONED SPACE

NEEDED TO ACCOMMODATE GAS, PLUMBING, ELECTRICAL
LINES AND OTHER NECESSARY PENETRATIONS MUST BE
SEALED IN COMPLIANCE WITH THE CALIFORNIA ENERGY CODE.

EXCEPTION: ANNULAR SPACES AROUND PIPES, ELECTRIC
CABLES, CONDUITS OR OTHER OPENINGS IN PLATES AT
EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE
PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS WITH
CEMENT MORTAR, CONCRETE MASONRY OR A SIMILAR
METHOD ACCEPTABLE TO THE ENFORCING AGENCY.

BUILDING MAINTENANCE AND OPERATION
4.410.1 OPERATION AND MAINTENANCE MANUAL. AT THE TIME

igh

FO. Box 2212 Flacerville, CA 95667

www.tedsmithdesign.com

Ted Smith Des

Phone: 910.743.2021

&l

e

OF FINAL INSPECTION, A MANUAL, COMPACT DISC, OPEN

WEB-BASED REFERENCE OR OTHER MEDIA ACCEFPTABLE TO THE
ENFORCING AGENCY WHICH INCLUDES ALL OF THE FOLLOWING
SHALL BE PLACED IN THE BUILDING:

|. DIRECTIONS TO THE OWNER OR OCCUPANT THAT THE
MANUAL SHALL REMAIN WITH THE BUILDING
THROUGHOUT THE LIFE CYCLE OF THE STRUCTURE.
2. OPERATION AND MAINTENANCE INSTRUCTIONS FOR
THE FOLLOWING:
A. EQUIPMENT AND APPLIANCES, INCLUDING
WATER-SAVING DEVICES AND SYSTEMS, HVAC
SYSTEMS, WATER-HEATING SYSTEMS AND OTHER
MAJOR APPLIANCES AND EQUIPMENT.
B. ROOF AND YARD DRAINAGE, INCLUDING
GUTTERS AND DOWNSPOUTS.
C. SPACE CONDITIONING SYSTEMS, INCLUDING
CONDENSERS AND AIR FILTERS.
D. LANDSCAPE IRRIGATION SYSTEMS.
E. WATER REUSE SYSTEMS.
3. INFORMATION FROM LOCAL UTILITY, WATER AND
WASTE RECOVERY PROVIDERS ON METHODS TO
FURTHER REDUCE RESOURCE CONSUMPTION, INCLUDING
RECYCLE PROGRAMS AND LOCATIONS.
4. PUBLIC TRANSPORTATION AND/OR CARPOOL OPTIONS
AVAILABLE IN THE AREA.
5. EDUCATIONAL MATERIAL ON THE POSITIVE IMPACTS
OF AN INTERIOR RELATIVE HUMIDITY BETWEEN 30-60
PERCENT AND WHAT METHODS AN OCCUPANT MAY USE
TO MAINTAIN THE RELATIVE HUMIDITY LEVEL IN THAT
RANGE.
6. INFORMATION ABOUT WATER-CONSERVING
LANDSCAPE AND IRRIGATION DESIGN AND CONTROLLERS

WHICH CONSERVE WATER.

7. INSTRUCTIONS FOR MAINTAINING GUTTERS AND
DOWNSPOUTS AND THE IMPORTANCE OF DIVERTING
WATER AT LEAST 5 FEET AWAY FROM THE FOUNDATION.
&. INFORMATION ON REQUIRED ROUTINE MAINTENANCE
MEASURES, INCLUDING, BUT NOT LIMITED TO, CAULKING,
PAINTING, GRADING AROUND THE BUILDING, ETC.

9. INFORMATION ABOUT STATE SOLAR ENERGY AND
INCENTIVE PROGRAMS AVAILABLE.

0. A COPY OF ALL SPECIAL INSPECTION VERIFICATIONS
REQUIRED BY THE ENFORCING AGENCY OR THIS CODE

LEGEND

F1N. WALL - 2X4 DF#2

STUDS @ 16" OC

777777774 N. WALL - 2X6 DF#2
STUDS @ 16" OC

1 EXISTING WALLS
V77777777 PARTIAL WALLS
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JOINTS AND OPENINGS

OPENINGS IN THE BUILDING ENVELOPE SEPARATING
CONDITIONED SPACE FROM UNCONDITIONED SPACE

NEEDED TO ACCOMMODATE GAS, PLUMBING, ELECTRICAL
LINES AND OTHER NECESSARY PENETRATIONS MUST BE
SEALED IN COMPLIANCE WITH THE CALIFORNIA ENERGY CODE.

EXCEPTION: ANNULAR SPACES AROUND PIPES, ELECTRIC
CABLES, CONDUITS OR OTHER OPENINGS IN PLATES AT
EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE
PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS WITH
CEMENT MORTAR, CONCRETE MASONRY OR A SIMILAR
METHOD ACCEPTABLE TO THE ENFORCING AGENCY.

BUILDING MAINTENANCE AND OPERATION
4.410.1 OPERATION AND MAINTENANCE MANUAL. AT THE TIME
OF FINAL INSPECTION, A MANUAL, COMPACT DISC, OPEN
WEB-BASED REFERENCE OR OTHER MEDIA ACCEPTABLE TO THE
ENFORCING AGENCY WHICH INCLUDES ALL OF THE FOLLOWING
SHALL BE PLACED IN THE BUILDING:
|. DIRECTIONS TO THE OWNER OR OCCUPANT THAT THE
MANUAL SHALL REMAIN WITH THE BUILDING
THROUGHOUT THE LIFE CYCLE OF THE STRUCTURE.
2. OPERATION AND MAINTENANCE INSTRUCTIONS FOR
THE FOLLOWING:
A. EQUIPMENT AND APPLIANCES, INCLUDING
WATER-SAVING DEVICES AND SYSTEMS, HVAC
SYSTEMS, WATER-HEATING SYSTEMS AND OTHER
MAJOR APPLIANCES AND EQUIPMENT.
B. ROOF AND YARD DRAINAGE, INCLUDING
GUTTERS AND DOWNSPOUTS.
C. SPACE CONDITIONING SYSTEMS, INCLUDING
CONDENSERS AND AIR FILTERS.
D. LANDSCAPE IRRIGATION SYSTEMS.
E. WATER REUSE SYSTEMS.
3. INFORMATION FROM LOCAL UTILITY, WATER AND
WASTE RECOVERY PROVIDERS ON METHODS TO
FURTHER REDUCE RESOURCE CONSUMPTION, INCLUDING
RECYCLE PROGRAMS AND LOCATIONS.
4. PUBLIC TRANSPORTATION AND/OR CARPOOL OPTIONS
AVAILABLE IN THE AREA.
5. EDUCATIONAL MATERIAL ON THE POSITIVE IMPACTS
OF AN INTERIOR RELATIVE HUMIDITY BETWEEN 30-60
PERCENT AND WHAT METHODS AN OCCUPANT MAY USE
TO MAINTAIN THE RELATIVE HUMIDITY LEVEL IN THAT
RANGE.
6. INFORMATION ABOUT WATER-CONSERVING
LANDSCAPE AND IRRIGATION DESIGN AND CONTROLLERS
WHICH CONSERVE WATER.
7. INSTRUCTIONS FOR MAINTAINING GUTTERS AND
DOWNSPOUTS AND THE IMPORTANCE OF DIVERTING
WATER AT LEAST 5 FEET AWAY FROM THE FOUNDATION.
&. INFORMATION ON REQUIRED ROUTINE MAINTENANCE
MEASURES, INCLUDING, BUT NOT LIMITED TO, CAULKING,
PAINTING, GRADING AROUND THE BUILDING, ETC.
9. INFORMATION ABOUT STATE SOLAR ENERGY AND
INCENTIVE PROGRAMS AVAILABLE.
10. A COPY OF ALL SPECIAL INSPECTION VERIFICATIONS
REQUIRED BY THE ENFORCING AGENCY OR THIS CODE
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Photo 1. View of front of home and driveway before demolition.

Photo 2. Front porch and entry before demolition.
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Photo 4. Front of home and driveway as it exists today.
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Photo 6. Rear yard as it exists today.
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Design Review Statement for 1508 Spring Street

| am requesting a design review for the remodeling and construction of an addition, guest house
and swimming pool at 1508 Spring Street

The existing house consists of a home originally constructed around the year 1900 and an
addition that was constructed around 1960-1970.

The existing floor area is 994 sf. We will demolish the 458 sf addition that was built in the 1960s
leaving the original circa 1900 home of 532 sf. New construction will consist of 1,015.2 sf at the
first floor and 602.3 sf at the second floor, making a total habitable area of 2,149.5 sf.

The building will be one story in the front and two stories in the rear. The existing floor elevation
is approximately 4 feet above finished grade. The first floor at the rear will be at, or near, grade,
thereby minimizing the overall height of the structure. The overall height to the ridgeline of the
roof will be 24’ 6-1/2" above existing grade.

The original portion of the home will be reconstructed to match as closely as possible the
original lines, materials and fenestrations of the original structure.

Reconstruction will be used to depict vanished or non-surviving portions of the property.
Samples of the removed siding shall be used to reproduce the redwood drop siding.
Photographs of the building from the July 7 report and other owner photographs shall be used to
exactly reproduce the location and dimension of the siding. Windows shall be 2 over 2 wood
sash windows with ogee lugs to match the design and profile of the original windows.

The original building framing remains in its original location and no further demolition of historic
materials shall occur.

The addition will be constructed of complimentary materials and detailing.

The guest house will be located at the rear of the property and will consist of a one story
structure of approximately 400 sf.

The swimming pool will be located between the main house and the guest house.
The existing landscaping will be replaced with drought resistant plants and gravel paving.

The water use analysis report demonstrates that the new construction and landscaping will be
water neutral.

We will provide parking for two vehicles at the east side of the house and one vehicle in front of
the house.

M .*{/zts/:zéw7

Willard Tunney Date
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March 15,2017

Dear Noah,

My name is Patricia Hanly. I own the property located at 1502 Spring Street, next
door to the Tunney property @ 1508 Spring Street.

The house next door has been sitting vacant and decrepit for years, greatly
impacting my property values. Now a new situation presents itself. Construction
was started without permits, and the project has been red tagged and construction
halted. It's my understanding that one possibility is that Mrs. Tunney and Trainor
Construction may have to go back to design review. If that’s the case, I'm told that it
could be months for the approval process and issuance of a new permit.

The other option is to levy the appropriate fines, have Mrs. Tunney and Trainor
Construction verify they will replace the historical elements that were demolished
with new materials that honor the historical significance, and move forward as
quickly as possible. You said they were just days from receiving their permit, so it
seems reasonable and efficient to let them proceed ASAP, after they have paid the
fines and provided proof of replacement of the historical elements.

[ am extremely upset and stressed by the situation next door. My property value is
significantly impacted each day that goes by without progress next door. In it’s
current condition, the property is even more of an eyesore than it was when it was
abandoned. I'm begging you to opt for the most expedient solution on this issue.
Dragging this back into design review, or even worse, litigation, does nothing to
serve the city of St Helena, myself, and the other residents of this neighborhood.

Respectfully,

Patricia Hanly

cc: Alan Galbraith
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Aaron Hecock

From: Noah Housh

Sent: Wednesday, August 30, 2017 1:33 PM
To: Aaron Hecock

Subject: FW: 1508 Spring Street

NOAH HOUSH

PLANNING & COMMUNITY IMPROVEMENT DIRECTOR

City of St. Helena | Planning & Community Improvement Department

1480 Main Street | St. Helena, CA 94574

Direct: (707) 968-2659 | NHoush@cityofsthelena.org | http://cityofsthelena.org/planning

From: Patricia Hanly [mailto:patricia.hanly@sbcglobal.net]
Sent: Wednesday, April 19, 2017 3:56 PM

To: Noah Housh; Erica Ahmann Smithies

Cc: tom@trainorbuilders.com; danny@trainorbuildors.com
Subject: 1508 Spring Street

Erica,

My name is Patricia Hanly. | own the property located at 1502 Spring Street, next door to the Tunney/Trainor
project @ 1508 Spring. | urge you to issue the grading permit to Trainor Builders, ASAP. Please do everything
in your power to expedite this process right away. There are large bodies of water on the property which are
filled with stagnant water. Mosquitoes are breeding in this swampy water. | estimate there are thousands of
larvae that are hatching or about to hatch. The building site is a hazard to my health, and that of others in the
neighborhood. The construction site is a mess, and it is not secure. This property an eyesore and a health hazard,
and site affects my property values on a daily basis. | work very hard, financially and physically, to maintain
high standards on my property, and living next door to this mess is a nightmare.

Please respond to this email with your solution to this matter. I can’t begin to tell you how stressful this
situation is to me.

Regards,

Tvish Ftandy
1502 Spring Street
St Helena, CA 94574
707-799-8713

patricia.hanly@sbcglobal.net
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Juliana Inman
ARCHITECT

7 July 2015

Aaron Hecock, Planner

Planning and Building Department
1480 Main Street

St. Helena, CA 94574

Re: 1508 Spring St.
Historical Review
St. Helena, CA

Via email to: aaronh@cityofsthelena.org

Dear Mr. Hecock,

| was requested to make a visit to the residence at 1508 Spring St. by Architect Ivan Lukrich to
review alterations planned for the house and whether those alterations meet the Secretary of the
Interior's Standards. Below is a discussion of the Standards, the building “integrity”, and the
California Environmental Quality Act. | reviewed resources at the National Park Service, Northwest
Information Center, Napa County Landmarks, Inc. (1978 Survey), and City of St. Helena Historic
Resource Inventory and General Plans (Appendix A for the 1993 General Plan and Historical
Resource Element for the current General Plan). | reviewed a recent report by A. J. Moore
Associates dated September 20, 2012 on this property.

| also reviewed drawings by Ivan Lukrich, Architect showing planned alterations. | have included
some photographs taken on June 15, 2015 in this report.

This house is a contributor to the Spring Street District identified in the 1978 Historic Resources
Inventory prepared by Napa County Landmarks, Inc. Judith Munns wrote the district descriptions
included in Appendix A of the 1993 St. Helena General Plan and prepared many of the resource
inventory forms in the 1978 county-wide inventory. Regarding this area of St. Helena, Ms. Munns
says, “Spring Street, a major street in the district and the City, reveals a touch of a 19™ century
carpenter-builder in the similar characteristics of many of the Greek Revival cottages and
farmhouses on the Street. A mid-19" century neighborhood in St. Helena, Spring Street carried
diversified uses as such neighborhoods often did with several wineries clustered near Hudson Ave.
and Spring Street; residences along its length; saloons and rooming hotels near Main St.; and the
Episcopal Church and Presbyterian Church both occupying prominent locations on the Street.”

The house is a one-story vernacular Greek Revival cottage dating from 1875 — 1880. Ms. Munns
estimated the date of construction at 1875, but it may have been somewhat later. This small cottage
has been greatly altered, suffering inappropriate additions to the rear of the house. The house is a
simple L-shaped gable-front wood-frame house with paired front windows and one-half wide porch.
Siding is 1 x 8 ship-lap siding, windows are double-hung 2 over 2 style windows that appear original.
The porch posts are delicate in proportion, and the original rail is missing. It appears that the “front
door” originally entered into the living room of the house. Paint shadows and a patch in the siding
indicate the location. The current front door location is not original. The sides and rear elevations
have been greatly altered from the original, however the front elevation from the street still retains
its historic look, feel and relationship to the sidewalk (Figure 1).

2133 FIRST STREET, NAPA, CALIFORNIA 94559(707)226-5304
email: juliaia@comcast.net

Agenda Item #5.1.
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page 2
1508 Spring Street
7 July 2015

Figure 1. Front elevation.

In addition to the door change on the front of the house (see Figure 2),original windows
were removed on the south side of the house, and vinyl windows have been added (see
Figure 3).

Figure 2. Porch showing original door location.

Figure 3. Side elevation showing window changes.
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page 3
1508 Spring Street
7 July 2015

The rear of the original house is covered by a one story addition that is unfinished and
entirely inappropriate for the house in design and finish (see Figures 4 and 5).

Figure 4. Non-historic rear addition.

The rear of the house has an unaccountable change in material to plywood siding with
vertical grooves (Figure 5).

Figure 5. Rear addition.

A small, non-historic gable-end, corrugated-metal shed is the only other structure on the
site (see Figures 6 and 7).
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1508 Spring Street
7 July 2015

Figure 6. Non-historic shed. Figure 7. Non-historic shed and rear of the house.

Supporting information

California Environmental Quality Act (CEQA):

The California Register regulations define “integrity” as “the authenticity of an historic
resource’s physical identity, evidenced by the survival of characteristics that existed
during the resource’s period of significance” (State Office of Historic Preservation, 1997).
These regulations specify that integrity is a quality that applies to historic resources in
seven ways: location, design, setting, materials, workmanship, feeling and association.
A property must retain most of these qualities to possess integrity.

The house retains integrity of location, setting, materials, feeling and association. The
house no longer retains integrity of design, and workmanship. Due to the strong
presence of this cottage in its original location in the Spring Street district, it remains a
contributor to the district. The relationship of the front of the house and the front
porch to the surrounding neighborhood are important character-defining aspects of
the resource.

According to current CEQA regulation:
Title 14. California Code of Regulations, Chapter 3. Guidelines for Implementation of the
California Environmental Quality Act Article 5. Preliminary Review of Projects and
Conduct of Initial Study, Section 15064.5. Determining the Significance of Impacts to
Archeological and Historical Resources:

(3) Generally, a project that follows the Secretary of the Interior's Standards for the
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring,
and Reconstructing Historic Buildings or the Secretary of the Interior's Standards for
Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995), Weeks and
Grimmer, shall be considered as mitigated to a level of less than a significant impact on
the historical resource.

Secretary of the Interior Standards:

The City of St. Helena references compliance with The Secretary of the Interior’s Standards
for Rehabilitation and Guidelines for Rehabilitating Historic Buildings, in the design review
conditions and/or negative declaration for projects containing historic resources. Compliance
with these guidelines avoids any negative impacts on the existing building.

Work proposed by the architect generally conforms to The Secretary of the Interior’s
Standards and Guidelines for Rehabilitating Historic Buildings. Included with the comment is
a citation of the Standard or guideline language involved, and specific recommendations are
in boldface:

Agenda Item #5.1.
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1508 Spring Street
7 July 2015

4,

Standard 1 A property shall be used for its historic purpose or be placed in a new
use that requires minimal change to the defining characteristics of the building and
its site and environment.

Use will continue as a residence.

Standard 2 The historic character of a property shall be retained and preserved.
The removal of historic materials or alteration of features and spaces that
characterize a property shall be avoided.

The alteration of the building is described under Standard 9 below. Historical
material will be retained. The original porch, which has been altered, will be
returned to a closer version of its historical appearance.

Standard 3 Each property shall be recognized as a physical record of its time, place,
and use. Changes that create a false sense of historical development, such as
adding conjectural features or architectural elements from other buildings, shall not
be undertaken.

No features from other buildings will be added. No conjectural features are
proposed. New construction does not create a false sense of historical development.
No inappropriate light fixtures, finishes or materials will be added.

Standard 4 Most properties change over time; those changes that have acquired
historic significance in their own right shall be retained and preserved.

Existing alterations that have become part of the historic fabric of the building will
remain. Inappropriate and poor quality additions will be removed or replaced. Vinyl
windows added to the south elevation of the original cottage should be changed
back to wood sash windows matching the front (east) and north windows. Paint
shadows for the original trim should guide the location, size and placement of the
windows.

Standard 5 Distinctive features, finishes, and construction techniques or examples of
craftsmanship that characterize a historic property shall be preserved.

Distinctive features and finishes will be not be removed. Original wood siding, trim
and windows will remain or be restored.

Standard 6 Deteriorated historic features shall be repaired rather than replaced.
Where severity of deterioration requires replacement of a distinctive feature, the new
feature shall match the old in design, color, texture, and other visual qualities and,
where possible, materials. Replacement of missing features shall be substantiated by
documentary, physical, or pictorial evidence.

Replacement of historic materials will be done where original material has been
broken, lost or weathered to an extent making repair infeasible. Replacement features
will match the old in design, color, texture, visual qualities, and material.

Standard 7 Chemical or physical treatments, such as sandblasting, that cause
damage to historic materials shall not be used. The surface cleaning of structures, if

appropriate, shall be undertaken using the gentlest means possible.

No sand blasting or chemical treatments are proposed.

Agenda Item #5.1.
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8.

Standard 8 Significant archeological resources affected by a project shall be protected
and preserved. If such resources must be disturbed, mitigation measures must be
taken.

St. Helena standard archeological mitigation measures should apply to all ground
disturbing activities on the site.

Standard 9 New additions, exterior alterations, or related new construction shall not
destroy historic materials that characterize the property. The new work shall be
differentiated from the old and shall be compatible with the massing, scale, and
architectural features to protect the historic integrity of the property and its
environment.

New construction should be respectful of the historic building, while at the same time
avoiding creating a false sense of what is historic on the site. The standards and
guidelines allow for a wide range of design options and styles.

According to the Guidelines, “...additions should be designed and constructed so that
the character-defining features of the historic building are not radically changed,
obscured, damaged, or destroyed in the process of rehabilitation. New design should
always be clearly differentiated so that the addition does not appear to be part of the
historic resource.” The Guidelines further recommend:

o Constructing a new addition so that there is the least possible loss of
historic materials and so that character-defining features are not
obscured, damaged, or destroyed.

. Designing new additions in a manner that makes clear what is historic
and what is new.

. Design for the new work may be contemporary or may reference
design motifs from the historic building. In either case, it should always
be clearly differentiated from the historic building and be compatible
in terms of mass, materials, relationship of solids to voids, and color.

. Placing new additions such as balconies and greenhouses on non-
character-defining elevations and limiting and size and scale in
relationship to the historic building.

An important character-defining feature of the house is its front porch and gable
front elevation. This reviewer recommends full restoration of these features.

Replacement of the current rear addition is an appropriate alteration of the existing
house; however, the proposed addition is very large for the size of this cottage. The
size of the addition has been mitigated by creating a “split-level” addition; the first
floor addition drops down seven treads from the existing raised floor; and a second
floor steps up an equal amount. By using this device, the roof of the second floor
steps up moderately above the roof line of the cottage, and the rise of the hipped-
roof addition is stepped back about 28 feet from the front of the cottage. The
hipped-roof further reduces the potential impact of the addition.

Agenda Item #5.1.
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New windows and doors in the addition are differentiated from the original in size,
with a slight alteration in the trim design with a slightly narrower trim dimension
and no flared base of the trim at the sill line.

This reviewer recommends that all windows for the addition be wood sash
windows (clad or painted wood) so that the materials for the whole house have
continuity.

The small cottage at the rear is appropriate in size, scale and material and will not
be visible from the public right of way.

10. Standard 10 New additions and adjacent or related new construction shall be
undertaken in such a manner that if removed in the future, the essential form and
integrity of the historic property and its environment would be unimpaired.

Original material remains on the building. The rear addition could be removed in
future without affecting the original house, leaving the form and integrity of the
cottage. A kitchen in this location was probably part of the original house, but this
has long since been removed. The current proposal does not worsen the condition
of the rear of the cottage.

Addition of the cottage and pool at the rear of the property may be removed in
future without impacting the original cottage. The rear wall of the original cottage
has been damaged by the current additions, but this is hidden from view of the
public.

Conclusions:

Work in the proposed project and as recommended herein meets the Secretary of the
Interior’s Standards.

Regards,

e Drmnen

Juliana Inman
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Juliana Inman
ARCHITECT

20 April 2017

Noah Housh, Planning Director
Planning and Building Department
1480 Main Street

St. Helena, CA 94574

Re: 1508 Spring St.
Historical Review
St. Helena, CA

Via email to: nhoush@cityofsthelena.org
Dear Mr. Housh,

This letter is a follow up letter to my attached report dated 7 July 2015 regarding the above referenced
property.

An unfortunate error resulted in the General Contractor for the above project allowing removal of the
historic redwood drop-siding on the house — as well as removal of the historic two over two windows in the
original house. It is my understanding that the conditions of the Design Review Permit were not properly
incorporated into the construction documents for the project, and on-site personnel did not realize that the
original materials were to be protected. However the mistake was made, the result is that this original fabric
of the building has been destroyed.

My recommendation for rectifying the situation is to maintain the design and conditions of the original
design review. It would be detrimental to the overall fabric of the Spring Street District to allow the removal
or loss of the house. Too many of the homes in this area have been lost to demolition or removal of historic
materials and character.

In order to restore or reconstruct the original appearance of the house, | recommend following the Secretary
of the Interior's Standards and Guidelines for Reconstruction. These may be found at:
https://www.nps.gov/tps/standards/four-treatments/treatment-reconstruction.htm

After each standard is my recommendation in Bold Face.

Standards for Reconstruction

1. Reconstruction will be used to depict vanished or non-surviving portions of a property when

documentary and physical evidence is available to permit accurate reconstruction with
minimal conjecture, and such reconstruction is essential to the public understanding of the
property.
Samples of the removed siding shall be used to reproduce the redwood drop siding.
Photographs of the building from the 7 July 2015 report and other owner photographs
shall be used to exactly reproduce the location and dimension of the siding. Windows
shall be 2 over 2 wood sash windows with ogee lugs to match the design and profile of
the original windows.

2. Reconstruction of a landscape, building, structure, or object in its historic location will be
preceded by a thorough archeological investigation to identify and evaluate those features
and artifacts which are essential to an accurate reconstruction. If such resources must be
disturbed, mitigation measures will be undertaken.

2133 FIRST STREET, NAPA, CALIFORNIA 94559(707)226-5304
email: juliaia@comcast.net
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The building framing remains in its original location and will not require an
archaeological study to verify its location.

3. Reconstruction will include measures to preserve any remaining historic materials,
features, and spatial relationships.

No further demolition of historic materials in the house shall be permitted.

4. Reconstruction will be based on the accurate duplication of historic features and
elements substantiated by documentary or physical evidence rather than on
conjectural designs or the availability of different features from other historic
properties. A reconstructed property will re-create the appearance of the non-
surviving historic property in materials, design, color, and texture.

The remaining roof and wall framing shall guide the placement of the
reconstructed house. Actual samples of the removed siding shall be used to
reproduce the redwood drop siding.

5. Areconstruction will be clearly identified as a contemporary re-creation.

In this case, the reconstruction will be differentiated from the planned addition.

6. Designs that were never executed historically will not be constructed.

No speculative additions will be added to the original house that remains. The
planned addition at the rear will be constructed as previously approved in the
design review process.

Reconstruction

When a contemporary depiction is required to understand and interpret a property's historic
value (including the re-creation of missing components in a historic district or site); when no
other property with the same associative value has survived; and when sufficient historical
documentation exists to ensure an accurate reproduction, Reconstruction may be
considered as a treatment.

The Guidelines for the Treatment of Historic Properties illustrate the practical application of
these treatment standards to historic properties. These Guidelines are also available in PDF
format.

Figure 1. Front elevation.

In addition to the door change on the front of the house (see Figure 2),original windows
were removed on the south side of the house, and vinyl windows have been added (see
Figure 3).
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Figure 2. Porch showing original door location.

Figure 3. Side elevation showing window changes.

The rear of the original house is covered by a one story addition that is unfinished and
entirely inappropriate for the house in design and finish (see Figures 4 and 5).

Figure 4. Non-historic rear addition.

Page 55 of 232



page 4
1508 Spring Street
20 April 2017

The rear of the house has a change in material to plywood siding with vertical grooves
(Figure 5).

Figure 5. Rear addition.

A small, non-historic gable-end, corrugated-metal shed is the only other structure on the
site (see Figures 6 and 7).

Figure 6. Non-historic shed. Figure 7. Non-historic shed and rear of the house.

Supporting information

California Environmental Quality Act (CEQA):

The California Register regulations define “integrity” as “the authenticity of an historic
resource’s physical identity, evidenced by the survival of characteristics that existed
during the resource’s period of significance” (State Office of Historic Preservation, 1997).
These regulations specify that integrity is a quality that applies to historic resources in
seven ways: location, design, setting, materials, workmanship, feeling and association.
A property must retain most of these qualities to possess integrity.

The house retains integrity of location, setting, feeling and association. The house no
longer retains integrity of design, materials, and workmanship. Due to the strong
presence of this cottage in its original location in the Spring Street district, it remains a
contributor to the district. The relationship of the front of the house and the front
porch to the surrounding neighborhood are important character-defining aspects of
the resource.

Agenda Item #5.1.
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According to current CEQA regulation:
Title 14. California Code of Regulations, Chapter 3. Guidelines for Implementation of the
California Environmental Quality Act Article 5. Preliminary Review of Projects and
Conduct of Initial Study, Section 15064.5. Determining the Significance of Impacts to
Archeological and Historical Resources:

(3) Generally, a project that follows the Secretary of the Interior's Standards for the

Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring,
and Reconstructing Historic Buildings or the Secretary of the Interior's Standards for
Rehabilitation and Guidelines for Rehabilitating Historic Buildings (1995), Weeks and
Grimmer, shall be considered as mitigated to a level of less than a significant impact on
the historical resource.

Conclusions:
Work in the proposed project and as recommended herein meets the Secretary of the
Interior’s Standards.

Regards,

L

Juliana Inman

Agenda Item #5.1.
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APPLIED

July 2, 2015

Job No. 15-130

Steve Palmer, PE
Public Works Director
City of St. Helena

1480 Main Street

St. Helena, CA 94574

Re: Water Neutrality Analysis for the Tunney Residence
1508 Spring Street, St. Helena, CA 94574
Napa County Assessor’s Parcel Number 009-232-019

Dear Mr. Palmer:

Lynda Tunney is proposing several improvements to the property located at 1508 Spring Street
in St. Helena. Below is a summary of the planned improvements that are pertinent to this Water
Neutrality Analysis:

* Renovate existing residence resulting in a total of three potential bedrooms in the
renovated residence (the living room configuration makes it a potential bedroom in both
the existing and proposed conditions and therefore it is included in the bedroom count)

*  Build new second dwelling unit with one potential bedroom

*  Build new pool

* Renovate existing landscaping and upgrade irrigation system

The purpose of this letter is to provide an analysis of the theoretical existing and proposed
domestic and irrigation water demand on the City water system as required by City of St. Helena
Municipal Code Section 13.12.050.

Existing Theoretical Domestic Water Demand

The theoretical water demand for the existing three bedroom residence is calculated based on
150 gallons per day (gpd) per bedroom in accordance with the City of St. Helena Water Policy:

150 gpd

Theoretical Domestic Water Demand = 3 bedrooms %
bedroom

Theoretical Domestic Water Demand = 450 gpd

2074 West Lincoln Avenue @ Napa, CA 94558 @ (707) 320-4968 @ Fax (707) 320-2395 @ www.appliedcivil.com
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Existing Theoretical Irrigation VWater Demand

Irrigation water is currently supplied by the City water system. In the following paragraphs we
will estimate the total theoretical amount of water needed by the existing landscaping.

Total Existing Irrigation Demand

The existing irrigated landscape and area total approximately 100 sf and is limited to a hedge
along the west property line in front of the house. Irrigation methods consist of a manually
operated drip system.

We have estimated the existing irrigation water demand by using the Water Use Classification
of Landscape Species (WUCOLS) methodology developed by the University of California
Cooperative Extension. WUCOLS predicts the required depth of irrigation for landscaping as
follows:

Irrigation Depth = Plant Factor x ETo
Where:

Plant Factor is the ratio of a certain plant’s water use relative to ETo; and
ETo is the reference evapotranspiration for the geographic region being evaluated

Plant Factors vary by plant species and WUCOLS identifies the following general Plant Factor
ranges:

High (H) 70% to 100% of ETo
Moderate (M) 40% to 60% of ETo
Low (L) 10% to 30% of ETo
Very Low (VL) 0% to 10% of ETo

For the purpose of this analysis we divided the landscaped portions of the property into three
areas based on the type of landscaping and assigned Plant Factors as described below:

Area | — Low Water Use Plants 100 sf L
Area 2 — Moderate Water Use Plants 0 sf M
Area 3 — Pool and High Water Use Plants 0 sf H

The reference evapotranspiration is the combined depth of water that is evaporated and
transpired from a closely planted grass crop that fully shades the soil surface. ETo is influenced
by climatic conditions including solar radiation, temperature, wind, vapor pressure, humidity and
elevation relative to sea level and thus varies widely from location to location. The California
Irrigation Management Information System (CIMIS) has over 120 monitoring stations throughout
the State that compile ETo data to facilitate irrigation scheduling. According to the published
CIMIS ETo Zone Map the project site is located in Zone 8 which as a total ETo of approximately
49 inches per year and approximately 40 inches for the irrigation season consisting of the months
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of April through October. We assumed that rainfall sufficiently meets the landscape water needs
during the months of November through March in an average rainfall year.

Using this data we calculated the existing annual irrigation demand to be as follows:

Area | 748 gallons
Area 2 0 gallons
Area 3 0 gallons
Total 748 gallons

The total theoretical existing landscape irrigation water demand is estimated to be 748 gallons
per year or an average of 2 gallons per day.

Total Existing Theoretical City Water Demand

The total existing theoretical City water demand is equal to the sum of the existing theoretical
domestic water demand (450 gpd) and the existing estimated irrigation water demand (2 gpd) or
452 gpd.

Proposed Theoretical Domestic VWater Demand

The existing residence and new construction will be outfitted with water efficient, EPA
WaterSense labeled fixtures to meet the requirements of the California Green Building Standards
Code and City of St. Helena requirements. Below is a summary of the water saving fixtures that
will be installed in the renovated existing residence and new second dwelling unit and the
performance specification for each plumbing fixture:

» Showerheads: 2 gallons per minute
» Lavatory Faucet Aerators: I.5 gallons per minute
» Kitchen Faucet Aerators: 1.5 gallons per minute
» Water Closets: 1.28 gallons per flush
» Clothes Washer: 19.7 gallons per load
» Dish Washer: 6.3 gallons per load

We have utilized the methodology of the California Green Building Standards Code and the water
use specifications above to calculate the theoretical domestic water demand for the three
bedroom residence and one bedroom second dwelling unit (4 total bedrooms). The calculations
are presented in the attached Proposed Water Use Calculation Spreadsheet and the theoretical
proposed water demand was determined to be 289 gallons per day.

A copy of a specification sheet for each of the above fixtures is included as an attachment to this
letter. The owner may choose to substitute alternate fixtures at the time of construction
provided they are in general accordance with the flow / water use specifications outlined above
and do not increase water use beyond existing levels.
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Proposed Theoretical Irrigation VWater Demand

The onsite landscaping will be completely renovated as part of the proposed project. The total
irrigated landscape area will total approximately 1,400 sf and there will be a pool with a surface
area of approximately 292 sf as illustrated on the landscape plan prepared by Trainor Builders.
The new irrigation system will be controlled by a smart controller that will adjust irrigation based
on weather conditions to increase irrigation efficiency. We have estimated the proposed
irrigation water demand by using the same Water Use Classification of Landscape Species
(WUCOLS) methodology that was used to estimate existing irrigation water demand.

For the purpose of this analysis we divided the proposed landscaped portions of the property
into three areas based on the type of landscaping and assigned Plant Factors as described below:

Area | — Low Water Use Plants 1,400 sf L
Area 2 — Moderate Water Use Plants 0 sf M
Area 3 — Pool and High Water Use Plants 292 sf H

Using the previously referenced evapotranspiration data we calculated the proposed annual
irrigation demand to be as follows:

Area | 10,472 gallons
Area 2 0 gallons
Area 3 7,281 gallons
Total 17,753 gallons

The total theoretical proposed landscape irrigation water demand is estimated to be 17,753
gallons per year or an average of 49 gallons per day.

Total Proposed Theoretical Water Demand

The total proposed theoretical water demand is equal to the sum of the proposed theoretical
domestic water demand (289 gpd) and the proposed theoretical irrigation water demand (49
gpd) or 338 gpd.

Existing vs Proposed Theoretical Water Demand

The above calculations indicate that the proposed project will result in a theoretical net decrease
in total water demand of |14 gpd (452 gpd — 338 gpd) after implementation of required water
saving features in the renovated and new structures and installation of the proposed low water
use landscaping and associated drip irrigation system.
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Conclusion

The calculations above show that the proposed building and landscape improvements on this
property will result in an overall decrease in theoretical estimated City water demand in
compliance with City of St. Helena Municipal Code Section 13.12.050. Please feel free to contact
us at (707) 320-4968 if you have any questions regarding our analysis.

Sincerely,

Applied Civil Engineering Incorporated

NO. 67435

Exp. 12/31/2016

Michael R. Muelrativ

Michael R. Muelrath RCE 67435
President

Copy:
Lynda Tunney (via email)
Tom Trainor, Trainor Builders (via email)

Enclosures:
Proposed Water Use Calculation Spreadsheet
Existing and Proposed Floor Plans
Proposed Landscape Plan
Fixture Information Sheets
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Proposed Water Use Calculation Spreadsheet

Fixture Flow Duration / Daily Uses per Number of Occupants Gallons per
Description Flow Rate Description Occupant (51(6) o Day
Showerhead 2 gpm @ X 8 minutes | x 1 X 8 = 128.0
Sink Faucets 1.5 gpm @ X 0.25 minutes” | x 3 X 8 = 9.0
Kitchen Faucet 1.8 gpm @ X 4 minutes” | x 1 X 8 = 57.6
Toilet 13 |gpf® X 1 |flush x 3 x 8 = 31.2
Clothes Washer 197 [gpt®® | x 1 |load X 0.37 X 8 = 58.3
Dish Washer 6.3 gpl @), 9) X 1 load X 0.1 X 8 = 5.0
Total 289

Notes:

(1) Gallons per minute (gpm)

(2) Gallons per flush (gpf)

(3) Gallons per load (gpl)

(4) Flow duration from 2010 California Green Building Standards Code

(5) Daily uses per occupant from 2010 California Green Building Standards Code (Showerhead, Sink Faucet, Kithcen Faucet, Toilet)
(6) Daily uses per occupant from US EPA Onsite Wastewater Treatment Systems Manual (Laundry Machine, Dish Washer)

(7) Number of occupants conservatively assumes 2 people per bedroom

(8) Water use per load varies based on setting. Range =7 gpl to 19.7 gpl per Miele

(9) Water use per load varies based on setting. Range = 1.3 gpl to 6.3 gpl per Miele
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which is vital because lavender will not tolerate excessive soil moisture and attracts butterflies. The Western Redbud can be found statewide in California in the foothills
or humidity. below 4500 ft. elevations in chaparral and woodland communities.
denti : General Water Conservation Notes NOTES EQUIPMENT POOL SPECIFICATIONS
Sheet: Job: Drawn: Scale: Date: Residential Landscape: Q
1. Create drought resistant soil with compost and mulch. 3. Minimize or eliminate the lawn. Water and energy can be conserved. ) ) )
. ° Compost can increase premeability and water-holding capacity, Labor for mowing may also be reduced. Chemical use may be decreased Self Closing and self latching Filter Pump: Jandy Length: 25’-0”
ra I n O r u I e rS thereby reducing the need for irrigation and lowering water usage. and water quality protected. gates to pool area. Filter Type: Cartidge Width: 12’-0”
H H n__ 7t n 2. Grow drought-tolerant California native or Mediterranean plants. 4. Design for on-site rainwater collection, recycled water and/or Other PumpS: Polaris Booster Depth 3'-6"t0 6"-6"
TU n ney AUStl n TOb 18] 1 —6 _O 06. 1 0.20 1 5 Lic.# 299037 Appropriately sited native or Mediterranean type plants often require graywater use. The use of potable water to irrigate lawns and gardens Approved alarms on all doors Heater: Solar System Perimeter: 74’
. . less soil preparation, watering, mowing, fertilizing and spraying, can be reduced. Groundwater is recharged. Greenhouse gas emissions leading to pool. Pool Sweep: Polaris 280 Square Feet: 300 sf
1050 Adams St. Suite B, Saint Helena, CA. 94574 which can reduce your operating costs. Using local natives reduces produced from pumping water is reduced. Other Equipment: LED light, Capacity: 10,000 gallons
Phone 707.963.9020 - www.trainorbuilders.com L*;ift':':gjpfﬁ;f‘g‘g non-local plant species and provides optimal Lot is level. Solar Blanket, Salt Generator Material: Gunite
| wilalire.

"T'G# Wa)| epuaby
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TOTO. MS864114E/MS863113E

Eco Supreme® One-Piece Toilet, 1.28GPF

FEATURES

e E-Max® flushing system, low consumption
(1.28GPF/4.8LPF)

® One-piece decorative toilet with low-profile tank

* Elongated front bowl with SoftClose® seat (SS5114)
or round front bowl with SoftClose® seat (55113)

e 12" Rough-in

e Chrome trip lever

MODELS

o MS864114E
Elongated bowl with SoftClose seat (55114)

e MSB863113E
Round bowl with SoftClose seat (55113)

COLORS/FINISHES

e Standard
#01 Cotton
#03 Bone
#11 Colonial White
#12 Sedona Beige

PRODUCT SPECIFICATION

FLUSHING SYSTEM BY TOTO"

CODES/STANDARDS

The one-piece low consumption E-Max flushing
system toilet shall be 1.28GPF/4.8LPF. Toilet shall
be of elongated front bowl (MS864) or round front
bowl (MS863) with a low-profile tank and SoftClose
seat. Toilet shall have chrome trip lever. Toilet shall
be TOTO Model MS864114E (elongated),
MS863113E (round).

e Meets and exceeds ASME A112.19.2/CSA B45.1

e Certifications: IAPMO(cUPC), EPA Watersense,
State of Massachusetts , City of Los Angeles, and
others

e Code compliance: UPC, IPC, NSPC, NPC Canada,
and others

e Legislative compliance: California AB715, California
Green Building Code, City of Los Angeles Water
Efficiency Ordinance
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NIAGARA

CONSERVATION®
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N3215-PC*
Bathroom Sink Aerator
Pressure Gompensating Needle Spray, 1.5 GPM (5.7 LPM)

Niagara’s patented pressure compensating aerator revolutionizes
the flow of water. A simple device that saves thousands of gallons
of water a year without sacrificing the pressure or performance.

® 1.5 gallon per minute flow rate (5.7 litre per minute)

® Niagara’s patented non-removable pressure compensator provides
a constant output of water regardless of pressure

Conical shape compensator helps to filter debris and mineral
build-up

Dual-thread brass connection, Male:15/16-27 Female: 55/64-27

® Housing constructed of solid, low-lead brass with high-polished
chrome finish

Needle spray has (18) individual streams with the perfect amount
of pressure

Bubble spray model is air-inducted providing a full stream of water
while using less

® 10-year guarantee

Certifications: Meets or exceeds: ASME A112.18.1 / CSA B125.1;
ANSI/NSF 61; California Health and Safety Code 116875 (AB 1953-
2006) and Vermont Bill S.0152. Chrome plated parts meets ASTM
B368 for corrosion testing

Case Qty: 500

Agenda Item #5.1.

Bubble spray
model

Needle spray
model

1.5 GPM Flow Rate

1.60
s —
= 120 T =]
S o0 .
-~
3 0.40 T
[T
0.00
10 20 30 40 50 60 70 80
Pressure (psi)
Pressure Non-Pressure
Compensated Spray Compensated Spray
Savings
Water Electric Gas
Savings | (gallons) (kWh) (therms) | Dollars
Electric 7,665 433 /: $82
Water Heater ’ na
Gas
Water Heat | 7665 n/a 24 $59

*Savings based on FEMP/DOE data and assuming a water rate of $4/1,000 gallons.

*Also Available in:

Bubble Spray
Item# N3104-PC

Corporate HQ

NIAGARA-

CONSERVATION®

4200 Diplomacy Road
Fort Worth, TX 76155 USA

For more information please visit:
www.NiagaraConservation.com

Toll Free: 800.831.8383

Phone: 973.829.0800 Fax: 817.390.0801

REV.08/11
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NIAGARA

CONSERVATION®
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Push or pull
to change spray
setting

360° Swivel

N3116P-C* 1.5 GPM Flow Rate
Versa Kitchen Aerator io0

. . = —r—
Dual Spray with Swivel, 1.5 GPM (5.7 LPM) 3 120 ST
€ o0 I

Modern and sleek, the Versa dual function kitchen aerator g 0.0 -
delivers a great spray at any water pressure. Switch from an [
aerated bubble spray to needle spray with a push/pull of the 0.00 10 20 30 40 50 60 70 80
body. Soft rubber water jet-ways allow for easy cleaning. Pressure (psi)

® 1.5 gallon per minute flow rate (5.7 litre per minute) Pressure Na=EEsse

® Niagara’s patented non-removable pressure compensator provides Compensated Spray Compensated Spray

a constant output of water regardless of pressure
® (2) spray functions: Air inducted soft bubble stream and splash- Savings
free needle spray pattern of (20) individual streams i
Water | Electric Gas
® POM ball joint with 360° swivel, virtually lead-free aerator Savings | (gallons) | (kWh) | (therms) | Dollars
® Soft rubber nozzles for easy cleaning and decalcification Electric
y g Water Heater 7,665 433 n/a $82
® Sleek, modern housing &
. as | 7665 n/a 24 $59

® Dual-thread brass connection, Male: 15/16-27 Female: 55/64-27 Water Heat

® Qverall dimensions: 1.3" diameter x 2.2" (33 x 55.6mm) *Savings based on FEMP/DOE data and assuming a water rate of $4/1,000 gallons.
Certifications: *Also Available in:

Meets or exceeds: ASME A112.18.1 / CSA B125.1; ANSI/NSF 61
Chrome plated parts meets ASTM B368 for corrosion testing

Case Qty: 200

Item# N3116P

N IAGA RA Corporate HQ For more information please visit:
4200 Diplomacy Road www.NiagaraConservation.com
CONSERVATION® Fort Worth, TX 76155 USA

Toll Free: 800.831.8383
Phone: 973.829.0800 Fax: 817.390.0801 REV.08/11
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® 400 Anchor Mill Rd., New Castle, DE 19720, USA
800-537-2107 | Fax: 800-977-2747
www.speakmancompany.com

ANYSTREAM® CLASSIC

$-2253

This space for Architect/Engineer approval.

Showerheads

GENERAL SPECIFICATION

Water conserving pressure compensating Autoflo® device reduces flow to
2.5 GPM/9.46LPM maximum, to meet existing ASME A112.18.1/CSA
B125.1 Standard. 2" N PT inlet.

0 s-2251

Polished chrome plated Anystream® showerhead. Brass ball swivel joint.
Brass shank. Spray adjusting handle. 3-1/2" face. 8 Lexan deposit resisting
plungers with 64 spray channels.

0S-2252

Polished chrome plated Anystream® showerhead. Brass ball swivel joint.
Brass shank. Spray adjusting peanut handle. 2-3/4" face. 6 Lexan deposit
resisting plungers with 48 spray channels.

0S-2253

Polished chrome plated Anystream® showerhead. Brass ball swivel joint.
Chrome plated shank. Spray adjusting T-handle. 2-1/4" face. 4 Lexan
deposit resisting plungers with 32 spray channels.

OPTIONS

SUFFIX DESCRIPTION

QE2 2.0 GPM flow rate (5-2252 & S-2253 only) |
QE175 1.75 GPM flow rate (S-2253 only)

QET5 1.5 GPM flow rate (S-2253 only)

QPB Polished brass finish (5-2251 & S-2252 only)
Q BP Blister pack packaging (S-2252 & S-2253 only)
Q BPT 2" British pipe thread inlet

Q ORB Oil rubbed bronze (S-2251 & S-2252 only)
QPN Polished nickel finish (S-2251 & S-2252 only)
Q BN Brushed nickel finish (S-2251 & $-2252 only)

Anystream and Autoflo — Registered T.M. Speakman Company
© Copyright, Speakman Company, 2011
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3/15/12 Washing machines product page

Miele

IMMER BESSER

Customer Service | Dealer Locator | On

Coffee Cooking Dishw ashers Laundry Care Refrigeration Wine Storage Vacuums Professional

- Home
* Company
¥ Our Products
¥ Home Appliances
* Refrigeration
* Cooking Products
* Coffee Systems
* Dishwashers
¥ Laundry Care
¥ Washers
B Products
* Features & Benefits
* Accessories
* Dryers
* Rotary Irons
* Fabric Care Products
* Vacuum Cleaners
* Professional Products
* Galleries
* Architects & Designers
™ Sustainability
" Buy Online

Washing Machine

Standard features

Large capacity

Stainless steel Honeycom b™
Advanced Touchtronic Controls
Display function

24-hour delay start

Digital program countdown display
Fault indicators

Child lock feature

Self diagnostics

PC update function
RemoteVision™ capable

Interior light
www.mieleusa.com/usa/laundry/washers/product.asp?cat=4&subcat=21&model=403&series=102&na... 112

wash drum
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Castiron cradle

Hydraulic suspension

139 kWh consumption per year
110 volts

Wash Programs / Options

11 MasterCare™ wash programs
6 standard wash programs
Create your own Custom wash program
Extended option

Heawy soil option

Sensitive option

Buzzer option

6 water temperature settings

6 spin settings (0 - 1300 rpm)
Program sequence lights

No drum spin option

Optional Accessories Not Included

Utilizes optional stacking kit model WTV407
Optional WTS410 |aundry stand with storage drawer

Design considerations

Angled control panel
Stainless steel porthole door with metal hinges
Available in white finish

Learn more

Detergent Recommendations
Also see: High-Efficiency Detergents & Fabric Care Products

About Miele Laundry

Water

A Resource
in Crisis

[EIEREREE www.anargystargor

tem Number  Manuals Specs CADfiles Energy Guide

Washing machines product page

W 3033 Washing Machine

5‘@:\2_ i 2N

Find an authorized, Miele dealer selling this product now!

Click a tab to view

About Us | Product Registration | Operating Manuals | Energy Star
Contact Us | Careers | Press Room | Miele International

© 1998-2012 Miele, Inc.

Website Privacy Policy

www.mieleusa.com/usa/laundry/washers/product.asp?cat=4&subcat=21&model=403&series=102&na...
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Miele

IMMER BESSER

Coffee Cooking

* Home
* Company
¥ Our Products
¥ Home Appliances
* Refrigeration
* Cooking Products
* Coffee Systems
¥ Dishwashers
W Products
* Features & Benefits
* Accessories
* Laundry Care
* Vacuum Cleaners
* Professional Products
* Galleries
* Architects & Designers
™ Sustainability
*Buy Online

Controls

Dishw ashers

Dishwashers product page

Laundry Care

washer

Refrigeration

Wine Storage

)

PC Update function
Concealed control panel

Standard features

11 wash programs including China & Crystal, and Turbo setting

& 5 additional specialty cycles

\/arin TMtamnaratiira c atinme

ENERGY STAR

ftem Number

Manuals | Specs

Energy Guide

File Typ!
Operating pdf

and
Installation
manual

[ |

www.mieleusa.com/usa/dishwashers/product.asp?cat=2&series=116&model=461&nav=&snav=_&tnav...

Vacuums

Customer Service |

Professional
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Dealer Locator | On

FIND THE PERFECT DI

} BEGIN HERE
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3/15/12 Dishwashers product page

el " r

g e

Automatic load size sensor
Information button

Acoustic function monitor
Double waterproof system

298 kWh consumption per year
RemoteVision™ capable
AutoClose™ door

Optional accessories not included
(Additional accessories here.)

Cappuccinatore insert

Large diameter plate insert

Rinse Aid

Salt

MieleCare Collection: Dishwasher Freshener
Miele Dishwasher Detergent Tabs

Miele Ceramic and Stainless Steel Cleaner

Basket configuration

Multi-function basket ™

Upgraded highly-flexible upper basket
Upgraded highly-flexible lower basket
Split cutlery tray

Finishes

Accepts custom door panel (required)
Optional Door Panels =
Door handle options

Interior of the G 2872 S
|

RTA™

Agenda Item #5.1.

CViLa Perla Series dishw asher
vsan E =

(Click to see control panel)

Eom

Find an authorized, Miele dealer selling this product now!

“Highest in Customer
Satisfaction with

T Dishwashers, Two
|r‘-"I~ Years in a Row”
",

About Us | Product Registration | Operating Manuals | Energy Star
Contact Us | Careers | Press Room | Miele International

© 1998-2012 Miele, Inc.  Website Privacy Policy

www.mieleusa.com/usa/dishwashers/product.asp?cat=2&series=116&model=461&nav=&snav=_&tnav... 2/2
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CITY OF ST. HELENA
RESOLUTION NO. 2016-55

GRANTING THE APPEAL OF LYNDA TUNNEY TO OVERTURN THE
PLANNING COMMISSION DENIAL OF AN APPLICATION FOR A
COVERED PARKING VARIANCE AND DESIGN REVIEW TO RENOVATE
AND REMODEL AN EXISTING SINGLE-FAMILY HOME INCLUDING THE
CONSTRUCTION OF A NEW 400-SF SECOND UNIT AT 1508 SPRING
STREET IN THE MR: MEDIUM DENSITY RESIDENTIAL DISTRICT
(PL15-040)

PROPERTY OWNER: Lynda Tunney APN: 009-232-019

RECITALS

1. The real property at 1508 Spring Street is an existing 6,970-sf small lot that is
currently developed with a 983-sf, two bedroom, one bathroom, one-story, single-
family residence on a raised sub-floor. The applicant is seeking design review
approval to remodel and expand the existing residence by approximately 1,178-sf
resulting in approximately 2,161-sf of total living space in the main home. This will
involve demolishing a 451-sf addition that was built in the 1960s and adding a new,
two-story, 1,629-sf addition to the rear of the home (1,010-sf on the first floor and
619-sf and the second floor), thereby making the home one-story in the front and
two-stories in the rear. It should be noted that because the existing home is on a
raised subfloor, the two-story addition will only increase the home's height by
approximately 3 feet (from an existing 22 feet to 25 feet). The additions would make
way for a new family room and kitchen on the first floor and a new master bedroom
and bath on the second floor. All exterior changes and additions would be finished
with materials that match or complement those on the existing home.

The applicant is also requesting to construct a new 400-sf second unit and pool
towards the rear of the property. The second unit would be constructed to match the
main house and would stand at approximately 14’ 11" tall.

2. The Planning Commission originally considered the Applicant's requests at a duly
noticed public hearing on December 1, 2015 where the item was continued to a date
uncertain.

3. On March 1, 2016, the Planning Commission held duly noticed public hearing where
the item was considered anew.

4. At the conclusion of the public hearing on March 1, 2016, having considered the
record of the proceedings before it, the written evidence submitted prior to the close
of the public hearing, and the testimony and other evidence submitted at the
aforementioned public hearing on December 1, 2015, this matter, and having
deliberated the matter, the Planning Commission denied the application for a
variance and design review and directed staff to return with a resolution of denial.

5. On March 15, 2016, the Planning Commission held duly noticed public hearing
where they approved a resolution of denial for the proposed project.

-1-
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6. The Applicant and the Property Owner filed a timely appeal of the decision of the
Planning Commission to the City Council.

7. The City Council considered the Applicants’ Appeal at a duly noticed public hearing
on April 26, 2016. The City Council, after reviewing materials provided from the
Planning Commission Public Hearing, as well as considering the record of the
proceedings before the City Council, the written evidence submitted for the Council
Public Hearing, and the testimony and other evidence submitted at the Council
Public Hearing, voted to overturn the decision of the Planning Commission granting
the Appeal and granting the Variance and Design Review.

RESOLUTION

The City Council of the City of St. Helena, State of California, hereby (i) grants the Appeal
of Lynda Tunney to overturn the decision of Planning Commission and (ii) grants the
variance to the covered parking requirement and (iii) grants approval of design review to
allow the renovation and construction of a 400-sf second unit at the single-family home
located at 1508 Spring Street, on the following basis:

A. Incorporation of Recitals. The foregoing Recitals are true and correct and are
incorporated herein and form a part of this Resolution.

B. Compliance with CEQA. The City Council hereby finds that the Project is exempt from
the California Environmental Quality Act (“CEQA”) pursuant to Section 15331 of the
CEQA guidelines, which exempts projects that follow the Secretary of the Interior's
Standards for the Treatment of Historic Properties or the Secretary of Interior's
Standards and Guidelines for Rehabilitation of Historic Structures; Section 15301
which exempts the minor alteration of existing private structures and Section 15303,
which exempts the construction or conversion of small structures including single-
family residences, garages, pools, etc.

C. Variance Findings. In accordance with Zoning Code Section 17.172.050, the City
Council makes the following findings to support the granting of the Applicant’s request
for a Variance to allow the proposed improvements on the subject parcel:

1. A hardship peculiar to the property, not created by any act of the owner, exists.
In this context, personal, family or financial difficulties, loss of prospective profits,
neighboring violations, are not hardships justifying a variance.

The property is considered legal non-conforming as it is only 36’ wide (42’ is the
minimum small lot width) and has no covered parking. In addition, the home is
listed in the City of St Helena's historic resource inventory. Repairing and
remodeling the historic home would not trigger the need for covered parking as it
would be considered the continuation of a non-conforming use, however,
because there is an increase in square footage and the addition of a secondary
dwelling unit, this is considered an increase in the degree of non-conformity
triggering a requirement that the covered parking standard be met. For this
property, because of its narrowness, providing covered parking would mean
placing a carport or garage in the side/front elevation of a historical home which
would diminish its historical significance.

2. The Variance is necessary for the preservation and enjoyment of substantial
property rights of the applicant which are possessed by other properties in the

-2
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same district and in the same vicinity; and that a Variance, if granted, would not
constitute a special privilege of the recipient not enjoyed by his or her neighbors.

Again, this is a unique property in that it is only 36’ wide (the minimum width for a
small lot is 42’ while the minimum width for a standard lot is 70’). The home is
also listed on the City's Historical Resources inventory. The limited applicability
of the variance will not lead to the property being seen as having special
privileges.

3. The authorization of the Variance will not be of substantial detriment to adjacent
properties, and will not materially impair the purpose and intent of this Chapter or
the public interest, nor adversely affect the General Plan.

The authorization of a Variance in this case would not be of substantial detriment
to adjacent properties and would not impair the purpose and intent of the zoning
ordinance or the public interest and would not adversely affect the General Plan.

4. The condition or situation of the specific piece of property for which the Variance
is sought is not so general or recurrent in nature as to make reasonably
practicable the formulation of a general regulation for such condition or situation.

As described above, this is a unique property in that it is exceptionally narrow
and also listed on the City's Historical Resources Inventory. The applicant
believes that this unique condition does not warrant the formation of a general
regulation for this situation.

5. The Variance and any buildings or structures permitted by the Variance will not
be detrimental to the public health, safety and welfare of the community.

Construction of the proposed project and lack of one covered parking space
would not be detrimental to public health, safety and welfare of the community.

. Design Review Criteria. The purpose of design review is to, among other things,
promote the qualities that bring value to the community and foster attractiveness
and functional utility of the community as a place to live and work. The following
design criteria should be considered by the City Council in review of this application
(Zoning Ordinance Section 17.164.030):

Consistency and compatibility with applicable elements of the general plan;

Compatibility of design with the immediate environment of the site;

Relationship of the design to the site;

Determination that the design is compatible in areas considered by the board as

having a unified design or historical character;

Whether the design promotes harmonious transition in scale and character in

areas between different designated land uses;

6. Compatibility with future construction both on and off the site;

7. Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;

8. Whether the planning and siting of the various functions and buildings on the site

create an internal sense of order and provide a desirable environment for

occupants, visitors and the general community;

pON=
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9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

10.Whether sufficient ancillary functions are provided to support the main functions
of the project and whether they are compatible with the project's design concept;

11.Whether access to the property and circulation systems are safe and convenient
for pedestrians, cyclists and vehicles;

12.Whether natural features are appropriately preserved and integrated with the
project;

13.Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

14.In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character;

15.Whether the landscape design concept for the site, as shown by the relationship
of plant masses, open space, scale, plant forms and foliage textures and colors
create a desirable and functional environment and whether the landscape
concept depicts an appropriate unity with the various buildings on the site;

16.Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena;

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of
green building materials, energy efficient systems and water efficient landscape
materials.

The City Council believes that the proposed project is consistent with the required
design review findings listed above.

E. Conditions of Approval. The Variance and Design Review for the above described
project is granted subject to compliance with the following conditions of approval. The
project shall be in conformance with all city ordinances, rules, regulations and
policies in effect at the time of issuance of a building permit. The conditions noted
below are particularly pertinent to this permit and shall not be construed to permit
violation of other laws and policies not so listed.

1. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within
one (1) year from the effective date of this action or the approval shall expire, provided
however that the approval may be extended for up to two (2) one-year periods
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits
and Approvals. Any request for an extension of this approval shall be justified in
writing and received by the Planning Department at least thirty (30) days prior to
expiration.

2. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

3. All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect
at the time of the issuance of the building permit.

-4-
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4. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City's approval of applicant's Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmiess from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City
cooperates fully in the defense of the action or proceedings.

5. Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

6. Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure
to their benefit and benefit of the City of St. Helena.

7. The primary purpose of this review is for compliance with the General Plan and
Zoning Ordinance. The property owners or their designee shall be responsible for
meeting with the Building Official, Fire Inspector and or Public Works Department to
review compliance with Building Codes, Fire Codes and specific Public Works
Standards including fire protection systems and any applicable accessibility standards
of Title 24.

8. Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on March 1, 2016, except as modified herein.

9. Alterations and additions to the home shall be in compliance with the
recommendations made by Juliana Inman’s Historical Resource Survey dated July 7,
2015.

10.Vinyl windows added to the south elevation of the original cottage shall be changed
back to wood sash windows matching the front (east) and north windows. Paint
shadows for the original trim shall guide the location, size and placement of the
windows.

11. Distinctive features and finishes shall not be removed. Original wood siding, trim and
windows shall remain or be restored.

12.Replacement of historic materials shall be done where original material has been
broken, lost or weathered to an extent making repair infeasible. Replacement features
shall match the old in design, color, texture, visual qualities, and material.

13.No sand blasting or chemical treatments are permitted on historic materials.
14. The front porch and gable of the front elevation shall be restored.

15. All windows for the addition shall be wood sash windows (clad or painted wood) so
that the materials for the whole house have continuity.

16. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

17.To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of

-5-
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machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work,
if work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

Public Works Department Conditions of Approval

. Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

. For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the
project entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

. Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

. Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

. The applicant shall incorporate water conservation practices into the proposed
project per the Water Neutrality Analysis prepared by Michael Muelrath, dated July
2, 2015, including installing 1.28 gal toilets, 1.5 gpm faucets, and 2.0 gpm low flow
showerheads. Any and all non-conforming appliances and plumbing fixtures shall
be removed from the premises. The water conservation requirements shall be
replicated in full on the architectural plans.

6. Site plan shall show location of any trees within the project area.

7. The applicant shall install an approved backflow device behind the existing water

meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena's Water

-6-
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Standards and the California Department of Health Standards. Existing meter
boxes located within a driveway shall be retrofitted with a traffic-rated box. New
laterals shall be located perpendicular to the water main and outside any
driveway/drive aisle.

8. Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

9. The applicant shall conform to the City of St. Helena Water and Sewer Standards
Section 6-2.10 which includes assessing the adequacy of the lateral, replacing if
necessary and installing any needed cleanouts prior to Certificate of Occupancy.

10.Replace the existing driveway approach in order to conform to the current City and
ADA standards prior to Certificate of Occupancy.

11.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

12.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

13.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

14.The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. has the 2013 Title
24 codes, parts: 1-Adminstrative, 2.5- Residential Building, 3-Electri, 4-Mecahnical,
5- Plumbing, 6-Energy, 9-Fire, 11-Green Building Standards, and Part 12,
Referenced Standards copes adopted.

15.The applicant is required to apply for a separate Demolition Permit from the City of
St. Helena Building Department prior to commencing with demolition. Note: In order
to apply for a Demolition Permit, the applicant shall procure a “J” number from the
Bay Area Air Quality Management District (BAAQMD).

16. When submitting plans for a building permit, the plans shall include a. Title page. b.
Site plan. c. Foundation plan and footings detail. d. Floor plan. e. Floor framing plan.
f. Framing plan. g. Roof framing plan. h. Elevations of all sides. i. Cross sections. J.
Window and door schedule. k. Electric plan. |. Plumbing plan. m. Mechanical plan.
n. Energy plan, calculations, and report or analysis. 0. Structural calculation.

17.The applicant shall provide a construction waste management plan.
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18.The plans for construction shall include a checklist for compliance with the California

Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

19.When submitting plans, the title page shall include: a. Parcel number, b. job site

address, c. Architect/Engineer/Geotechnical/Design professional information such
as name, address, phone number, email address etc., d. date, e. work description, f.
design codes, g. square footage, if it is an addition to existing structure, include
square footage of existing and proposed, conditioned/unconditioned, h. construction
type, i. use and occupancy, j. table of contents/page numbers, k. live loads, floor
and roof, all required demand loads, |. fire hazard severity zone if applicable, m.
wind design data regardless of whether seismic loads govern the design of the
lateral-force-resisting system of the building. Include basic wind speed, wind
importance facto, and occupancy category, wind exposure, applicable internal
pressure coefficient and components and cladding, n. seismic design data, include
seismic zone information regardless of whether seismic loads govern the design of
the lateral-force-resisting system of the building, o. flood design data such as when
buildings in whole or in part are in flood hazard areas. Documentation pertaining to
design shall be included, p. special loads that are applicable to the design of the
building shall be indicated, along with the specified section of the code that
addresses the condition, q. special inspections for those systems and components
requiring special inspection, the requirements for seismic resistance must be
included, r. a complete list of deferred submittals at time of application. Any deferral
of the required submittal items shall have prior of the Building Official. NOTE:
deferral of fire sprinklers are not allowed.

20.Ask for and use the Building Department submittal checklist.

21.A separate building permit shall be required for construction of a swimming pool.

Approved at a Regular Meeting of the St. Helena City Council on April 26, 2016, by the

following vote:

Mayor Galbraith: Al/ D

Vice Mayor White: /)S
Councilmember Crull: 25
Councilmember Dohring:

e
Councilmember Pitts: {f }g D

/“\
APPROVED: OF ST » \TTEST
E) (6

A ﬁa@

Alan Galbraith, Mayor

<
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PLANNING COMMISSION REPORT

Planning Commission Meeting of September 5, 2017

AGENDA SECTION: Public Hearing

FILE NUMBER: PL16-055

SUBJECT: Request for Design Review Approval to construct a two-story single family
residence on the vacant flag lot at 1045 Pratt Avenue in northeast St. Helena and in the
Medium Density Residential Zoning District

PREPARED BY: Lilly Bianco, Contract Planner

REVIEWED BY: Noah Housh, Planning & Community Improvement Director

APPROVED BY: Noah Housh, Planning & Community Improvement Director

APPLICATION FILED:07/21/16 ACCEPTED AS COMPLETE:07/17/17

LOCATION OF PROPERTY: 1045 Pratt Avenue

APN: 009-142-024

GENERAL PLAN/ZONING: Medium Density Residential: MDR

APPLICANT: Mark Andrade PHONE: (408) 472-1948

BACKGROUND

The project came before the Planning Commission on August 15, 2017. After reviewing
the project and considering public comment, the Commission continued the project for
re-design with specific direction to re-situate the proposed residence.

PROJECT DESCRIPTION

Applicant, Mark Andrade, is requesting Design Review Approval to construct a two-story
single family residence on the vacant flag lot at 1045 Pratt Avenue in northeast St.
Helena. The proposed residence would feature four (4) bedrooms, four-and-a-half (4.5)
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baths and loft which would comprise a total square footage of 3,423 square feet of living
area. Additional components include a 231 sf garage, 210sf carport, and 203 sf porch.
The floor area ratio (F.A.R) amounts to 0.232 (accounting for the porch and garage
exemptions). The maximum height as measured at the peak of the roof would be
approximately 21’10”.

The subject property is a vacant flag lot of approximately 15,777 square feet and
located directly behind 1025 Pratt Avenue. The lot is accessed via a 20° wide
permanent easement over 1025 Pratt Avenue.

The residence would be a two story, asymmetrical residence with attached garage and
carport. The residence would feature cementitious (Hardie plank) shiplap and board and
batten siding, composition shingle roof and would be punctuated by metal clad wood
windows. A small covered porch would be located at the property’s entrance with
wrapped wood supports.

ANALYSIS

As stated above, the Planning Commission heard the project on August 15, 2017. After
reviewing the project and considering all public comments, the Planning Commission
continued the item for re-design.

In making their continuance, the Commission directed the applicant to revise the
proposed design to flip the fagcade 180 degrees so that massing was concentrated on
the opposite (i.e. north) side of the property, to reduce impacts to the existing visual
environment.

The applicant responded by modifying the proposed design consistent with the direction
provided. To accomodate the requisite fire access and address Planning Commission
comments, some of the previously proposed setbacks were also modified in an effort to
accommodate the requisite fire access and fire truck turn-around. These changes are
in keeping with the requirements of the Medium Density Residential Zoning District ,
and are able to be acted upon by the Planning Commission, as identified in the Council
Resolution approving the creation of the "flag" parcel.

ISSUES

Comments received during the public noticing period and public hearing related to
concerns about impacts to existing viewsheds as well as concerns related to privacy
and noise. At the close of the August 15th hearing, there appeared to be a general
consensus that flipping the house 180 degrees would redistribute the massing in such a
way that impacts to privacy and viewsheds would be significantly reduced. Also, while
noise levels are expected to be within the range typical of single family residential
development, the main outdoor space would be moved to the north side of the property
and away from bordering properties, which would further attenuate any noise generated
by residents. Therefore, staff finds that the issues raised at the public hearing are
adequately resolved with the modified design.

CORRESPONDENCE
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No additional comments have been received at the writing of this staff report.

STAFF RECOMMENDATION

The Planning and Community Development Department finds that the proposed
configuration of the site, the overall design elements and proposed materials/finishes
are in character with the neighborhood and the community in general. For these
reasons, staff concludes that design review findings can be made and recommends that
the City of St. Helena Planning Commission:

1. Determine that the project is exempt from the requirements of CEQA, pursuant to
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

2. Accept the required findings and approve design review, as conditioned, for the
proposed two-story, single-family residence on the vacant flag lot located at 1045
Pratt Avenue.

ATTACHMENTS

1045 Pratt ATTCH 1. Resolution

1045 Pratt ATTCH 2. Project Plans

1045 Pratt ATTCH 3. August 15 Staff Report and Attachments

Page 93 of 232


javascript:void(0);1045 Pratt ATTCH 1. Resolution
javascript:void(0);1045 Pratt ATTCH 2. Project Plans
javascript:void(0);1045 Pratt ATTCH 3. August 15 Staff Report and Attachments

Agenda Item #5.2.

DESIGN REVIEW NO. PL15-070
CITY OF ST. HELENA, STATE OF CALIFORNIA
GRANTED TO 1045 Pratt Avenue

PROPERTY OWNER: Mark Andrade APN: 009-142-024

Recitals

1. Whereas, Mark Andrade submitted an application for Design Review approval
to construct a new, two-story, single-family residence with attached garage on the
vacant flag lot located at 1045 Pratt Avenue in the MR: Medium Density Residential
district.

2. Whereas, the Planning Commission of the City of St. Helena, State of
California, considered the project, staff report, and all testimony, written and spoken, at
a duly noticed public hearing on August 15,2017, at which time they continued the
project for re-design.

3. Whereas, the Planning Commission of the City of St. Helena, State of
California, considered the revised project, staff report, and all testimony, written and
spoken, at a duly noticed public hearing on September 5, 2017

4. Now, therefore let it be found that, the Planning Commission approves the requested
Design Review on the following basis:

Resolution

A. The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15303, which exempts the construction or conversion of small
structures including single-family residences, garages, pools, etc.

B. The Planning Commission determines the project is in compliance with the following
Design Review criteria of Municipal Code Section 17.164.030.The proposed
residence would be located on a flag lot located off of Pratt Avenue and directly
behind 1025 Pratt Avenue. As such, the proposed residence would be largely
obscured from view. The design is contemporary and features an asymmetrical,
two-story residence, with detached garage and carport. The residence would be
clad in a mixture of siding materials that include hardie plank shiplap (first story) and
board and batten (second story) siding. The residence would be punctuated with
metal clad wood windows and would feature an irregular, composition shingle roof.
A small entry porch would be located at the residence’s entrance. Proposed
landscaping includes grapevines, and annuals. Hardscape would include pervious
pavers.

1. Consistency and compatibility with applicable elements of the general plan;
The proposed project is consistent with General Plan policies 2.6.1, 2.6.4 and
4.3.25 in that it proposes development on vacant flag lot in a logical and orderly
manner and which will serve to utilize existing land within the ULL.

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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. Compatibility of design with the immediate environment of the site;

The proposed residence is located on an existing flag lot. It has been oriented to
logically facilitate ingress/egress. Privacy of neighboring properties, particularly
those located to the rear of the flag lot, would be addressed through appropriate
window placement on the second story so as to minimize sight lines from the
upper stories to neighboring yards. By providing for greater setbacks and placing
windows to enhance privacy, the project appears to be compatible with the
immediate environment of the site.

. Relationship of the design to the site;
As stated above, the configuration appears to be logical and facilitates efficient
and safe ingress and egress.

. Determination that the design is compatible in areas considered by the board as
having a unified design or historical character;

The subject property is not identified as being in an area with a unified design or
historical character.

. Whether the design promotes harmonious transition in scale and character in
areas between different designated land uses;

The subject property is within the MDR Zoning District and surrounded by like
uses. Therefore, there are no concerns about the transition in scale or character
between different designated land uses.

. Compatibility with future construction both on and off the site;
The project is residential in character and is expected to be compatible with future
construction on and off site.

. Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;

The proposed design and materials are typical to residential construction and
appropriate the function and nature of the project.

. Whether the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

The layout of the flag lot and configuration of the residence, parking, and
landscaped areas appear to be logical and provide for an internal sense of order.

. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

As conditioned, the project would exhibit an amount of open space and
landscaping to serve the residential use.

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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Whether sufficient ancillary functions are provided to support the main functions
of the project and whether they are compatible with the project’s design concept;
The provision of covered and uncovered parking, as well as landscaped areas
appears sufficient to serve the residential land use.

.Whether access to the property and circulation systems are safe and convenient

for pedestrians, cyclists and vehicles;

The driveway providing access to the flag lot would be designed and constructed
in accordance with St. Helena standards for Access roads and therefore is
expected to provide safe and convenient access.

Whether natural features are appropriately preserved and integrated with the
project;
The existing flag lot does not support and significant natural features.

Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

The proposed design and materials are typical to residential construction and
appropriate the function and nature of the project and compatible with
surrounding residential development.

In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character;

The subject property is not located in an area identified as having a unified design
or historical character.

Whether the landscape design concept for the site, as shown by the relationship
of plant masses, open space, scale, plant forms and foliage textures and colors
create a desirable and functional environment and whether the landscape
concept depicts an appropriate unity with the various buildings on the site.

Proposed landscaping is minimal in an effort to promote water savings. However,
given the residential function and fo soften the appearance of the proposed
structure and hardscape, the project will be subject to condition of approval
requiring a greater level of landscaping, including porous pavers and trees.

Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena;

All landscaping proposed and/or required per condition of approval would be
adaptable to the site and appropriate for the climate of St. Helena.

Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of
green building materials, energy efficient systems and water efficient landscape
materials.

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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The project would be subject to Title 24 energy requirements and all landscaping
would be drought tolerant to limit water use. As such, the project would help
further sustainability goals and climate protection.

Planning Department Conditions of Approval

C.

The Planning Commission approves design review for the above-described project
with the following conditions of approval. The project shall be in conformance with all
city ordinances, rules, regulations and policies in effect at the time of issuance of a
building permit. The conditions noted below are particularly pertinent to this permit and
shall not be construed to permit violation of other laws and policies not so listed.

. The design review shall be vested within one (1) year from the date of final action. A

building permit for the project allowed under this approval shall have been obtained
within one (1) year from the effective date of this action or the approval shall expire,
provided however that the approval may be extended for up to two (2) one-year
periods pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of
Permits and Approvals. Any request for an extension of this approval shall be justified
in writing and received by the Planning Department at least thirty (30) days prior to
expiration.

The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect at
the time of the issuance of the building permit.

In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City cooperates
fully in the defense of the action or proceedings.

Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure to
their benefit and benefit of the City of St. Helena.

The primary purpose of this review is for compliance with the General Plan and Zoning
Ordinance. The property owners or their designee shall be responsible for meeting
with the Building Official, Fire Inspector and or Public Works Department to review

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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compliance with Building Codes, Fire Codes and specific Public Works Standards
including fire protection systems and any applicable accessibility standards of Title 24.

8. Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on September 5, 2017, except as modified herein.

9. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

10. To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work, if
work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

11. The project shall comply with all housing allocation requirements per the City’s Growth
Management System at the time building permits are issued.

12.Landscape pavers shall be porous pavers to minimize the appearance of a heavily
paved area and facilitate stormwater percolation.

13. Prior to issuance of building permit, applicant shall provide a landscape plan detailing
the planting of three or more trees of at least 15 gallon size and of a species that is
suitable and adaptable to the site, capable of being properly maintained on the site,
and is of a variety which is suitable to the climate of St. Helena. All required trees shall
be planted by issuance of Certificate of Occupancy.

Public Works Department Conditions of Approval

14.Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

15.For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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project entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

16.Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties.

17.Erosion and sediment control plans shall conform to the latest State and City codes
at a minimum.

18.Provide details of any and all proposed fencing, walls, and/or gates on all plans
submitted for building permit review.

19.The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena's Water
Standards and the California Department of Health Standards. Existing meter
boxes located within a driveway shall be retrofitted with a traffic-rated box. New
laterals shall be located perpendicular to the water main and outside any
driveway/drive aisle.

20.Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

21.The property shall be connected to the City of St. Helena municipal water system
and installed per City of St. Helena standards.

22.The applicant shall incorporate water conservation practices into the proposed
project and per the approved Water Usage Calculations. Any and all non-
conforming appliances and plumbing fixtures shall be removed from the premises.
The water analysis shall be replicated on the building plans prior to building permit
approval. Off-site retrofits are required, as determined by the Director of Public
Works. All off-site retrofits shall be completed and provided to the City prior to
building occupancy of any building.

23.If the project includes 500 square feet or more of new landscaping and/or 2,500
square feet or more of rehabilitated landscape, the proposed landscaping shall
comply with the State’s Model Water Efficient Landscape Ordinance (MWELO).

1045 Pratt Avenue

Design Review Conditions
September 5, 2017
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24.The applicant shall apply for annexation to the St. Helena Municipal Sewer District
No. 1 prior to issuance of a Building Permit. The application shall be completed in
accordance with the City of St. Helena’s Sewer Annexation Procedures including all
annexation, impact, connection, and sewer fees.

25.The applicant shall conform to the City of St. Helena Water and Sewer Standards
Section 6-2.10 which includes assessing the adequacy of the lateral, replacing if
necessary and installing any needed cleanouts prior to Certificate of Occupancy.

26.Construct sidewalk, curb, and gutter along the property street front per current City
and ADA standards prior to Certificate of Occupancy.

27.Construct the driveway approach per current City and ADA standards prior to
Certificate of Occupancy.

28.Any missing or broken curb and gutter along the project frontage shall be
constructed and/or replaced prior to Certificate of Occupancy, extent to be
determined by the Public Works Department.

29.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

30.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

31.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

32. A building permit is required for all onsite demolition, construction and/or change of
occupancy.

33.The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. Helena utilizes the
2016 Title 24 codes.

34.When submitting plans for a building permit, the plans shall include all

documentation listed on the building permit application checklist.

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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35.The applicant shall provide a construction waste management plan with the building
permit application.

36.The plans for construction shall include a checklist for compliance with the California
Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

37.When submitting plans, the title page shall include all information referenced on the
building permit application checklist Title Page requirements.

38.Building Permit application materials and plans shall include any documentation
pertaining to special loads applicable to the design and the specified section of the
code that addresses the condition; special inspections for any systems or
components requiring special inspection; requirements for seismic resistance; and a
complete list of deferred submittals at time of application. Any deferral of the
required submittal items shall have prior approval of the Building Official however
deferral of fire sprinkler design is not allowed.

Fire Department Conditions of Approval

39.The Driveway shall be paved with a minimum of 12 feet with 2 feet compacted
aggregate base on each side.

40.No gate shall be placed within 30 feet or less from road pavement edge.

41.Signage shall be installed at access drive frontage stipulating that emergency
vehicle access be maintained.

42. Fire access shall be constructed in accordance with City of St. Helena Fire
Standards in effect at the time of building permit issuance.

43.The access drive shall be inspected annually by the Fire Marshal to ensure that the
20x30 foot Emergency vehicle access is maintained and appropriately signed to
prohibit residential vehicle parking in areas where it could impede access

| HEREBY CERTIFY that the foregoing design review was duly and regularly approved by
the Planning Commission of the City of St. Helena at a regular meeting of said Planning
Commission held on September 5, 2017 by the following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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APPROVED: ATTEST:
Grace Kistner Noah Housh
Chair, Planning Commission Planning Director

1045 Pratt Avenue
Design Review Conditions
September 5, 2017
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PLANNING COMMISSION REPORT

Planning Commission Meeting of August 15, 2017

AGENDA SECTION: Public Hearing

FILE NUMBER: PL16-055

SUBJECT: Request for Design Review Approval to construct a two-story single family
residence on the vacant flag lot at 1045 Pratt Avenue in northeast St. Helena and in the
Medium Density Residential Zoning District.

PREPARED BY: Lilly Bianco, Contract Planner

REVIEWED BY: Noah Housh, Planning & Community Improvement Director

APPROVED BY: Noah Housh, Planning & Community Improvement Director

APPLICATION FILED:07/21/16 ACCEPTED AS COMPLETE:07/17/17

LOCATION OF PROPERTY: 1045 Pratt Avenue

APN: 009-124-024

GENERAL PLAN/ZONING: Medium Density Residential: MDR

APPLICANT: Mark Andrade

BACKGROUND
The subject property is a vacant flag lot of approximately 15,777 square feet and
located directly behind 1025 Pratt Avenue. The lot is accessed via a 20’ wide

permanent easement over 1025 Pratt Avenue.

In 2002 and per Resolution 2002-120, the St. Helena City Council approved a tentative
subdivision map, use permit, design review and demolition for 1025 Pratt, which also
included the creation of a flag lot at the subject property, 1045 Pratt (referenced therein
as Lot #2). In 2003 the City Council approved the Final map per Resolution 2003-161.
The Approval (2002-120) authorized the creation of a flag lot at 1025 Pratt on the
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condition that, “construction on Lot #2 (i.e. 1045 Pratt) shall generally be in compliance
with the following:

1. The maximum non-exempt floor area allowed on Lot #2 is 3,632 square feet. The
maximum height of the structure shall be twenty-two (22) feet. A total of three (3)
covered parking spaces shall be constructed, consistent with Exhibit B, dated
08/06/02.

2. The required yards shall be at least:
o Front: 25’ along north property line
o Rear: 21’ along south property line
o Side: (east) 12’ , (west) 13’

PROJECT DESCRIPTION

Applicant, Mark Andrade, is requesting Design Review Approval to construct a two-story
single family residence on the vacant flag lot at 1045 Pratt Avenue in northeast St.
Helena. The proposed residence would feature four (4) bedrooms, four-and-a-half (4.5)
baths and loft which would comprise a total square footage of 3,423 square feet of living
area. Additional components include a 231 sf garage, 210sf carport, and 203 sf porch.
The floor area ratio (F.A.R) amounts to 0.232 (accounting for the porch and garage
exemptions). The maximum height as measured at the peak of the roof would be
approximately 21°10”.

The residence would be a two story, asymmetrical residence with attached garage and
carport. The residence would feature cementitious (Hardie plank) shiplap and board and
batten siding, composition shingle roof and would be punctuated by metal clad wood
windows. A small covered porch would be located at the property’'s entrance with
wrapped wood supports.

ANALYSIS

GENERAL PLAN/ZONING

The property has a General Plan and Zoning designation of Medium Density Residential
(MR). This district provides for single-family detached homes, accessory dwelling units
and other compatible uses.

As part of the tentative and final map approval, the main residence would exhibit a north
setback of 39’, south setback of 30'61°2”, east setback of 20’ and west setback of 29”
which exceed the setbacks required by the Map and zoning district. The detached
garage would, however, be located within the north yard setback and would exhibit a
setback from the property line of 10 feet, which would meet the zoning code
requirements, but deviate somewhat from the original flat log approval. In addition, the
residence would feature a maximum height of 21’ 10” which is consistent with the 22’
height limited imposed on the project under Resolution 2002-120.

In accordance with Municipal Code Section 17.40.070 , a 15,776.8 square foot parcelis
allowed a maximum F.A.R. of .0.25 for a maximum square footage of 3,944 square feet
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(excluding F.A.R. exemption of 200-sf of garage space and of porch area). As detailed
below, the proposed project consists of 3,664 square feet of non-exempt living area,
which is within the allowed maximum floor area of 3,944 that would be allowed under
the Code, as well as be in general conformance with the the max floor area conditioned
on the lot per Reso 2002-120.

PROPOSED FLOOR AREA:

RESIDENCE - 1st Floor 2790 SF
RESIDENCE - 2nd Floor 633 SF
GARAGE 231 SF
CARPORT 210 SF

PORCH (EXEMPT)
COVERED PARKING EXEMPTION ~ -200 SF

TOTAL 3,664 SF

FLOOR AREA RATIO:
3,664 sf/ 15,776.8 sf = .232

As proposed, the residence meets all development criteria including height, setback,
and floor area criteria prescribed by Chapter 17.40 and as described above. Similarly,
the project is in general conformance with the setbacks and maximum height imposed
on the lot under Resolution 2002-120. Accordingly, the project is consistent with all
applicable zoning provisions prescribed by the Code and applicable Conditions imposed
by prior approvals.

GROWTH MANAGEMENT

The City of St. Helena has a Residential Growth Management System (GMS) that limits
the number of residential building permits that can be issued each year (Municipal Code
Chapter 17.152). The stated purpose of the GMS is to regulate the residential growth of
the City to approximately 2% per year, while providing for both market rate and
affordable housing. The GMS applies to market rate housing with exemptions for other
types of development including non-residential development (e.g. hotels), replacement
or relocated housing, additions, guest cottages, second units and affordable housing.

According to the GMS, no more than nine (9) building permits for market rate housing
may be issued each year. As of the drafting of the Staff Report, 5 new market rate
homes have been approved for the year 2017 (632 McCorkle (4 permits anticipated)
and 1401 Allyn (1 permit anticipated) however; no building permits have yet been
issued. A condition of approval has been included requiring that this project comply with
all housing allocation requirements at the time building permits are issued.

WATER

In August 2015 and pursuant to Ordinance 2015-5 the City of St. Helena established
mandatory water efficiency measures for new construction, and adopted water demand
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offset requirements enumerated in Chapter 13.12.050 of the Municipal Code. Amongst
these provisions is the requirement that any “new development” (i.e. construction that
would introduce any freestanding building that contains water-using fixtures, any floor
area additions to existing nonresidential structures, or any residential additions or
remodeling that increases the number of independent living units) offset new demand
by an amount of water equal to the new demand placed on the city water system using
the methodology defined in Code section 13.12.050. The offset must be clearly
demonstrated to the satisfaction of the Director of Public Works.

Given that the project meets the definition of “new development,” the project is required
to provide off-site retrofits to offset projected future water use. The applicant has
provided a water neutrality analysis (Attachment 5) demonstrating no net increase in
water consumption from the project after required off-site retrofits. Per condition of
Approval, the applicant will be required to perform the appropriate number of retrofits
prior to issuance of building permit.

PARKING

Municipal Code Section 17.124 “Parking and Loading Requirements”, requires that
residential uses provide two parking spaces for the main dwelling unit, one of which
shall be contained within a garage or carport. The proposed project includes a single
car garage, a carport, and 4 uncovered spaces. Accordingly, the project satisfies all
parking requirements prescribed by the Zoning Code. Note that under Resolution 2002-
120, construction on the lot was conditioned to include a total of three (3) covered
spaces. However, the applicant has requested to deviate from this and instead provide
two covered parking spaces and 4 uncovered spaces, in keeping with the zoning code
criteria of the Medium Density Residential District.

DESIGN REVIEW

The purpose of design review is to, amongst other things, promote the qualities that
bring value to the community and foster attractiveness and functional utility of the
community as a place to live and work. To approve design review, the Commission
must find that the project is consistent with the design criteria prescribed by Section
17.164.030 and exhibits a quality of design that is compatible with adjacent
development, features a siting, scale, massing and architectural style that is generally
consistent with the predominant development patterns and that does not otherwise
detract or negatively affect the established character of the surrounding neighborhood.

The proposed residence would be located on a flag lot located off of Pratt Avenue and
directly behind 1025 Pratt Avenue. As such, the proposed residence would be largely
obscured from view. The design is contemporary and features an asymmetrical, two-
story residence, with detached garage and carport. The residence would be clad in a
mixture of siding materials that include hardie plank shiplap (first story) and board and
batten (second story) siding. The residence would be punctuated with metal clad wood
windows and would feature an irregular, composition shingle roof. A small entry porch
would be located at the residence’s entrance. Proposed landscaping includes
grapevines, and annuals. Hardscape would include pavers.
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1. Consistency and compatibility with applicable elements of the general plan;

The proposed project is consistent with General Plan policies €2.6.1, 2.6.4 and
4.3.25 in that it proposes development on vacant flag lot in a logical and orderly
manner and which will serve to utilize existing land within the ULL.

2. Compatibility of design with the immediate environment of the site;

The proposed residence is located on an existing flag lot. It has been oriented
to logically facilitate ingress/egress. Privacy of neighboring properties, particularly
that located to the rear of the flag lot, are addressed through appropriate window
placement on the second story so as to minimize sight lines from the upper stories
to neighboring yards. By providing for greater setbacks and placing windows to
enhance privacy, the project appears to be compatible with the immediate
environment of the site.

3. Relationship of the design to the site;
As stated above, the configuration appears to be logical and facilitates efficient
and safe ingress and egress.

4. Determination that the design is compatible in areas considered by the board
as having a unified design or historical character;

The subject property is not identified as being in an area with a unified design
or historical character.

5. Whether the design promotes harmonious transition in scale and character in
areas between different designated land uses;

The subject property is within the MDR Zoning District and surrounded by like
uses. Therefore, there are no concerns about the transition in scale or character
between different designated land uses.

6. Compatibility with future construction both on and off the site;
The project is residential in character and is expected to be compatible with
future construction on and off site.

7. Whether the architectural design of structures and their materials and colors
are appropriate to the function of the project;

The proposed desigh and materials are typical to residential construction and
appropriate the function and nature of the project.

8. Whether the planning and siting of the various functions and buildings on the
site create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

The layout of the flag lot and configuration of the residence, parking, and
landscaped areas appear to be logical and provide for an internal sense of order.
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9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

As conditioned, the project will exhibit an appropriate amount of open space
and landscaping to serve the residential use.

10. Whether sufficient ancillary functions are provided to support the main
functions of the project and whether they are compatible with the project's design
concept;

The provision of covered and uncovered parking, as well as landscaped areas
appears sufficient to serve the residential land use.

11. Whether access to the property and circulation systems are safe and
convenient for pedestrians, cyclists and vehicles;

The driveway providing access to the flag lot would be designed and
constructed in accordance with St. Helena standards for Access roads and
therefore is expected to provide safe and convenientaccess.

12. Whether natural features are appropriately preserved and integrated with the
project;
The existing flag lot does not support and significant natural features.

13. Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

The proposed design and materials are typical to residential construction and
appropriate the function and nature of the project and compatible with surrounding
residential development.

14. In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character;

The subject property is not located in an area identified as having a unified
design or historical character.

15. Whether the landscape design concept for the site, as shown by the
relationship of plant masses, open space, scale, plant forms and foliage textures
and colors create a desirable and functional environment and whether the
landscape concept depicts an appropriate unity with the various buildings on the
site.

Proposed landscaping is minimal in an effort to promote water savings.
However, given the residential function and to soften the appearance of the
proposed structure and hardscape, the project will be subject to condition of
approval requiring at a minimum the inclusion of porous pavers and at least three
15 gallon trees to soften and shade the lot.
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16. Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena;

All landscaping proposed and/or required per condition of approval would be
adaptable to the site and appropriate for the climate of St. Helena.

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of
green building materials, energy efficient systems and water efficient landscape
materials.

The project would be subject to Title 24 energy requirements and all
landscaping would be drought tolerant to limit water use. As such, the project
would help further sustainability goals and climate protection.

CORRESPONDENCE

A comment was received prior to publicly noticing the project and which cited concerns
related to (1) privacy and (2) noise. The side yard of the proposed residence would be
situated adjacent to the back yard of 1816 Crinella, which is a one story residence such
that the second story windows would look down into the backyard of 1816 Crinella.

The commentor also noted that the outdoor living area would be directly adjacent to the
rear yard fence of 1816 Crinella. And last, the commenter noted that 1025 Pratt is a
vacation rental and has had noise and disturbance issues in the past, and there is a
concern that the introduction of the proposed residence may further exacerbate these
issues.

ISSUES

The concern over neighbor privacy was identified to the project applicant whom has re-
designed the proposed orientation of the windows to minimize the visibility toward the
adjacent property. From the staff perspective, this concern will be remedied by the
revised the window placement to limit site lines from the second story and reduce
visibility into the neighboring yard.

Regarding the noise concern, the applicant has not requested that the proposed
residence be a vacation rental and there is no reason to believe that there would be
noise impacts above and beyond those typically exhibited by residential land uses. The
parcel was intended for a single family residential land use and was legally created,
meeting or exceeding all subdivision and zoning code criteria governing such uses.
Further, single family residential land uses are not associated with significant noise
creation and therefore this is not seen as a significant concern.

STAFF RECOMMENDATION
The Planning and Community Development Department recommends that the City of
St. Helena Planning Commission:
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1. Determine that the project is exempt from the requirements of CEQA, pursuant to
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

2. Accept the required findings and approve design review, as conditioned, for the
proposed two-story, single-family residence on the vacant flag lot located at 1045
Pratt Avenue.

ATTACHMENTS

1045 Pratt ATTCH 1. Resolution

1045 Pratt ATTCH 2. APN Map

1045 Pratt ATTCH 3. Aerial View

1045 Pratt ATTCH 4. Project Plans

1045 Pratt ATTCH 5. Water Neutrality analysis

1045 Pratt ATTCH 6. Resolution 2002-120 and Exhibits
1045 Pratt ATTCH 7. Resolution 2003-161

1045 Pratt ATTCH 8. Public Comment
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DESIGN REVIEW NO. PL15-070
CITY OF ST. HELENA, STATE OF CALIFORNIA
GRANTED TO 1045 Pratt Avenue

PROPERTY OWNER: Mark Andrade APN: 009-142-024

Recitals

1. The applicant requests Design Review approval to construct a new, two-story,
single-family residence with attached garage on the vacant flag lot located at 1045
Pratt Avenue in the MR: Medium Density Residential district.

2. The Planning Commission of the City of St. Helena, State of California, held a noticed
public hearing on August 15, 2017.

Resolution

A. The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15303, which exempts the construction or conversion of small
structures including single-family residences, garages, pools, etc.

B. The Planning Commission determines the project is in compliance with the following
Design Review criteria of Municipal Code Section 17.164.030.The proposed
residence would be located on a flag lot located off of Pratt Avenue and directly
behind 1025 Pratt Avenue. As such, the proposed residence would be largely
obscured from view. The design is contemporary and features an asymmetrical, two-
story residence, with detached garage and carport. The residence would be clad in a
mixture of siding materials that include hardie plank shiplap (first story) and board
and batten (second story) siding. The residence would be punctuated with metal
clad wood windows and would feature an irregular, composition shingle roof. A small
entry porch would be located at the residence’s entrance. Proposed landscaping
includes grapevines, and annuals. Hardscape would include pervious pavers.

1. Consistency and compatibility with applicable elements of the general plan;
The proposed project is consistent with General Plan policies 2.6.1, 2.6.4 and
4.3.25 in that it proposes development on vacant flag lot in a logical and orderly
manner and which will serve to utilize existing land within the ULL.

2. Compatibility of design with the immediate environment of the site;

The proposed residence is located on an existing flag lot. It has been oriented to
logically facilitate ingress/egress. Privacy of neighboring properties, particularly
those located to the rear of the flag lot, would be addressed through appropriate
window placement on the second story so as to minimize sight lines from the
upper stories to neighboring yards. By providing for greater setbacks and placing
windows to enhance privacy, the project appears to be compatible with the
immediate environment of the site.

3. Relationship of the design to the site;

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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As stated above, the configuration appears to be logical and facilitates efficient
and safe ingress and egress.

4. Determination that the design is compatible in areas considered by the board as
having a unified design or historical character;
The subject property is not identified as being in an area with a unified design or
historical character.

5. Whether the design promotes harmonious transition in scale and character in
areas between different designated land uses;
The subject property is within the MDR Zoning District and surrounded by like
uses. Therefore, there are no concerns about the transition in scale or character
between different designated land uses.

6. Compatibility with future construction both on and off the site;
The project is residential in character and is expected to be compatible with future
construction on and off site.

7. Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;
The proposed design and materials are typical to residential construction and
appropriate the function and nature of the project.

8. Whether the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

The layout of the flag lot and configuration of the residence, parking, and
landscaped areas appear to be logical and provide for an internal sense of order.

9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;
As conditioned, the project would exhibit an amount of open space and
landscaping to serve the residential use.

10. Whether sufficient ancillary functions are provided to support the main functions of
the project and whether they are compatible with the project’s design concept;
The provision of covered and uncovered parking, as well as landscaped areas
appears sufficient to serve the residential land use.

11.Whether access to the property and circulation systems are safe and convenient
for pedestrians, cyclists and vehicles;
The driveway providing access to the flag lot would be designed and constructed
in accordance with St. Helena standards for Access roads and therefore is
expected to provide safe and convenient access.

12.Whether natural features are appropriately preserved and integrated with the
project;

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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The existing flag lot does not support and significant natural features.

13.Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;
The proposed design and materials are typical to residential construction and
appropriate the function and nature of the project and compatible with surrounding
residential development.

14.1n areas considered by the board as having a unified design character or historical
character, whether the design is compatible with such character;
The subject property is not located in an area identified as having a unified design
or historical character.

15.Whether the landscape design concept for the site, as shown by the relationship
of plant masses, open space, scale, plant forms and foliage textures and colors
create a desirable and functional environment and whether the landscape concept
depicts an appropriate unity with the various buildings on the site.
Proposed landscaping is minimal in an effort to promote water savings. However,
given the residential function and to soften the appearance of the proposed
structure and hardscape, the project will be subject to condition of approval
requiring a greater level of landscaping, including porous pavers and trees.

16.Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena;
All landscaping proposed and/or required per condition of approval would be
adaptable to the site and appropriate for the climate of St. Helena.

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of
green building materials, energy efficient systems and water efficient landscape
materials.

The project would be subject to Title 24 energy requirements and all landscaping
would be drought tolerant to limit water use. As such, the project would help
further sustainability goals and climate protection.

Planning Department Conditions of Approval

C. The Planning Commission approves design review for the above-described project
with the following conditions of approval. The project shall be in conformance with all
city ordinances, rules, regulations and policies in effect at the time of issuance of a
building permit. The conditions noted below are particularly pertinent to this permit and
shall not be construed to permit violation of other laws and policies not so listed.

1. The design review shall be vested within one (1) year from the date of final action. A
building permit for the project allowed under this approval shall have been obtained

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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within one (1) year from the effective date of this action or the approval shall expire,
provided however that the approval may be extended for up to two (2) one-year
periods pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of
Permits and Approvals. Any request for an extension of this approval shall be justified
in writing and received by the Planning Department at least thirty (30) days prior to
expiration.

2. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

3. All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect at
the time of the issuance of the building permit.

4. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City cooperates
fully in the defense of the action or proceedings.

5. Provided they are in general compliance with this approval, minor modifications may be
approved by the Planning Director.

6. Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with the
land and shall be binding upon all parties having any right, title or interest in the real
property or any part thereof, their heirs, successors and assigns, and shall inure to their
benefit and benefit of the City of St. Helena.

7. The primary purpose of this review is for compliance with the General Plan and Zoning
Ordinance. The property owners or their designee shall be responsible for meeting with
the Building Official, Fire Inspector and or Public Works Department to review
compliance with Building Codes, Fire Codes and specific Public Works Standards
including fire protection systems and any applicable accessibility standards of Title 24.

8. Construction shall be in compliance with plans submitted and reviewed by the Planning
Commission on August 15, 2017, except as modified herein.

9. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

10.To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these time
restrictions may be granted by the Public Works Director for one of the following

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work, if
work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

11. The project shall comply with all housing allocation requirements per the City’s Growth
Management System at the time building permits are issued.

12.Landscape pavers shall be porous pavers to minimize the appearance of a heavily
paved area and facilitate stormwater percolation.

13. Prior to issuance of building permit, applicant shall provide a landscape plan detailing
the planting of three or more trees of at least 15 gallon size and of a species that is
suitable and adaptable to the site, capable of being properly maintained on the site,
and is of a variety which is suitable to the climate of St. Helena. All required trees shall
be planted by issuance of Certificate of Occupancy.

Public Works Department Conditions of Approval

14. Approval of this project shall be subject to the requirements of, and all improvements
shall be designed and constructed in accordance with, the most current version at
the time of improvement plan submittal, Caltrans Standards and Specifications, the
City of St. Helena Municipal Code, the St. Helena Water and Sewer Standards, the
St. Helena Street, Storm Drain and Sidewalk Standards, and all current federal,
state and county codes governing such improvements.

15.For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the project
entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

16.Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties.

17.Erosion and sediment control plans shall conform to the latest State and City codes
at a minimum.

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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18.Provide details of any and all proposed fencing, walls, and/or gates on all plans
submitted for building permit review.

19.The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena’s Water
Standards and the California Department of Health Standards. Existing meter boxes
located within a driveway shall be retrofitted with a traffic-rated box. New laterals
shall be located perpendicular to the water main and outside any driveway/drive
aisle.

20.Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

21.The property shall be connected to the City of St. Helena municipal water system
and installed per City of St. Helena standards.

22.The applicant shall incorporate water conservation practices into the proposed
project and per the approved Water Usage Calculations. Any and all non-
conforming appliances and plumbing fixtures shall be removed from the premises.
The water analysis shall be replicated on the building plans prior to building permit
approval. Off-site retrofits are required, as determined by the Director of Public
Works. All off-site retrofits shall be completed and provided to the City prior to
building occupancy of any building.

23.If the project includes 500 square feet or more of new landscaping and/or 2,500
square feet or more of rehabilitated landscape, the proposed landscaping shall
comply with the State’s Model Water Efficient Landscape Ordinance (MWELO).

24.The applicant shall apply for annexation to the St. Helena Municipal Sewer District
No. 1 prior to issuance of a Building Permit. The application shall be completed in
accordance with the City of St. Helena’s Sewer Annexation Procedures including all
annexation, impact, connection, and sewer fees.

25.The applicant shall conform to the City of St. Helena Water and Sewer Standards
Section 6-2.10 which includes assessing the adequacy of the lateral, replacing if
necessary and installing any needed cleanouts prior to Certificate of Occupancy.

26.Construct sidewalk, curb, and gutter along the property street front per current City
and ADA standards prior to Certificate of Occupancy.

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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27.Construct the driveway approach per current City and ADA standards prior to
Certificate of Occupancy.

28.Any missing or broken curb and gutter along the project frontage shall be
constructed and/or replaced prior to Certificate of Occupancy, extent to be
determined by the Public Works Department.

29.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

30.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

31.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

32.A building permit is required for all onsite demolition, construction and/or change of
occupancy.

33.The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. Helena utilizes the
2016 Title 24 codes.

34.When submitting plans for a building permit, the plans shall include all
documentation listed on the building permit application checklist.

35.The applicant shall provide a construction waste management plan with the building
permit application.

36.The plans for construction shall include a checklist for compliance with the California
Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

37.When submitting plans, the title page shall include all information referenced on the
building permit application checklist Title Page requirements.

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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38.Building Permit application materials and plans shall include any documentation
pertaining to special loads applicable to the design and the specified section of the
code that addresses the condition; special inspections for any systems or
components requiring special inspection; requirements for seismic resistance; and a
complete list of deferred submittals at time of application. Any deferral of the
required submittal items shall have prior approval of the Building Official however
deferral of fire sprinkler design is not allowed.

Fire Department Conditions of Approval

39.The Driveway shall be paved with a minimum of 12 feet with 2 feet compacted
aggregate base on each side.

40.No gate shall be placed within 30 feet or less from road pavement edge.

41.8Signage shall be installed at access drive frontage stipulating that emergency
vehicle access be maintained.

42.The access drive shall be inspected annually by the Fire Marshal to ensure that the
20x30 foot Emergency vehicle access is maintained and appropriately signed to
prohibit residential vehicle parking in areas where it could impede access

| HEREBY CERTIFY that the foregoing design review was duly and regularly approved by
the Planning Commission of the City of St. Helena at a regular meeting of said Planning
Commission held on August 15, 2017 by the following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTEST:

Grace Kistner Noah Housh
Chair, Planning Commission Planning Director

1045 Pratt Avenue
Design Review Conditions
August 15, 2017
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CITY OF ST. HELENA
CITY COUNCIL

RESOLUTION NO. 2002-120

APPROVING A TENTATIVE SUBDIVISION MAP, USE PERMIT, DESIGN REVIEW,
AND DEMOLITION PERMIT FOR 1025 PRATT AVENUE.

RECITALS

A, Bill McInemey submitted a request for approval of a Tentative Subdivision Map, Use
Permit, Design Review, and a Demolition Permit.

Although this project will only result in the creation of two parcels, a Tentative Subdivision Map
is required rather than a Tentative Parcel Map because the applicant has already created more
than four (4) parcels on contiguous properties.

The project site is located on the west side of the two other properties Mr. McInerney has
subdivided on Pratt Avenue. It is 26,680 square feet (0.61 acres) and currently houses a single-
family dwelling, a detached garage, a 450 square foot detached storage building, and a small
metal garden shed. The property will be subdivided into two single-family residential properties

that will be 11,040 square feet (Lot #1) and 15,640 square feet (Lot #2). The two parcels will
share access from the panhandle portion of Lot #2, which will be a flag lot. The establishment of

a flag lot requires approval of a Use Permit.

The proposal also includes a request to move the existing 1,251 square foot home and 716 square
foot detached garage so that they will be located entirely within the bounds of proposed Lot #1.
No changes are proposed to either building at this time, and Design Review will be required
before any modifications are made in the future.

Design Review is also required for the proposed single-family residence with an attached garage
and a single-car carport on the Lot #2.

Finally, a Demolition Permit is required for the demolition of a 450 square foot detached

accessory building that is currently located to the rear of the property. The building is a wooden
shed with a corrugated tin roof. An outdoor storage space with a shed roof has been added to the

west side of this accessory building.

B. On August 6, 2002, the Planning Commission recommended that the City Council accept
the required findings and approve the Tentative Subdivision Map, Use Permit, Design Review,
and Demolition Permit as described in the application for the property at 1025 Pratt Avenue.

C. The City Council considered this application at a public hearing held on August 27, 2002,

\\Main\Data\data\Admin\Delia\Resclutions\1025 Pratt AvelUPDRDPreso.doc
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FINDINGS

A, The City Council makes the following findings to support a motion to approve a
Tentative Subdivision Map:

1. Pursuant to Section 25.62 of the City of St. Helena Subdivision Ordinance and California
Government Code Section 66473.5, the Planning Commission recommends that the City
Council find that the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the General Plan, any applicable specific plan, and other
applicable provisions of the Code.

The following General Plan policies support the proposed development:

Policy 2.6.4; Permit infill development and higher densities within currently developed
areas wherever possible to minimize and postpone the need for expansion of the Urban

Service Area.

Policy 2.6.14: Encourage a mix of housing types and price ranges to allow choice for
current and future generations of St. Helenans.

Policy 2.6.15: Encourage new residential development in all density ranges that is consistent
with scale and character of the older residential districts of the City, particularly the
neighborhoods west of Main Street.

Policy 2.6.17: Minimize situations where new residential development will block public view
of surrounding vineyards.
Policy 2.6.18: Minimize large lot development (one dwelling unit per acre or less) except

where this scale of development would not threaten retention of vineyards, inefficiently
utilize land, or physically separate the community from the surrounding vineyards.

The development proposed for this project is consistent with all applicable development
regulations for properties within the MR: Medium Density Residential district, including the
development standards for flag lots. The project site is not in a specific plan area.

2. The design of the subdivision shall provide, to the extent feasible, for future passive or
natural heating or cooling opportunities. (Section 25.62 of the City of St. Helena Subdivision
Ordinance and California Government Code Section 66473.1).

The proposed construction will be required to comply with the Uniform Building Code
Requirements and the Title 24 requirements to ensure an energy efficient development.

3. Pursuant to California Government Code Section 66412.3, the City Council has considered
the effect of the action on the housing needs of the region in which it is located and has
balanced those needs against the public service needs of its residents and availabie fiscal and

environmental resources.

Preservation of viable agricultural lands is a primary goal of the City of St. Helena and of the
Napa Valley region. One of the most effective ways to preserve agricultural lands in the
City of St. Helena is to concentrate development within the Urban Limit Line. Approval of
the proposed subdivision shows support of the type of in-fill development that is necessary
to effectively utilize the few vacant lots that are left within the Urban Limit Line.

VWhain\Data\dats\ Admin\DelinR ionst1025 Pratt AveUPDRDPreso.doc
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B. Pursuant to Section 27.439 of the City of St. Helena Zoning Ordinance, the City Council
makes the following general findings to approve a Use Permit to establish Lot #2 as a flag lot:

1. That the proposed use would not generate odors, fumes, dust, light, glare, radiation or refuse that
would be injurious to surrounding uses or to the community.

The residential use associated with the proposed subdivision will only generate odors, fumes, dust,
light, glare or refuse that are consistent with single-family residential use and are similar to those
generated by surrounding properties. This level of impact is not considered to be injurious to the
surrounding uses or to the community. One condition of approval shall require that the developer to
implement a dust suppression plan during the construction to reduce the amount of dust or
particulate matter entering the air basin. Another will require that any exterior lighting be shielded
and directed so that it will not negatively impact the neighboring residences.

2. That the proposed use would not generate levels of noise that adversely affect the health, safety,
or welfare of neighboring properties or uses.

Section 8.3 of the General Plan states that, “The ambient noise environment over much of the City
of St. Helena can be characterized as quiet and largely unaffected by man-made sources of noise.
The major source of noise in the community is traffic noise. In areas near the primary transportation
arteries, such as Main Street, the ambient noise environment is largely determined by motor vehicle
traffic... The future noise environment in St. Helena is projected to experience little change from
1991 conditions. The increases in traffic (from 1991 levels to those expected in 2010) would
generally result in increases in noise levels of less than one or two dBA...Typically, a change in
noise levels of less than 3dBA is not discernible to the general population.” Based on this
analysis, staff believes that the additional noise generated by the proposed project would not
adversely affect the health, safety, or welfare of neighboring properties or uses.

3. That the proposed use would not generate traffic noise in excess of the "normally acceptable”
range identified in the General Plan.

Based on the analysis noted above, staff believes that the additional traffic noise generated by the

proposed project would not exceed the “normally acceptable” range identified in the General

Plan.

4. That the proposed use would not make excessive demands on the provision of public services
including water supply, sewer capacity, energy supply, communication facilities, police
protection, and fire protection.

The proposed residences will be connected to the municipal water supply system, which has

sufficient capacity to support one additional residential unit.

The residences will be connected to the municipal sewer main in Voelker Court. The Public
Works Director has reviewed this proposal with the applicant and has indicated that this will be
an acceptable design if the following conditions are included:

e The applicant shall design the replacement of the force main from the Crinella Pump
Station to the sewer main in Main Street.

e The applicant shall evaluate the Crinella Pump Station and provide comment on the
most feasible alternative that will meet the winter load at the Crinella Pump Station.
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In addition, the developer will be contributing to any expansion of the infrastructure that might
be necessary to support the proposed development through the payment of the required impact
fees (Public safety, Civic improvement, Water, Sewer, Storm drain, and Traffic mitigation).

5. That the proposed use would provide adequate ingress and egress to and from the proposed
location.

The proposed access to both parcels complies with current standards and has been reviewed and

approved by the Fire Chief, the Fire Marshal, the Public Works Department, and the Planning

Department. The 20’ x 30’ staging area located in front of the parking area for Lot #2 will be

signed so that clearance is maintained for emergency vehicle access.

6. That allowing the proposed use would not conflict with the City's goal of maintaining the
economic viability of a local serving economy.

Construction of one additional single-family dwelling will not conflict with the City’s goal of

maintaining the economic viability of a local serving economy. It is reasonable to expect that the

new residents will, in fact, support the local economy by patronizing local stores and paying local

taxes.

7. That the proposed use would be compatible with surrounding land uses and would not conflict
with the purpose established for the district within which it would be located.

The project site is surrounded by single-family residential uses on the south, east, and west sides,
and by the Beringer production facilities on the north side. The purpose of the MR: Medium
Density Residential district is to provide for single-family detached homes, accessory dwelling
units, limited agricultural uses, and compatible uses.

8. That the proposed use would not be in conflict with the City's General Plan.
The proposed use is supported by General Plan policies 2.6.4, 2.6.14, 2.6.15, 2.6.17, and 2.6.18.

9. That the proposed use would not be injurious to public health, safety, or welfare.

Based on the analysis completed for this project, it is unlikely that any part of this project will be
injurious to public health, safety, or welfare.

10. That granting the use permit would not set a precedent for the approval of similar uses whose
incremental effect would be detrimental to the City or would be in conflict with the General

Plan,

This Use Permit, which allows for the establishment of two (2) residential lots where one (1) existed
before, could set a precedent for the approval of similar uses. However, the incremental effect of
future in-fill development projects will not be detrimental to the City and will not conflict with the
General Plan. As stated in Finding #8, the proposed development is supported by a number of
General Plan policies. In addition, a Vacant Land Survey completed in July 2001 showed that there
are 28 vacant parcels remaining within the Urban Limit Line which are designated for residential
use. In an effort to prolong the time before the City must expand the Urban Limit Line to meet
housing needs, it is imperative that the existing vacant parcels are utilized in the most effective

manner possible.
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11. That, as demonstrated on a detailed plan submitted by the applicant, adequate off-street parking
to accommodate the long term parking needs of employees and business owners and customers

is available.
On site parking is in compliance with the regulations.

12. That the capacity of surrounding streets is adequate to serve the automobile and delivery truck
traffic generated by the proposed use.

According to the Traffic Impact Analysis completed by Crane Transportation Group for this
project, the traffic generated by the new residential unit would be expected to increase peak hour
traffic volumes along Pratt Avenue by approximately 0.7%, and along Main Street south of Pratt
Avenue by approximately 0.07%. It is likely to add one outbound trip during the morming peak
hours and one inbound trip during the evening peak hours, neither of which will create a
measurable difference in the existing Level of Service at the Pratt Avenue/Main Street

intersection.

D. Pursuant to Section 27.220 of the City of St. Helena Zoning Ordinance, the City Council
also makes the following special findings to approve the Use Permit for establishment of a flag

lot:
1. The creation of a flag lot is consistent with neighborhood character and density.

The three properties immediately adjacent to the east side of the project site have recently been

subdivided into nine lots, four of which are flag lots.

2. Development upon the flag lot will not result in a significant loss of privacy for adjoining
residential units.

The proposed development on the flag lots will not result in a significant loss of privacy for
adjoining residential units. The residential unit on the proposed flag lots has larger than required
setbacks from all property lines and is single-story, with a maximum height of 22°.

3. Development on the flag lot will not result in excessive noise, traffic and parking congestion.

The proposed development of a single-family home on each of the proposed flag lots will not
result in excessive noise, traffic, or parking congestion. Normal noises associated with
residential uses in a residential district are not considered significant impacts.

According to the Traffic Impact Analysis completed by Crane Transportation Group for this
project, the traffic generated by the new residential unit would be expected to increase peak hour
traffic volumes along Pratt Avenue by approximately 0.7%, and along Main Street south of Pratt
Avenue by approximately 0.07%. It s likely to add one outbound trip during the moming peak
hours and one inbound trip during the evening peak hours, neither of which will create a
measurable difference in the existing Level of Service at the Pratt Avenue/Main Street

intersection.

On site parking is in compliance with the regulations.

E. Pursuant to Section 27.377 of the City of St. Helena Zoning Ordinance, the City Council
has considered the following factors in approving Design Review for the construction of one (1)

WM aimD Admin\Delis\Resoluti 5 Pratt AvelIPDRDPress doc
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single-family dwelling on Lot #2 and for the relocation of an existing home and detached garage
on Lot #1.

Consistency and compatibility with applicable elements of the St. Helena General Plan.
Compatibility of design with the immediate environment of the site.

Relationship of the design to the site.

Determination that the design is compatible in areas considered by the Board as having a
unified design or historical character.

5. Whether the design promotes harmonious transition in scale and character in areas between
different designated land use.

6. Compatibility with future construction both on and off the site.
. Whether the architectural design of structures and their materials and colors are appropriate
to the function of the project.

8. Whether the planning and siting of the various functions and buildings on the site create an
internal sense of order and provide a desirable environment for occupants, visitors and the
general community.

9. Whether the amount and arrangement of open space and landscaping are appropriate to the
design and the function of the structures.

10. Whether sufficient ancillary functions are provided to support the main functions of the
project and whether they are compatible with the project's design concept.

11. Whether access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles.

12. Whether natural features are appropriately preserved and integrated with the project.

13. Whether the materials, textures, colors and details of construction are an appropriate
expression of its design concept and function and whether they are compatible with the
adjacent and neighboring structure and functions.

G

14. In areas considered by the Board as having a unified design character or historical character,
whether the design is compatible with such character.

15. Whether the landscape design concept for the site, as shown by the relationship of plant
masses, open space, scale, plant forms and foliage textures and colors create a desirable and
functional environment and whether the landscape concept depicts an appropriate unity with
the various buildings on the site.

16. Whether plant material is suitable and adaptable to the site, capable of being properly
maintained on the site, and is of a variety which is suitable to the climate of St. Helena.

F. Pursuant to Section 27.379(e), the City Council makes the following findings to support a

motion to approve a Demolition Permit for the demolition of two accessory structures on the

project site:

1. That based on the public record and testimony presented at a public hearing, the buildings
proposed for demolition are not significant architectural or historical buildings.

WhIin\D: Admmidy 1025 Pratt AveUPDRDPreso doc
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The building proposed for demolition is a 450 square foot detached wooden shed with a
corrugated tin roof. An outdoor storage space with a shed roof has been added to the west
elevation of the building. It is staff’s opinion that the building is not architecturally or

historically significant,

2. That the demolition does not eliminate elements that are required to maintain the essential
character of the neighborhood.

The building proposed for demolition does not contain any significant architectural features that

might lend to the essential character of the neighborhood.

RESOLUTION

The City Council of the City of St. Helena hereby resolves as follows:

A. The proposed subdivision is exempt from the requirements of CEQA pursuant to Section
15332, Class 32 of the Guidelines; that the proposed construction is exempt pursuant to Section
15303, Class 3 of the Guidelines; and, that the proposed demolition is exempt pursuant to
Section 15301, Class 1 (L.4) of the Guidelines.

B. The Tentative Subdivision Map to subdivide the property at 1025 Pratt Avenue into (2)
residential lots, as described above, is approved consistent with Exhibits A and B, dated

08/06/02, and with the conditions listed below.

C. The Use Permit to establish Lot #2 as a flag lot is approved, consisted with Exhibits A
and B, dated 08/06/02, and with the conditions listed below.

D. Design Review for construction of a single-family dwelling on Lot #2, and for the
relocation of the existing house and detached garage on Lot #1, is approved, consistent with
Exhibits A and B, dated 08/06/02, and with the conditions listed below.

E. A Demolition Permit to demolish a 450 square foot detached storage building, described
above and shown in Exhibits C and D, dated 08/06/02, is approved, consistent with the
conditions listed below.

1. The approval is valid for a two (2) year period ending . This approval may be
extended for up to two (2) one-year periods, pursuant to the St. Helena Municipal Code,
Section 25.65, Tentative Subdivision Map Extensions.

2. Any request for an extension of the Tentative Subdivision Map must be justified in writing
and received by the Planning Department at least twenty (20) days prior to expiration.

3. Pursuant to Government Code §§ 66452.12 and 65863.9, all of the project actions associated
with the Tentative Subdivision Map shall be vested within two (2) years from the date of
approval. A building permit for the use allowed under this Design Review shall have been
obtained within two (2) years from the effective date of the permit or the permit shall expire;
provided, however, that the Design Review may be extended for up to two (2) one-year
periods pursuant to the St. Helena Municipal Code, Section 27.412, Extensions of Permits

and Approvals.

WhainDats\datatA disin\Delist lutions\ 1025 Pratt AveUPDRDProse doc
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4. Any request for an extension of the Use Permit, Design Review, or Demolition Permit must
be justified in writing and received by the Planning Department at least thirty (30) days prior
to expiration.

5. This permit is valid for this use only. New permits must be applied for upon any change in
use. This permit will expire if the use is discontinued pursuant to then existing ordinances
and regulations.

6. The primary purpose of this review is for compliance with the General Plan and Zoning
Ordinance. The owner/applicant is responsible for meeting with the Building Official / Fire
Inspector to review compliance with Building and Fire Codes, including fire protection
systems and the accessibility standards of Title 24.

7. All required fees, including planning fees, development impact fees, building fees, toilet
retrofit fees, and St. Helena Unified School District fees shall be paid prior to issuance of
building permit. Fees shall be those in effect at the time of the issuance of the building
permit.

8. Compliance with all permit conditions shall occur in accordance with specific regulations
but in all cases no later than prior to occupancy or initiation of use unless another time is set
by law or by this approval. Occupancy or final inspection of a project may be withheld if all
conditions, including payment of fees for services rendered by the City, are not met.

9. The applicant will defend and indemnify and hold the City, its agents, officers, and
employees harmless of any claim, action or proceedings to attack, set aside, void or annul an
approval so long as the City promptly notifies the applicant of any such claim, action, or
proceedings and the City cooperates fully in the defense of the action or proceedings.

10. This Tentative Subdivision Map, Use Permit, Design Review, and Demolition Permit shall
run with the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure to their
benefit and benefit of the City of St. Helena.

11. The Final Map shall be prepared in accordance with the State Subdivision Map Act and St.
Helena improvement standards. All public and private easements shall be included on the
Final Map. Improvement plans are subject to review and approval of the City Engineer,
Planning Director and Fire Chief.

12. An addendum sheet to the Final Map shall show building envelopes and distances of yards
and setbacks. Separate water service connections and meters shall be provided for each
parcel. Descriptions of access and utility easements shall be included on the map.

13. No building permits for construction of units shall be issued prior to recordation of the Final
Subdivision Map.

14. All future development shall comply with the development standards for the MR: Medium
Density Residential zoning district that are in effect at the time of permit application, and
shall generally be in compliance with the following conditions:

15. All future construction that has not been considered with this application shall undergo
Design Review prior to issuance of a building permit. Any modifications to the current
plans shall be reviewed by the Planning Director, who may approve the changes if they are

\MainiDas\data\Admin\Delia\Resoluionsi102 Pran AveUPDRDPreso.doc
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minor, or may require that the plans be retumed to the Planning Commission for further
review.

16. The maximum non-exempt floor area allowed on Lot #1 is 3,300 square feet. Except for
moving the existing home and garage to the new locations indicated on Exhibit B, dated
08/06/02, no construction has been approved for the structures on Lot #1.

17. Construction on Lot #2 shall generally be in compliance with the following:

a. The maximum non-exempt floor area allowed on Lot #2 is 3,632 square feet. The
maximum height of the structure shall be twenty-two (22°) feet. A total of three (3)
covered parking spaces shall be constructed, consistent with Exhibit B, dated

08/06/02.

b. The required yards shall be at least:
e Front: 25 along north property line
e Rear: 21’ along south property line
e Side: (east) 12°, (west) 13’

18. The buildings on both parcels shall be connected to the municipal water system. Separate
water meters shall be installed for each of the dwelling units.

19. The buildings on both parcels shall be connected to the municipal sewer main in Voelker
Court via the easement that was recorded with the parcel map for 999 Pratt Avenue. In order
to ensure that the sewer system can adequately support these new connections, the applicant
shall comply with the following conditions:

a. The applicant shall design the replacement of the force main from the Crinella Pump
Station to the sewer main in Main Street.

b. The applicant shall evaluate the Crinella Pump Station and provide comment on the
most feasible alternative that will meet the winter load at the Crinella Pump Station.

20. The applicant shall install curb, gutter, sidewaik, and a landscape strip per City specifications
in front of the project site. Plans for these improvements shall be submitted to the Public
Works Department for review and approval prior to approval of a Final Subdivision Map.
The improvements shall be installed prior to issuance of a Certificate of Occupancy for the
home on either Lot #1 or Lot #2.

21. The applicant shall submit a complete landscaping plan prior to approval of a Final Map.
This plan will be reviewed by the City’s Tree Committee, which shall recommend trees to
replace the six (6) trees previously removed by the applicant.

22. Consistent with Ordinance 98-5, the Urgency Water Conservation Ordinance (Toilet Retrofit
Program), the applicant shall be required to retrofit 5 single-family dwelling units prior to
receiving a Final Map. If the applicant is unable to complete the retrofits an in-lieu fee of
$1,000 per required retrofit, or $5,000.00 will be required. Appeals to this requirement may
be made pursuant to Article IV, Section 18.46.

WMain\D: Admin\Deiis\R ions'1025 Pratt AveUPDRDPreso doc
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There shall be an annual inspection by the Fire Marshal to insure that the 20’ x 30°
emergency vehicle staging area on Lot #2 is signed to keep the area clear of residential
vehicle parking.

In order to reduce the potential for significant air pollutant emissions during the construction
process, the contractor shall implement the following practices:

e Water all active construction areas at least twice daily.
o Cover all trucks hauling soil, sand, and other loose materials.

o Apply water three times daily to all unpaved access roads, parking area, and staging
areas at the construction site.

o Sweep adjacent public streets daily with water sweepers if visible soil material is
carried onlo streets.

Prior to issuance of a demolition permit, the applicant shall provide the Building Department
with an approval from the Bay Area Air Quality Management District for the demolition.

If any well(s) are to be destroyed, a well destruction permit must be obtained by a licensed
well-driller from the Napa County Department of Environmental Management.

No mechanical equipment shall be located within the required setbacks unless it is shielded
to reduce noise levels to no greater than a 5 dba increase over the ambient noise level at the
property line. The builder shall submit manufacturer information pertaining to the noise
generation of any mechanical equipment that is proposed to be located on the exterior of the
structure. The information will help the building official determine whether the ambient
noise level at any property line will be increased by more than 5 dba.

To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property within the
City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through Saturday. Delivery of
materials/equipment and cleaning and servicing of machines/equipment shall be limited to
7:00 a.m. to 6:00 p.m. Exceptions to these time restrictions may be granted by the Public
Works Director for one of the following reasons: (1) inclement weather affecting work, (2)
emergency work, or (3} other work, if work and equipment will not create noise that may be
unreasonably offensive to neighbors as to constitute a nuisance. The City Engineer must be
notified and give approval in advance of such work. No construction activities shall occur
on Sundays or federal or local holidays that generate noise that can be heard at the property
line of any parcel of real property within the City limits.

Property owners within this district shall recognize that there exist right-to-farm properties
within the district and in the vicinity of the district. There is a good faith expectation that no
complaints will occur regarding legal, normal agricultural activities on the adjacent land.
Such activities may include day or night disbursement of chemicals, and creation of dust,

noise, or fumes.
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Approved at a Regular Meeting of the St. Helena City Council on August 27, 2002 by the
following vote:

AYES: Councilmembers Toller, Bowers, Potter, Mayor Slavens

NOES: None

ABSENT: Councilmember Savidge

ABSTAIN: None
ATTEST:
2 VD! o 'MSG._._
Ken Slavens élia Guijosa O
Mayor City Clerk

WMainkD: Admin\Deli lutions 11025 Pratc AveUPDRDPreso.doc
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CITY OF ST. HELENA

RESOLUTION NO. 2003-161

APPROVING THE FINAL MAP OF THE LANDS OF WILLIAM
MCINERNEY LOCATED AT 1025 PRATT AVENUE AND THE
SUBDIVISION IMPROVEMENT AGREEMENT

RECITALS

A, The City of St. Helena City Council approved Resolution 2002-120 approving a
Tentative Subdivision Map to divide lands located at 1025 Pratt Avenue into two parcels. A
Tentative Subdivision Map was required rather than a Parcel Map because Mr. McInemney had
already created more than four lots on contiguous parcels.

B. A Subdivision Improvement Agreement is required to insure completion of public
improvements.

RESOLUTION

NOW, THEREFORE, the City Council of the City of St. Helena resolves as follows:

1. The City Council hereby finds that the Final Map meets all the requirements and
conditions imposed by the state Subdivision Map Act and by the Municipal Code, which were
applicable to the subdivision at the time of the approval of the tentative map.

2. The Subdivision Improvement Agreement has been reviewed and approved by the Acting
City Engineer and by the City Attorney. All fees have been paid.

Approved at a Regular Meeting of the St. Helena City Council on December 18, 2003, by the
following vote:

AYES: Councilmember Potter, Savidge, Sklar, Mayor Slavens
NOES: None

ABSENT: Councilmember Schoch

ABSTAIN: None

APPRO % ATTEST:

Ken Slavens elia Guijosa
Mayor City Clerk
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SUBDIVISION IMPROVEMENT AGREEMENT
Lands of William G. McInerney
(Assessor's Parcel Number 009-142-004)

THIS AGREEMENT is made and entered into this /¥ A day of bi 2., 2003,
between the CITY OF ST. HELENA, a Municipal Corporation, hereinafter referred to as “City”
and William G. McInerney, owner, hereinafter referred to as “Subdivider”.

RECITALS

1. Subdivider is the owner of that certain tract of land situated in the City of St. Helena
(City), County of Napa, California, located on Pratt Avenue and generally known and described
as the MclInerney property of which a legal description is attached as Exhibit "One". On or about
August 27, 2002, the City approved a Tentative Map (the Tentative Map) for the “Lands of
William G. McInerney” (the Subdivision). Subdivider proposes to perform certain works of
improvement thereon as hereinafter set forth.

2. City desires to assure that the proposed improvements will be done in a workmanlike
manner and in accordance with the laws now in force and effect in the City, particularly Chapter
16.32 of the St. Helena Municipal Code regarding subdivision improvements, the terms and
conditions of which are incorporated herein by reference. Subdivider declares that it is familiar
with the regulations contained in such ordinance and in the Subdivision Map Act (Government
Code Section 66410-66499.37).

3. A Final Map of the Subdivision, consisting of 3 sheets labeled Lands of William G.
Mclnerney and dated October 2003, prepared by Albion Surveys in accordance with the
provisions of the St. Helena Subdivision Ordinance has been filed by Subdivider with City (and,
as filed, is referred to herein as the Final Map). The Final Map can only be approved by the City
Council subject to Subdivider entering into this Agreement with the City.

Now therefore, for good and valuable consideration, including the City’s approval of the
Final Map, the parties hereto mutually covenant and agree as set forth herein,

Subdivision Improvement Agreement Page 1ol 8
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AGREEMENT

1. Construction of Improvements. Subdivider shall, at its own cost and expense, furnish
all labor and materials required to fully construct or install the monumentation and the
improvements (collectively the “Improvements”) within and without the Subdivision shown and
delineated upon the Final Map and as required in the Conditions of Approval approving the
Tentative Map. Subdivider shall do all work in a good workmanlike manner and complete the
Improvements in accordance with the approved plans and specifications or with any changes
required or ordered by the City Engineer which in the Engineer’s opinion are necessary to
complete the work. Also included in the Improvements secured by this Agreement is
construction of curb, gutter, and sidewalk along the frontage of APNs 009-142-014, 009-142-
015, 009-142-016, 009-142-017, 009-142-018, and 009-142-019 in accordance with their
respective subdivision Final Map approvals.

2. Compliance. In constructing the Improvements, Subdivider shall comply with all
conditions and requirements set forth in the Conditions of Approval approving the Tentative
Map, any environmental documentation, including a Negative Declaration, Environmental
Impact Report and Mitigation Monitoring Plan, if applicable, design and construction standards
of the City, and all ordinances, rules and regulations of the City.

3. Ownership of Tmprovements. All Improvements constructed or installed pursuant to
this Agreement expressly including, but not limited to, water and sewer lines, but excluding gas,
electrical, telephone, and cable television facilities, shall become the sole exclusive property of
the City of St. Helena, without payment therefor, upon acceptance of those Improvements by the
City.

4. Time of Completion. All of the Improvements shall be completed by Subdivider
within twelve (12) months from the recording of the Final Map, unless an extension is granted by
the City Council pursuant to Section 16.32.300 of the St. Helena Municipal Code. No certificate
of occupancy will be issued prior to completion of the Improvements.

5. Improvements Security. This Agreement shall be secured by:

(a) A performance bond or other form of security permitted under Section 6 in
the sum of $5,850 (the Estimated Cost calculated pursuant to Section 16.32.320C for the
frontage improvements);

(b) A labor and materials bond or other permitted security in the sum of $5,850
guaranteeing payment of Subdivider’s contractor, subcontractors and other persons furnishing
labor, materials or equipment for the construction or installation of the Improvements;

(c} Cash deposit of $1,000, as established by Section 16.32.320D, to be used at
the discretion of City to correct deficiencies and conditions that may arise during and after
construction of the Subdivision.

(d) Completion of the Crinella Force Main/Pump Station study shall be secured
by security in the sum of $7,500.

6. Form of Security. The form of the security required under Section 5 shall be one of the
following:

Subdivision Improvement Agreement Page2 of 8
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(a) A bond or bonds meeting the requirements of Government Code Section
66499 through 66499.4 secured by one or more corporate sureties approved by the City,

(b) A deposit either with the City or a responsible escrow agent or trust company,
at the option of the City, of money or negotiable bonds of the kind approved for securing
deposits of public money; or

(c) An instrument of credit from one or more financial institutions subject to
regulation by the State or Federal Government and pledging that the funds necessary to carry out
this Agreement are on deposit and guaranteed for payment,

7. Liability for Personal Injuries. City shall not be liable to the Subdivider or to any
other person, firm, or corporation whatsoever for any injury or damage that may result to any
person or property by or from any cause whatsoever in, on, or about the Subdivision or any part
thereof.

8. Release and Indemnification. In no case does the City assume any responsibility for
the construction or supervision of the Improvements or the time of completion, and all liability
for damage or injury to persons or property prior to the time of acceptance shall be borme by
Subdivider. Subdivider agrees to indemnify the City for any such liability or claims thereof
including any reasonable attorney’s fees and costs incurred by the City in connection with this
Agreement, the construction of the Improvements and/or the defense of any third party claims
relating to this Agreement and/or the construction of the Improvements. Subdivider shall pay all
reasonable attorney’s fees that City may incur because of any legal action or other proceeding
arising from the Subdivision or improvements.

9. Liability of Subdivider. Subdivider agrees that the use for any purpose and by any
person of any and all of the Improvements shall be at the sole and exclusive risk of Subdivider at
all times prior to acceptance by the City of the completed Improvements; provided, that
acceptance by City shall in no way eliminate or lessen any of Subdivider’s obligations or
undertakings contained in this Agreement. The issuance of any occupancy permits by the City
for dwellings located in the Subdivision shall not be construed in any manner to constitute an
acceptance and approval of any and all of the Improvements.

10. Extensions and Security. Any extensions of time granted by the City for completion
of the Improvements shall not relieve or affect the security given to secure Subdivider’s
performance under this Agreement.

11. Payment of Fees. The Subdivider shall pay the City prior to commencement of
construction of the Improvements all applicable fees in the amount required by the City.

12. Warranty. The Subdivider hereby warrants that the construction of the Improvements
hereunder will not adversely affect any portion of adjacent property. Subdivider shall replace, or
have replaced, or repair, or have repaired, as the case may be, all pipes and monuments shown on
the Final Map which are destroyed or damaged by Subdivider. The Subdivider shall replace or
have replaced, repair, or have repaired, as the case may be, or pay to the owner, the entire cost of

Subdivision Improvement Agreement Page3of 8
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replacement or repairs, of any and all property damaged or destroyed by reason of any work
done hereunder, whether such property be owned by the United States or any agency thereof, or
the State of California, or any agency or political subdivision thereof, or by the City or any
public or private corporation, or by any person whomsoever, or by any combination of such
owners. Any such repair or replacement shall be to the satisfaction, and subject to the approval
of the City Engineer.

13. Approval and Modifications, The Improvements shall be subject to approval and
acceptance by the City Engineer and to inspection at all times by City officials, The City
Council shall accept the Improvements immediately upon or as soon as reasonably possible
following completion thereof in accordance with this Agreement. The City shall have the right
to modify the plans and specifications for the Improvements if, in its discretion, the City deems
modifications desirable for public health or safety provided that the costs (as estimated by the
City Engineer) for Subdivider to implement all such modifications (in the aggregate) shall not
exceed 25 percent (25%) of the Estimated Cost, provided Subdivider shall comply with all state
and Federal requirements regardless of costs.

14. Repair or Reconstruction of Defective Work. Upon acceptance of the Improvements
by City, Subdivider shall provide warranty security in an amount equal to 10% of the Estimated
Cost (less the remainder of the cash bond which shall be retained for the one-year warranty
period) to guarantee the Improvements against any defective work or labor done or defective
materials used for a period of one year after acceptance of the Improvements. 1If, within this
period, any structure or part of any structure furnished and/or installed or constructed, or caused
to be installed or constructed by Subdivider as part of the Improvements, or any of the work done
under this Agreement, fails to fulfill any of the requirements of this Agreement or the
specifications referred to herein (Non-Conforming Work), Subdivider shall, within five (5)
business days following receipt of notice from the City (as provided in Section 16) describing the
Non-Conforming Work and without any cost to City, repair or replace the Non-Conforming
Work. Should Subdivider fail to act promptly or in accordance with this requirement, or should
the exigencies of the case require repairs or replacements to be made before Subdivider can be
notified, City may, at its option, invoke the warranty security or perform the necessary repairs or
replacements itself and Subdivider or its guarantor shall pay to City the actual cost of such
repairs; provided that if City invokes the warranty security or performs the repairs due to
Subdivider’s failure to act (as opposed to the exigencies of the situation), City shall be entitled to
recover an additional fifteen percent (15%) of the cost of such repairs.

15. Subdivider not Agent of City. Neither Subdivider nor any of the Subdivider's agents
or contractors are or shall be considered to be agents of City in connection with the performance
of Subdivider’s obligations under this Agreement.

16.  Notice of Breach and Default. If Subdivider (a) refuses or fails to commence,
perform and complete construction of the Improvements, or any severable part thereof within the
time specified in Section 4 above, or any extension thereof, or (b) is adjudged a bankrupt, makes
a general assignment for the benefit of Subdivider’s creditors, has a receiver appointed, or
otherwise becomes insolvent, or (c} violates any of the provisions of this Agreement, then the
City Engineer or City Council may serve written notice of breach upon Subdivider and
Subdivider’s surety. The failure of the City Engineer or City Council to serve the notice of

Subdivision Improvement Agreement Page 4 of 8
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breach shall not be construed as a waiver of any breach by Subdivider nor provide a defense nor
exoneration to the Subdivider’s surety.

17. Breach of Agreement. Performance by Surety or City. In the event any notice of

breach is given to Subdivider and Subdivider's surety in accordance with Section 16 above,
Subdivider’s surety shall have the duty to take over and complete the Improvements; provided,
however, that if neither Subdivider nor the surety, within five (5) business days after receipt by it
of such notice of breach, does not give City written notice of its intention to complete the
Improvements in accordance with this Agreement, and does not commence performance thereof
within five (5) business days after notice to City of such election, City may take over the
construction of the Improvements and prosecute the same to completion, by contract or by any
other method City may deem advisable, for the account and at the expense of Subdivider, and
Subdivider’s surety shall be liable to City for any excess cost or damages occasioned City
thereby. If Subdivider has posted a cash deposit or letter of credit as security, City may dedicate
the proceeds to the cost of completing the work and any excess cost of damages occasioned
thereby.

18.  Notices. All notices herein required shall be in writing, and delivered in person or
sent by registered mail, postage prepaid. Each notice shall be deemed delivered upon actual
receipt or upon refusal of delivery. Notices required to be given to City shall be addressed as
follows:

City Engineer
1480 Main Street
St. Helena, California 94559

Notices required to be given to Subdivider shall be addressed as follows:

William G. McInerney
P.0. 436
St. Helena, CA 94574

Notices required to be given to a surety or the issuer of a letter of credit shall be addressed to the
address shown on the bond or letter of credit. Any party or the surety or issuer of a letter of
credit may change such address by notice in writing to the other party and thereafter notices shall
be addressed and transmitted to the new address.

19. Assignment. Any assignment of this Agreement must be approved by the City
Council, which approval shall not be unreasonably withheld; provided that Subdivider may
assign this Agreement to an affiliate of Subdivider without obtaining such approval. This
Agreement shall run with the land and all assignees, heirs, and successors in interest shall be
bound by the terms of this Agreement.

20. Attorney Fees and Costs. In the event that either party breaches or repudiates this
agreement, the party aggrieved shall be entitled to recover from the other party the amount of
damages suffered on account of such breach, as well as any costs, expenses and attorney fees as
a result of the breach or in enforcing rights under this agreement.

Subdivision Improvement Agreement Page 5 of 8
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21. Utility Deposits — Statement. ~ Subdivider shall file with the City Clerk, prior to the
commencement of any work to be performed within the area delineated on the Final Map, a
written statement signed by Subdivider and each public utility corporation involved to the effect
that Subdivider has made all deposits legally required by such public utility corporation for the
connection of any and all utilities to be supplied by such public utility corporation within the
Subdivision.

22.  Superintendence and Inspection by Subdivider. Subdivider shall give personal

superintendence to the work on the Improvements, or have a competent foreperson or
superintendent, satisfactory to the City Engineer, on the work at all times during progress, with
authority to act for Subdivider. The inspection services performed by the City Engineer are
solely for the benefit of the City. The Subdivider shall furnish its own inspection service for all
work performed under this Agreement, and City shall not be responsible for any defective work
or materials which could have been discovered by Subdivider’s thorough independent inspection.

23.  Financial Responsibility. Subdivider agrees to be financially responsible for all
required City services provided to the Subdivision’s lots prior to acceptance by City.

IN WITNESS WHEREQF, the parties have executed this agreement on the day and
year first above written.

SUBDIVIDER: WILLIAM G. MCINERNE7

/ ZZ,(Z/[/, p ,Z—%/;qé

By:  William G. MclInerney [
Owner

CITY OF ST. HELENA, A MUNICIPAL CORPORATION

By: &f AZ(MI»_

Bert Jofiansson, City Manager

ATTEST:

ggc_l ot }{L\ iy ¢ N ¢

CitysGierk v Q
APPROVED AS TO FORM:

Diane M. Price, City Attorney

Subdivision Improvement Agreememt Pape 6 of 8
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STATE OF CALIFORNIA)
) ss.
COUNTY OF NAPA )
On Decembep |71 Sea _, before me, DTN {;",:L i4 , personally
appeared [1/i///gm (. MIETpprnes; ~, personally known to me (or

proved to me on the basis of satisfactory evidence) to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same
in his/her/their authorized capacity, and that by his/her/their signature(s) on the instrument the
person(s) or the entity upon behalf of which the person(s) acted, executed the instrument.

WITNESS my hand and official seal.
Signature (e e ?ﬂ
— - P4

DEBI CRAKS
Commission # 1451207
Notary Public - Calfomia &

Napa County [
My Comm. Expires Nov 29, 2007

Subdivision Improvement Agreement Page 7 of 8
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STATE OF CALIFORNIA)
} ss.
COUNTY OF NAPA )

OnDN\eremlaa~ 13 2003, before me, Delia Guijosa, the City Clerk of the City of St.
Helena, personally appeared, Bert Johansson, personally known to me to be the person whose
name is subscribed to the within instrument and acknowledged to me that he/she executed the
same in his/her authorized capacity, and that by his/her signature on the instrument the person or
the entity upon behalf of which the person acted, executed the instrument.

WITNESS my hand and official seal.

A AATS S

Delia Guijosa
City Clerk

Subdivision Improvement Agreement Page 8 of 8
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CERTIFIED COPY e

RESOLUTION NO. 2003-161

APPROVING THE FINAL MAP OF THE LANDS OF WILLIAM
MCINERNEY LOCATED AT 1025 PRATT AVENUE AND THE
SUBDIVISION IMPROVEMENT AGREEMENT

RECITALS

A. The City of St. Helena City Council approved Resolution 2002-120 approving a
Tentative Subdivision Map to divide lands located at 1025 Pratt Avenue into two parcels. A
Tentative Subdivision Map was required rather than a Parcel Map because Mr. McInemney had
already created more than four lots on contiguous parcels.

B. A Subdivision Improvement Agreement is required to insure completion of public
improvements.

RESOLUTION

NOW, THEREFORE, the City Council of the City of St. Helena resolves as follows:

1. The City Council hereby finds that the Final Map meets all the requirements and
conditions imposed by the state Subdivision Map Act and by the Municipal Code, which were
applicable to the subdivision at the time of the approva!l of the tentative map.

2. The Subdivision Improvement Agreement has been reviewed and approved by the Acting
City Engineer and by the City Attorney. All fees have been paid.

Approved at a Regular Meeting of the St. Helena City Council on December 18, 2003, by the
following vote:

AYES: Councilmember Potter, Savidge, Sklar, Mayor Slavens
NOES: None

ABSENT: Councilmember Schoch

ABSTAIN: None

APPROVEDN: ATTEST:

Ken Slavens elia Guijosa
Mayor City Clerk

ATTEST: LSl g
The forgoing instrument Is & correct copy of ¥ <% %

‘:':‘:Qlt:‘al'o?‘ fils In this office of City Clerk
+ Clerk of the 8t. Helena Co '
of Napst, State of cu'"omla,cm uncil, County

Dats I-A-64
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END OF DOCUMENT Order No. 804811

EXHIBIT "ONE"

Being Lot Four (4} according to a Map entitled "Map of property belonging to Elizabeth L.
Hackney, situated in St. Helena, Cal., as surveyed and Mapped by C. H. Wallace, Civil
Engineer, January 20, 1903", as per Map thereof filed in the office of the County Recorder
of Napa County, California, July 25th., 1905

Assessor’'s Parcel No: 009-142-004
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From: Aaron Hecock

To: Shannon Pestoni

Cc: Lilly Bianco

Subject: RE: 1045 Pratt Ave

Date: Tuesday, August 08, 2017 8:54:57 AM

Good Morning Shannon,

| have CC’d Lilly Bianco, the project planner for this project, who can provide more information
about this project.

Have a nice day,
Aaron

Aaron Hecock, AICP
Senior Planner

City of St. Helena
1480 Main Street

St. Helena, CA 94574
707-967-2792

aaronh@cityofsthelena.org

From: Shannon Pestoni [mailto:shannon@jellyjarwines.com]
Sent: Monday, August 07, 2017 1:02 PM

To: Aaron Hecock <ahecock@cityofsthelena.org>

Subject: Re: 1045 Pratt Ave

Hi Aaron,

| just received a notice about a planning meeting for 1045 Pratt.
Unfortunately | will be out of town and can’t attend.

We live directly behind this lot and are very concerned about a 2 story home going in due to privacy issues.

See my earlier email below.
Is there any way to find out more about this project without being at this upcoming meeting on 8/15?

Thanks,
Shannon

Shannon Pestoni
mobile | 707-738-3050

From: Aaron Hecock <ah k@cityofsthelena.org>
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Date: Monday, September 19, 2016 at 8:56 AM
To: Shannon Pestoni <shannon@jellyjarwines.com>
Subject: RE: 1057 Pratt Ave

Thanks Shannon. What's strange is | never received the original email. It must be in a spam folder or
something. At any rate, I've forwarded on your email to Contract Planner Lilly Bianco who is working
on the 1045 Pratt project.

Thanks!

Aaron

Aaron Hecock, AICP
Senior Planner

City of St. Helena
1480 Main Street

St. Helena, CA 94574
707-967-2792

aaronh@cityofsthelena.org

From: Shannon Pestoni [mailto:shannon@jellyjarwines.com]
Sent: Saturday, September 17, 2016 11:53 AM

To: Aaron Hecock <ahecock@cityofsthelena.org>

Subject: FW: 1057 Pratt Ave

Hi Aaron,

We sent the below email to you last week mistakenly thinking the notice we received in the mail was
referring to the empty lot behind our lot, which looks to be 1045 Pratt, not 1057 Pratt.

Sorry for the confusion. There are two lots, both empty, next to each other that are behind us. The 1045
Pratt lot is directly behind us, while the 1057 Pratt is not but we do see this one as well.

| would like to file the below email towards the 1045 proposed building project instead.

Thanks,
Shannon Pestoni

Shannon Pestoni
Jelly Jar Wines | Hearsay Wines
707-738-3050

www.jellyjarwines.com

From: Shannon Pestoni <shannon@jellyjarwines.com>
Date: Monday, September 12, 2016 at 10:10 AM
To: "aarronh@cityofsthelena.org" <aarronh@cityofsthelena.org>

Cc: Andy Pestoni <andy@jellyjarwines.com>
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Subject: 1057 Pratt Ave
Hi Aaron,

We spoke previously about the property at 1057 Pratt Ave and the application that has been submitted to
build a 2 story home.

This lot is behind our property at 1816 Crinella Drive. We share a back fence that runs the entire length of
our backyard/property.

| am contacting you in response to the notice that we received for the Pratt Ave property.

Our concern with this project is total loss of privacy. The proposed home is 2 story and would look down
into our small backyard as well as our home. Our living/kitchen/family room as well as our master bedroom
and bathroom would all be compromised for privacy.

The way our home is situated and designed, it completely opens out onto our backyard with large doors
and windows. We just remodeled our home 2 years ago with an inside/outside living and entertaining area
to take advantage of our backyard and the fact that our home is small in size, the outdoor space helps to
increase our living area. If a 2 story home is built just on the other side of our back fence we will loose all
privacy in the area of our home where we spend all our time. The proposed new home shows their
entertaining and outdoor areas all facing our yard and home so we are also concerned about noise.

Our other concern is that we were told the owners of the Pratt Ave property also own 1025 Pratt that is a
vacation rental.

We have many issues with this rental already, very large groups and noise problems are the main problem.
We filed a compliant just this weekend with the police due to very loud party noise from Thursday -
Sunday.

We are concerned that the proposed residence at 1057 Pratt Ave will not be a full-time residence but
another part-time weekend home or vacation rental that has no concern for the neighbors and noise. Large
groups who are visiting only for the weekend tend not to be concerned about loud partying noise they
create since they have no connection to the neighbors.

We invite you to visit our side of the fence to see for yourself how this will impact our home life.
Please feel free to come by and see our perspective.

We would like to opportunity to speak with you in further detail about this project.

Best regards,
Andy and Shannon Pestoni

Shannon Pestoni
Jelly Jar Wines
707-968-5221 office | 707-738-3050 cell

jellyjarwines.com
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PLANNING COMMISSION REPORT

Planning Commission Meeting of September 5, 2017

AGENDA SECTION: Public Hearing

FILE NUMBER: PL17-051

SUBJECT: Request by Donna & Rusty Hinds for a second and final one-year
extension on the demolition permit and design review approval they received on August
18, 2015 for the construction of a new single-family home, second unit, and accessory
structures on the property located at 1057 Pratt Avenue in the MR: Medium Density
Residential district.

PREPARED BY: Aaron Hecock, Senior Planner

REVIEWED BY: Noah Housh, Planning & Community Improvement Director

APPROVED BY: Noah Housh, Planning & Community Improvement Director

LOCATION OF PROPERTY: 1057 Pratt Avenue

APN: 009-142-003

GENERAL PLAN/ZONING: Medium Density Residential (MR)

APPLICANT: Donna & Rusty Hinds PHONE: (713) 463-2600

PROJECT DESCRIPTION

On August 18, 2015 the applicant received demolition permit and design review
approval in order to demolish existing structures on-site in order to construct a new two-
story, 3,021-sf single-family residence with an 849-sf detached second unit, 624-sf
detached garage, and 120-sf shed (please see the attached staff report for additional
details). Per Municipal Code Section 17.08.120, a permit (i.e., use permit, variance,
etc.) or other discretionary approval is valid for a period of one year from the date such
approval becomes effective. On September 20, 2016 the Planning Commission
approved a one-year extension of the approvals described above. The applicant is how
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requesting a second and final one-year extension of their demolition permit and design
review entitlements.

ANALYSIS

CEQA

The project is exempt from the requirements of CEQA pursuant to Section 15301, which
exempts the demolition and removal of structures including single-family homes and
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

GENERAL PLAN/ZONING

Please see the attached staff report for more information related to the General Plan
and Municipal Code. As far as this extension application is concerned, Municipal Code
Section 17.08.130 relates to the extension of permits and approvals and states that:

“Provided that an application is filed at least thirty (30) days prior to its expiration date, a
permit (i.e., use permit, variance, etc.) or other discretionary approval, excluding
planned development permit, may be extended for not more than two one-year periods,
or for as long as any subdivision concurrently approved is extended, whichever is
longer. The procedure and findings for the approval of an extension shall be that
required by this title for the original permit or approval. Such extensions may be granted
subject to additional conditions or amendments; however, if the permit or other
discretionary approval is no longer in conformance with this title, general plan, or other
city regulations, no extension shall be granted. A permit or other discretionary approval
shall remain valid during the time an application for an extension is processed and
considered by the appropriate decision-making body.”

Staff Response: As Demolition Permit and Design Review was approved by the
Planning Commission at a public hearing, per the code section above, any extension
must be approved by the same process. Therefore, this extension request is before the
Planning Commission for consideration at a noticed public hearing. *Note: although
design review was approved on August 18, 2015, a permit or other discretionary
approval doesn’t become effective until the day following the expiration of the appeal
period (14 days later), so the term of the original permit began on September 2, 2015.
This extension would therefore expire on September 2, 2018.

CORRESPONDENCE
As of completion of this report, staff had received no letters in support or opposition to
this application.

STAFF RECOMMENDATION
Staff has no concerns over the proposed extension and recommends that the Planning
Commission:
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1. Determine that the project is exempt from the requirements of CEQA,pursuant to
Section 15301, which exempts the demolition and removal of structures including
single-family homes and Section 15303, which exempts the construction or
conversion of small structures including single-family residences, garages, pools,
etc.; and

2.Accept the required findings and approve a second and final one-year demolition
permit and design review approval extension for the proposed project located at 1057
Pratt Avenue.

ATTACHMENTS

1057 Resolution

Written Statement

PC2015-027 1057 PRATT D.R. 081815

PC2016-035 1057 PRATT AVE D.R. EXTENSION 09-20-16
August 18, 2015 Staff Report
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CITY OF ST. HELENA PLANNING COMMISSION
RESOLUTION NO.
GRANTING A ONE-YEAR DEMOLITION PERMIT AND DESIGN REVIEW
EXTENSTION
TO 1057 PRATT AVENUE (PL17-051)

PROPERTY OWNER: Donna & Rusty Hinds APN: 009-142-003

Recitals

1. Request by Donna & Rusty Hinds for a final one-year demolition permit and design
review approval extension in order to construct a new two-story, 3,021-sf single-
family residence with an 849-sf second unit, 624-sf detached garage, and 120-sf
shed on the property located at 1057 Pratt Avenue in the MR: Medium Density
Residential district.

2. A public notice was published in the Napa Valley Register and mailed to residents and
occupants within 300 feet of the project site and in compliance with state and local law.

3. This is the final one-year extension of the entitlements referenced above. This
extension and associated entitlements will expire on September 2, 2018.

4. The Planning Commission of the City of St. Helena, State of California, considered the
project, staff report, and all testimony, written and spoken, at a duly noticed public
hearing on September 5, 2017.

Resolution

A. In making the findings in this Resolution, the Planning Commission relied upon and
hereby incorporates by reference all of the documents referenced in this Resolution
and the associated staff report, City files for this matter, correspondence,
presentations and other materials.

B. The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15303, which exempts the construction or conversion of small
structures including single-family residences, garages, pools, etc.

C. Pursuant to Municipal Code Section 17.164.050, the Planning Commission makes the
following findings to support the motion to approve the Demolition Permit to allow for
demolition of the existing home:

1. That, based on the public record and testimony presented at a public hearing, the
buildings are determined not to be a significant architectural or historical building as
identified by the previously approved Design Review analysis given that they are
not listed as significant historic resources by the City of St Helena.

2. That the demolition does not eliminate elements that are required to maintain the
essential character of the neighborhood given that the buildings are not
architecturally significant and cannot be seen from the street; and

3. That design review of the proposed replacement structures was approved in
conjunction with the demolition permit.

1057 Pratt Avenue
Design Review Extension
September 5, 2017
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D. In accordance with the design review criteria identified in Municipal Code Section
17.164.030, the Planning Commission hereby finds that the project demonstrates
the following:

1. Consistency and compatibility with applicable elements of the general plan in
that it is a single-family home in a residentially designated area;

2. Compatibility of design with the immediate environment of the site in that it is
construction of a single-family home on a residentially designated parcel;

3. Relationship of the design to the site is found to be consistent in that the project
was designed by a licensed architect in consideration of the unique
characteristics of the site;

4. That the design is compatible in areas considered by the board as having a
unified design or historical character in that the home is not in an area of with a
unified design or historical character;

5. The design promotes a harmonious transition in scale and character in areas
between different designated land uses in that the project was designed by a
licensed architect in consideration of the unique characteristics of the site;

6. Compatibility with future construction both on and off the site in that it is
construction of a single-family home on a residentially designated parcel;

7. That the architectural design of structures and their materials and colors are
appropriate to the function of the project in that project was designed by a
licensed architect in consideration of the unique characteristics of the site;

8. That the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community in that the project was designed
by a licensed architect in consideration of the unique characteristics of the site;

9. That the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures in that the open
space and landscaping has been designed to accommodate the site;

10. That sufficient ancillary functions are provided to support the main functions of
the project and that they are compatible with the project’s design concept in that
the project meets all City requirements for the construction of a single-family
home;

11. That access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles in that access to the site will remain from Pratt
Avenue;

12. That natural features are appropriately preserved and integrated with the project
in that the open space and landscaping has been designed to accommodate the
site;

13. That the materials, textures, colors and details of construction are an appropriate
expression of its design concept and function and that they are compatible with

1057 Pratt Avenue
Design Review Extension
September 5, 2017
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the adjacent and neighboring structure and functions in that the project was
designed by a licensed architect in consideration of the unique characteristics of
the site;

14.In areas considered by the board as having a unified design character or
historical character, whether the design is compatible with such character in that
the home is not in an area of with a unified design or historical character;

15. That the landscape design concept for the site, as shown by the relationship of
plant masses, open space, scale, plant forms and foliage textures and colors
create a desirable and functional environment and whether the landscape
concept depicts an appropriate unity with the various buildings on the site in that
the open space and landscaping has been designed to accommodate the site;

16. That plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate
of St. Helena in that the open space and landscaping has been designed to
accommodate the site;

17. That sustainability and climate protection are promoted through the use of green
building practices such as appropriate site/architectural design, use of green
building materials, energy efficient systems and water efficient landscape
materials in that construction will meet all California Building Codes and City of
St. Helena development standards.

Planning Department Conditions of Approval

. The Planning Commission approves the design review extension for the above-
described project with the following conditions of approval. The project shall be in
conformance with all city ordinances, rules, regulations and policies in effect at the
time of issuance of a building permit. The conditions noted below are particularly
pertinent to this permit and shall not be construed to permit violation of other laws and
policies not so listed.

. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within
one (1) year from the effective date of this action or the approval shall expire.

. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

. All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect at
the time of the issuance of the building permit.

. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,

1057 Pratt Avenue
Design Review Extension
September 5, 2017
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and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City cooperates
fully in the defense of the action or proceedings.

5. Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

6. Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure to
their benefit and benefit of the City of St. Helena.

7. The primary purpose of this review is for compliance with the General Plan and Zoning
Ordinance. The property owners or their designee shall be responsible for meeting
with the Building Official, Fire Inspector and or Public Works Department to review
compliance with Building Codes, Fire Codes and specific Public Works Standards
including fire protection systems and any applicable accessibility standards of Title 24.

8. Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on September 5, 2017, except as modified herein.

9. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

10. During construction, the project site shall be adequately fenced and secured to prevent
trespassing.

11.To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work, if
work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

Public Works Department Conditions of Approval

12.Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

1057 Pratt Avenue
Design Review Extension
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13.For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the project
entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

14.Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

15.Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

16.The applicant shall incorporate water conservation practices into the proposed
project per the Theoretical Water Use Report prepared by James McCalligan of
JMA Architecture, dated June 15, 2015, including installing 1.28 gal toilets, 1.5 gpm
faucets, and 2.0 gpm low flow showerheads. Any and all non-conforming appliances
and plumbing fixtures shall be removed from the premises. The water conservation
requirements shall be replicated in full on the architectural plans.

17.Site plan shall show location of any trees within the project area.

18.The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena's Water
Standards and the California Department of Health Standards. Existing meter boxes
located within a driveway shall be retrofitted with a traffic-rated box. New laterals
shall be located perpendicular to the water main and outside any driveway/drive
aisle.

19.Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

20.Annex into the City of St Helena Municipal Sewer District No. 1, and pay all
annexation, connection, and impact fees.

21.Construct a concrete driveway approach, including sidewalk, per current City and
ADA standards prior to Certificate of Occupancy.

22.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

1057 Pratt Avenue
Design Review Extension
September 5, 2017
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23.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

24.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

25. The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. Helena utilizes the
2013 Title 24 codes.

26.When submitting plans for a building permit, the plans shall include all
documentation listed on the building permit application checklist.

27.The applicant shall provide a construction waste management plan with the building
permit application.

28.The plans for construction shall include a checklist for compliance with the California
Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

29.When submitting plans, the title page shall include all information referenced on the
building permit application checklist Title Page requirements.

30.Building Permit application materials and plans shall include any documentation
pertaining to special loads applicable to the design and the specified section of the
code that addresses the condition; special inspections for any systems or
components requiring special inspection; requirements for seismic resistance; and a
complete list of deferred submittals at time of application. Any deferral of the
required submittal items shall have prior approval of the Building Official however
deferral of fire sprinkler design is not allowed.

Fire Department Conditions of Approval

31.Fire sprinklers shall be installed as required by the Fire Department.

| HEREBY CERTIFY that the foregoing demolition permit and design review extension
was duly and regularly approved by the Planning Commission of the City of St. Helena at
a regular meeting of said Planning Commission held on September 5, 2017 by the
following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTEST:
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Grace Kistner Noah Housh
Chair, Planning Commission Planning Director
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RECEIVED

PLANNING DEPARTMENT
To: Planning Department and Planpi ommissioners: AUG 03 2017
From: Donna and Rusty Hinds O Mo~ HL‘,\UQ, City of SL Hslans

Subject: Building Permit extension; 1057 Pratt Ave.
Date: August 3, 2017

We are requesting an extension for the time to file for a building permit for 1057
Pratt Ave. This is our second extension. During the first year after planning
commission approval, we were not entitled to build as we were instructed by the
City that a certificate of occupancy would not be issued until the Crinella Pump
Station was upgraded by the owners of the Los Alcolbas Hotel. It was very difficult
to predict when the Los Alcolbas project, that had many scheduling delays, would
be completed. We were granted the first extension. During the time period of
waiting, our needs and desires changed and we have decided to sell the property.
When the property sells, we would like the new owners to have the option to file
for the Building permit if they choose to use the plans that were approved by the
planning commission.  The property has currently been on the market since
November 22, 2016. We appreciate the consideration of granting this extension.

Thank you for your time and attention to this request.
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CITY OF ST. HELENA PLANNING COMMISSION
RESOLUTION PC2015-027
DEMOLION PERMIT AND DESIGN REVIEW NO. PL15-032

CITY OF ST. HELENA, STATE OF CALIFORNIA
GRANTED TO 1057 PRATT AVENUE

PROPERTY OWNER: Donna & Rusty Hinds APN: 009-142-003

o

RNERY SN

S

N

Recitals

. Request by Donna & Rusty Hinds for a demolition permit and design review

approval to demolish existing structures in order to construct a new two-story, 3,021-
sf single-family residence with an 849-sf second unit, 624-sf detached garage, and
120-sf shed on the property located at 1057 Pratt Avenue in the MR: Medium
Density Residential district.

The Planning Commission of the City of St. Helena, State of California, held a noticed
public hearing on August 18, 2015.

Resolution

The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15301, which exempts demolition of accessory structures and
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

. For the Demolition Permit, the Planning Commission determines that the project is in

compliance with Municipal Code Section 17.164.050(E) in:

1. That, based on the public record and testimony presented at a public hearing,
the building is determined not to be a significant architectural or historical
building.

2. That the demolition does not eliminate elements that are required to maintain
the essential character of the neighborhood.

The Planning Commission determines the project is in compliance with the following
Design Review criteria of Municipal Code Section 17.164.030:

Consistency and compatibility with applicable elements of the general plan;
Compatibility of design with the immediate environment of the site;

Relationship of the design to the site;

Determination that the design is compatible in areas considered by the board as
having a unified design or historical character;

Whether the design promotes harmonious transition in scale and character in areas
between different designated land use;

Compatibility with future construction both on and off the site;

Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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8. Whether the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

10. Whether sufficient ancillary functions are provided to support the main functions of
the project and whether they are compatible with the project’s design concept;

11. Whether access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles;

12. Whether natural features are appropriately preserved and integrated with the
project;

13. Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

14.In areas considered by the board as having a unified design character or historical
character, whether the design is compatible with such character;

15. Whether the landscape design concept for the site, as shown by the relationship of
plant masses, open space, scale, plant forms and foliage textures and colors create
a desirable and functional environment and whether the landscape concept depicts
an appropriate unity with the various buildings on the site;

16. Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate of
St. Helena;

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of green
building materials, energy efficient systems and water efficient landscape materials.

Planning Department Conditions of Approval

D. The Planning Commission approves design review for the above-described project
with the following conditions of approval. The project shall be in conformance with all
city ordinances, rules, regulations and policies in effect at the time of issuance of a
building permit. The conditions noted below are particularly pertinent to this permit and
shall not be construed to permit violation of other laws and policies not so listed.

1. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within
one (1) year from the effective date of this action or the approval shall expire, provided
however that the approval may be extended for up to two (2) one-year periods
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits
and Approvals. Any request for an extension of this approval shall be justified in
writing and received by the Planning Department at least thirty (30) days prior to
expiration.

2. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect
at the time of the issuance of the building permit.

In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City's approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City
cooperates fully in the defense of the action or proceedings.

Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure
to their benefit and benefit of the City of St. Helena.

The primary purpose of this review is for compliance with the General Plan and
Zoning Ordinance. The property owners or their designee shall be responsible for
meeting with the Building Official, Fire Inspector and or Public Works Department to
review compliance with Building Codes, Fire Codes and specific Public Works
Standards including fire protection systems and any applicable accessibility standards
of Title 24.

Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on August 18, 2015, except as modified herein. The Planning
Director may also authorize minor modifications to the plans.

The garage as shown on the submitted plans shall be reduced in height to 15 feet or
less to comply with Municipal Code Section 17.40.060(A)(4).

10. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway

11

or adjacent properties.

.To reduce disturbance of residents in the project vicinity, construction activities which

generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work,
if work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or

1057 Pratt Avenue
Design Review Conditions
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federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

Public Works Department Conditions of Approval

. Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

. For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approvai by the City Engineer prior to the issuance of a building permit. If the project
entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

. Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

. Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

. The applicant shall incorporate water conservation practices into the proposed
project per the Theoretical Water Use Report prepared by James McCalligan of
JMA Architecture, dated June 15, 2015, including installing 1.28 gal toilets, 1.5 gpm
faucets, and 2.0 gpm low flow showerheads. Any and all non-conforming appliances
and plumbing fixtures shall be removed from the premises. The water conservation
requirements shall be replicated in full on the architectural plans.

. Site plan shall show location of any trees within the project area.

. The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena’s Water
Standards and the California Department of Health Standards. Existing meter boxes

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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located within a driveway shall be retrofitted with a traffic-rated box. New laterals
shall be located perpendicular to the water main and outside any driveway/drive
aisle.

8. Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

9. Annex into the City of St Helena Municipal Sewer District No. 1, and pay all
annexation, connection, and impact fees.

10. Construct a concrete driveway approach, including sidewalk, per current City and
ADA standards prior to Certificate of Occupancy.

11.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

12.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

13.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

1. Prior to commencing with any construction activities the applicant shall procure all
required Building, Plumbing, Electrical and Mechanical permits.

2. The applicant will be required to comply with the codes adopted at the time a
building permit application is submitted. Currently the City of St. Helena has adopted
the 2013 editions of California Title 24, part 1 Administrative, part 2 Building, part 3
Electrical, part 4, Mechanical, part 5 Plumbing, part 6 Energy, part 11 Green
Building and part 12 Referenced Standards Codes, Part 2.5 California Residential
Code.

3. The demolition work is significant and will require a “J-number” from the Bay Area
Air Quality Management District (*BAAQMD).

4. The rebuild is significantly larger than the original residence and garage, more than
50% new. The structure shall be considered a new residence and shall comply with
all the applicable codes for a new home.

5. This project will require approval from the Napa County Department of
Environmental Management Department if the septic is to be used.
1057 Pratt Avenue

Design Review Conditions
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a. If the septic system is to be abandoned the Napa County Department of
Environmental Management approval will be required.

| HEREBY CERTIFY that the foregoing design review was duly and regularly approved
by the Planning Commission of the City of St. Helena at a regular meeting of said
Planning Commission held on August 18, 2015 by the following roll call vote:

AYES: Commissioners Monnette, Kistner, Koberstein, Sweeney, and Chair Parker
NOES:

ABSENT:
ABSTAIN:
APPROMED ATTEST:
=
&= .
Sarah Patker Noah Housh
Chair, Planning Commission Planning Director

1057 Pratt Avenus
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CITY OF ST. HELENA PLANNING COMMISSION
RESOLUTION PC2016-035

DESIGN REVIEW EXTENSION NO. PL16-057
GRANTED TO 1057 PRATT AVENUE

PROPERTY OWNER: Donna & Rusty Hinds APN: 009-142-003

Awh =

)

NOD

9.

Recitals

. Request by Donna & Rusty Hinds for a one-year design review approval extension

in order to construct a new two-story, 3,021-sf single-family residence with an 849-sf
second unit, 624-sf detached garage, and 120-sf shed on the property located at
1057 Pratt Avenue in the MR: Medium Density Residential district.

This is the first of two possible extensions and this extension will expire on
September 2, 2017.

The Planning Commission of the City of St. Helena, State of Califomnia, held a duly
noticed public hearing on September 20, 2016.

Resolution

The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15303, which exempts the construction or conversion of small
structures including single-family residences, garages, pools, etc.

The Planning Commission determines the project is in compliance with the following
Design Review criteria of Municipal Code Section 17.164.030:

Consistency and compatibility with applicable elements of the general plan;
Compatibility of design with the immediate environment of the site;

Relationship of the design to the site;

Determination that the design is compatible in areas considered by the board as
having a unified design or historical character;

Whether the design promotes harmonious transition in scale and character in areas
between different designated land use; _

Compatibility with future construction both on and off the site;

Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;

Whether the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

Whether the amount and arrangement of .open space and landscaping are
appropriate to the design and the function of the structures;

10. Whether sufficient ancillary functions are provided to support the main functions of

the project and whether they are compatible with the project's design concept;

1057 Prait Avenua
Design Review Extension
Septamber 20, 2016
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11. Whether access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles;

12. Whether natural features are appropriately preserved and integrated with the
project;

13.Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

14.In areas considered by the board as having a unified design character or historical
character, whether the design is compatible with such character;

15. Whether the landscape design concept for the site, as shown by the relationship of
plant masses, open space, scale, plant forms and foliage textures and colors create
a desirable and functional environment and whether the landscape concept depicts
an appropriate unity with the various buildings on the site;

16. Whether plant material is suitable and adaplable lo the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate of
St. Helena,

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of green
building materials, energy efficient systems and water efficient landscape materials.

Planning Department Conditions of Approval

C. The Planning Commission approves the design review extension for the above-
described project with the following conditions of approval. The project shall be in
conformance with all city ordinances, rules, regulations and policies in effect at the
time of issuance of a building permit. The conditions noted below are particularly
pertinent to this permit and shall not be construed to permit viclation of other laws and
policies not so listed.

1. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within
one (1) year from the effective date of this action or the approval shall expire, provided
however that the approval may be extended for up to two (2) one-year periods
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits
and Approvals. Any request for an extension of this approval shall be justified in
writing and received by the Planning Department at least thirty (30) days prior to
expiration.

2. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

3. All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District
fees shall be paid pricr to issuance of a building permit. Fees shall be those in effect
at the time of the issuance of the building permit.

4. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant's Project, in whole or in part, applicant shall defend, at its
1057 Prait Avenue
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own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attomey’s fees and liability of any kind, so lcng as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City
cooperates fully in the defense of the action or proceedings.

Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure
to their benefit and benefit of the City of St. Helena.

The primary purpose of this review is for compliance with the General Plan and
Zoning Ordinance. The property owners or their designee shall be responsible for
meeting with the Building Official, Fire Inspector and or Public Works Department to
review compliance with Building Codes, Fire Codes and specific Public Works
Standards including fire protection systems and any applicable accessibility standards
of Title 24.

Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on September 20, 2016, except as modified herein.

The garage as shown on the submitted plans shall be reduced in height to 15 feet or
less to comply with Municipal Code Section 17.40.060(A)(4).

10. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway

1.

or adjacent properties.

To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work,
if work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

Public Works Department Conditions of Approval

12, Approval of this project shall be subject to the requirements of, and all

improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
1057 Prait Avenue
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Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes goveming such improvements.

13.For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. if the project
entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

14.Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

15.Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

16.The applicant shall incorporate water conservation practices into the proposed
project per the Theoretical Water Use Report prepared by James McCalligan of
JMA Architecture, dated June 15, 2015, including installing 1.28 gal toilets, 1.5 gpm
faucets, and 2.0 gpm low flow showerheads. Any and all non-conforming appliances
and plumbing fixtures shall be removed from the premises. The water conservation
requirements shall be replicated in full on the architectural plans.

17.Site plan shall show location of any trees within the project area.

18.The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena's Water
Standards and the California Department of Health Standards. Existing meter boxes
located within a driveway shall be retrofitted with a traffic-rated box. New laterals
shall be located perpendicular to the water main and outside any driveway/drive
aisle.

19.Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

1057 Pratt Avanug
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20.Annex into the City of St Helena Municipal Sewer District No. 1, and pay all
annexation, connection, and impact fees.

21.Construct a concrete driveway approach, including sidewalk, per current City and
ADA standards prior to Certificate of Occupancy.

22.The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

23.Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

24.An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

25. The applicant will be required to comply with the codes adopted at the time the
applicant applies for a building permit. At this time the City of St. Helena utilizes the
2013 Title 24 codes.

26.When submitting plans for a building permit, the plans shall include all
documentation listed on the building permit application checklist.

27.The applicant shall provide a construction waste management plan with the building
permit application.

28. The plans for construction shall include a checkiist for compliance with the California
Green Buildings Standards Code, mandatory measures. Provide a reference on the
checklist indicating where the mandatory measures can be found on the plans.

29. When submitting plans, the title page shall include all information referenced on the
building permit application checklist Title Page requirements.

30. Building Permit application materials and plans shall include any documentation
pertaining to special loads applicable to the design and the specified section of the
code that addresses the condition; special inspections for any systems or
components requiring special inspection; requirements for seismic resistance; and a
complete list of deferred submittals at time of application. Any deferral of the
required submittal items shall have prior approval of the Building Official however
deferral of fire sprinkler design is not allowed.

| HEREBY CERTIFY that the foregoing design review extension was duly and regularly
approved by the Planning Commission of the City of St. Helena at a regular meeting of
said Planning Commission held on September 20, 2016 by the following roll call vote:

1057 Pratt Avanue
Dasign Review Exisnsion
Septamber 20, 2016
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AYES: Commissioners Koberstein, Sweeney, Monnette and Kistner
NOES: None

ABSENT: Commissioner Parker

RECUSED: None

APPROVED: ATTEST:
Grace Kistner Noah Housh ,
Chair, Planning Commission Planning Director

1057 Pralt Avenue
Design Review Extension
Seplambear 20, 2016
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CITY OF ST. HELENA
PLANNING DEPARTMENT 1480 MAIN STREET- ST. HELENA, CA 94574
PLANNING COMMISSION

AUGUST 18, 2015

AGENDA ITEM: 6

PL15-032: Request by Donna & Rusty Hinds for a Demolition Permit and Design Review
approval to demolish an existing single-family residence in order to construct a new single-
family home, second unit, and accessory structures on the property located at 1057 Pratt Avenue
in the MR: Medium Density Residential district.

PREPARED BY: Aaron Hecock, Planner

REVIEWED BY: Noah Housh, Planning Director

APPLICATION FILED: 05/15/15 ACCEPTED AS COMPLETE: 08/04/15

LOCATION OF PROPERTY: 1057 Pratt Avenue

APN: 009-142-003

GENERAL PLAN/ZONING: MR: Medium Density Residential

APPLICANT: Donna & Rusty Hinds PHONE: (713) 463-2600

PROJECT DESCRIPTION

The existing 15,815-sf flag lot parcel is currently developed with a 1,647-sf, three bedroom, two
bathroom, single-story, single-family residence with a 400-sf detached garage and two carports.
The parcel is accessed by a 20’ wide permanent easement over the parcel adjacent to Pratt
Avenue. The applicant is seeking a demolition permit and design review approval to demolish
the existing structures in order to construct a new two-story, 3,021-sf single-family residence
(2,240-sf first floor / 781-sf second floor) with an 849-sf detached second unit, 624-sf detached
garage, and 120-sf shed. The new structures would be finished with primarily white board and
batten siding with occasional elements of horizontal lap siding. All roofing would be corrugated
metal finished with a vintage galvanized patina. Divided lite metal clad wood windows would be
used for character and scale. The height of the proposed two-story home is approximately 25°.

The flag lot is somewhat unique in that it is largely secluded from view by existing vegetation
and landscaping. As it currently exists, little is visible from the lot itself (see attached photos).
The two homes along the access easement leading to the home are both large, two-story homes.
The backyard of an adjacent parcel is located to the front of the flag lot (southwest property
line). The back of a one-story home with no windows is adjacent the flag looking towards Pratt
Avenue (westerly property line), while an undeveloped lot is adjacent the flag lot’s backyard
(northern property line). The backyard of two homes appear to be located adjacent to the eastern
property line although they cannot currently be seen from the property.
1057 Pratt Avenue
Demolition Permit & Design Review

August 18, 2015
Page 1 of 4
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ANALYSIS

CEQA

The project is exempt from the requirements of CEQA pursuant to Section 15301, which
exempts the demolition of a single-family residence and Section 15303, which exempts the
construction or conversion of small structures including single-family residences, garages, pools,
etc.

GENERAL PLAN/ZONING

The property has a General Plan and Zoning designation of Medium Density Residential (MR).
This district provides for single-family detached homes, accessory dwelling units and compatible
uses.

As far as the Floor Area Ratio (F.A.R.) is concerned, a 15,815-sf parcel has a maximum F.A.R.
of .252. This would allow up to approximately 3,985-sf of building space (excluding F.A.R.
exempt 400-sf of second unit space, 200-sf of garage space, and 120-sf of non-habitable
accessory building or 4,705-sf total). The applicant is proposing a 3,021-sf home with an 849-sf
second unit, a 624-sf detached garage, and a 120-sf accessory building (4,614-sf total). With the
F.A.R. exemptions noted above, the project will consist of 3,894-sf, which is 91-sf less than the
maximum square footage permitted for an F.A.R. of .246. While there is a lot of square footage
associated with the project, the massing is broken up between the home, second unit and garage
as they are each separate structures. Additionally, Pratt Avenue is characterized by large,
somewhat rural estate homes, including many large homes on flag lots. At 4,614-sf of building
space (including the shed), the project is at 29% lot coverage (the maximum permitted is 45%).
The project as proposed meets all the requirements of the MR zone including lot size, building
size, setbacks, etc.

It should be noted, that per Municipal Code Section 17.112.100(B)(6), the flag lot development
standards state that “New development on the flag lot shall be subject to design review by the
planning commission who shall look at the relationship of the construction to surrounding lots,
buildings and structures. Building height and window locations may be modified to compensate
for loss of privacy to adjoining properties.”

UTILITIES

The existing residence and accompanying accessory structures are being replaced and updated
which will make them more efficient than what currently exists. The applicant has provided a
water neutrality analysis that demonstrates no net increase in water consumption (included on
first page of plan set).

The existing home is on a septic system, however, it is anticipated that the sewer system will be
extended down Pratt Avenue in the near future. At this time, the applicants will be required to
connect to the City’s sewer system.

DEMOLITION PERMIT

As provided in Municipal Code Section 17.164.050(E), no permit authorizing the demolition of
any building within any zoning district shall be issued until approved by the Planning
Commission in accordance with the following findings:

1057 Pratt Avenue

Demolition Permit & Design Review
August 18, 2015
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1. That, based on the public record and testimony presented at a public hearing, the building is
determined not to be a significant architectural or historical building.

2. That the demolition does not eliminate elements that are required to maintain the essential
character of the neighborhood.

The existing home was constructed in 1948 and is not listed on the City of St. Helena’s historical
resources inventory. Furthermore, the building is not architecturally significant and cannot be
seen from the street. Demolition of this residence would not impact a historical resource or
otherwise negatively affect the character of the neighborhood.

DESIGN REVIEW

The purpose of design review is to, among other things, promote the qualities that bring value to
the community and foster attractiveness and functional utility of the community as a place to live
and work. The following design criteria should be considered by the Planning Commission in
review of this application (Zoning Ordinance Section 17.164.030):

1. Consistency and compatibility with applicable elements of the general plan;

2. Compatibility of design with the immediate environment of the site;

3. Relationship of the design to the site;

4. Determination that the design is compatible in areas considered by the board as having a

unified design or historical character;

Whether the design promotes harmonious transition in scale and character in areas

between different designated land uses;

Compatibility with future construction both on and off the site;

Whether the architectural design of structures and their materials and colors are

appropriate to the function of the project;

8. Whether the planning and siting of the various functions and buildings on the site create
an internal sense of order and provide a desirable environment for occupants, visitors and
the general community;

9. Whether the amount and arrangement of open space and landscaping are appropriate to
the design and the function of the structures;

10. Whether sufficient ancillary functions are provided to support the main functions of the
project and whether they are compatible with the project’s design concept;

11. Whether access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles;

12. Whether natural features are appropriately preserved and integrated with the project;

13. Whether the materials, textures, colors and details of construction are an appropriate
expression of its design concept and function and whether they are compatible with the
adjacent and neighboring structure and functions;

14. In areas considered by the board as having a unified design character or historical
character, whether the design is compatible with such character;

15. Whether the landscape design concept for the site, as shown by the relationship of plant
masses, open space, scale, plant forms and foliage textures and colors create a desirable
and functional environment and whether the landscape concept depicts an appropriate
unity with the various buildings on the site;

16. Whether plant material is suitable and adaptable to the site, capable of being properly
maintained on the site, and is of a variety which is suitable to the climate of St. Helena;

o

~No

1057 Pratt Avenue

Demolition Permit & Design Review
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17. Whether sustainability and climate protection are promoted through the use of green
building practices such as appropriate site/architectural design, use of green building
materials, energy efficient systems and water efficient landscape materials.

This property is one of several rather large flag lots on Pratt Avenue, however, this parcel is
unique in that it is accessed by an easement rather than a “panhandle” that is a part of the
parcel itself. This means that all of the square footage is useable whereas the ““panhandle”
portion of the other flag lots counts towards those properties square footage but is unusable for
development. Due to this parcels size, location, and uniqueness, as well as how the proposed
project was designed to minimize impacts on adjacent parcels, staff believes that the proposed
project is consistent with the required design review findings listed above.

CORRESPONDENCE
At the time of packet distribution staff had received no letters in support or opposition to this
application.

STAFF RECOMMENDATION

Staff finds that the proposed configuration of the site, the overall design elements and proposed
materials/finishes are in character with the neighborhood and the community in general. The
project would improve the aesthetic of the site and would not adversely impact adjacent
properties. Because of this staff concludes that design review findings can be made and
recommends that the Planning Commission:

1. Determine that the project is exempt from the requirements of CEQA, pursuant to Section
15301, which exempts demolition of accessory structures and Section 15303, which exempts
the construction or conversion of small structures including single-family residences,
garages, pools, etc.

2. Accept the required findings and approve a demolition permit and design review for the
proposed project located at 1057 Pratt Avenue.

ATTACHMENTS
1. Resolution / Conditions of Approval
2. Site Location
3. Site Photos
4. Applicant Statement
5. Plans

1057 Pratt Avenue

Demolition Permit & Design Review
August 18, 2015
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DEMOLION PERMIT AND DESIGN REVIEW NO. PL15-032
CITY OF ST. HELENA, STATE OF CALIFORNIA
GRANTED TO 1057 PRATT AVENUE

PROPERTY OWNER: Donna & Rusty Hinds APN: 009-142-003

Recitals

1. Request by Donna & Rusty Hinds for a demolition permit and design review
approval to demolish existing structures in order to construct a new two-story, 3,021-
sf single-family residence with an 849-sf second unit, 624-sf detached garage, and
120-sf shed on the property located at 1057 Pratt Avenue in the MR: Medium
Density Residential district.

2. The Planning Commission of the City of St. Helena, State of California, held a noticed
public hearing on August 18, 2015.

Resolution

A. The Planning Commission hereby finds that the project is exempt from CEQA
pursuant to Section 15301, which exempts demolition of accessory structures and
Section 15303, which exempts the construction or conversion of small structures
including single-family residences, garages, pools, etc.

B. For the Demolition Permit, the Planning Commission determines that the project is in
compliance with Municipal Code Section 17.164.050(E) in:

1. That, based on the public record and testimony presented at a public hearing,
the building is determined not to be a significant architectural or historical
building.

2. That the demolition does not eliminate elements that are required to maintain
the essential character of the neighborhood.

C. The Planning Commission determines the project is in compliance with the following
Design Review criteria of Municipal Code Section 17.164.030:

Consistency and compatibility with applicable elements of the general plan;
Compatibility of design with the immediate environment of the site;

Relationship of the design to the site;

Determination that the design is compatible in areas considered by the board as
having a unified design or historical character;

Whether the design promotes harmonious transition in scale and character in areas
between different designated land use;

Compatibility with future construction both on and off the site;

Whether the architectural design of structures and their materials and colors are
appropriate to the function of the project;

8. Whether the planning and siting of the various functions and buildings on the site
create an internal sense of order and provide a desirable environment for
occupants, visitors and the general community;

PobdE
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9. Whether the amount and arrangement of open space and landscaping are
appropriate to the design and the function of the structures;

10.Whether sufficient ancillary functions are provided to support the main functions of
the project and whether they are compatible with the project’s design concept;

11.Whether access to the property and circulation systems are safe and convenient for
pedestrians, cyclists and vehicles;

12.Whether natural features are appropriately preserved and integrated with the
project;

13.Whether the materials, textures, colors and details of construction are an
appropriate expression of its design concept and function and whether they are
compatible with the adjacent and neighboring structure and functions;

14.In areas considered by the board as having a unified design character or historical
character, whether the design is compatible with such character;

15.Whether the landscape design concept for the site, as shown by the relationship of
plant masses, open space, scale, plant forms and foliage textures and colors create
a desirable and functional environment and whether the landscape concept depicts
an appropriate unity with the various buildings on the site;

16.Whether plant material is suitable and adaptable to the site, capable of being
properly maintained on the site, and is of a variety which is suitable to the climate of
St. Helena;

17. Whether sustainability and climate protection are promoted through the use of
green building practices such as appropriate site/architectural design, use of green
building materials, energy efficient systems and water efficient landscape materials.

Planning Department Conditions of Approval

D. The Planning Commission approves design review for the above-described project
with the following conditions of approval. The project shall be in conformance with all
city ordinances, rules, regulations and policies in effect at the time of issuance of a
building permit. The conditions noted below are particularly pertinent to this permit and
shall not be construed to permit violation of other laws and policies not so listed.

1. The design review shall be vested within one (1) year from the date of final action. A
building permit for the use allowed under this approval shall have been obtained within
one (1) year from the effective date of this action or the approval shall expire, provided
however that the approval may be extended for up to two (2) one-year periods
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits
and Approvals. Any request for an extension of this approval shall be justified in
writing and received by the Planning Department at least thirty (30) days prior to
expiration.

2. The approvals shall not become effective until fourteen (14) calendar days after
approval, providing that the action is not appealed by the City Council or any other
interested party within that 14-day period.

3. All required fees, including planning fees, development impact fees, residential in-lieu
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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fees shall be paid prior to issuance of a building permit. Fees shall be those in effect
at the time of the issuance of the building permit.

4. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its
own expense and without any cost to the City, and with counsel acceptable to the City,
and shall fully and completely indemnify and hold the City, its agents, officers, and
employees harmless from and against any and all claims, causes of action, damages,
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly
notifies the applicant of any such claim, action, or proceedings and the City
cooperates fully in the defense of the action or proceedings.

5. Provided they are in general compliance with this approval, minor modifications may
be approved by the Planning Director.

6. Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with
the land and shall be binding upon all parties having any right, title or interest in the
real property or any part thereof, their heirs, successors and assigns, and shall inure
to their benefit and benefit of the City of St. Helena.

7. The primary purpose of this review is for compliance with the General Plan and
Zoning Ordinance. The property owners or their designee shall be responsible for
meeting with the Building Official, Fire Inspector and or Public Works Department to
review compliance with Building Codes, Fire Codes and specific Public Works
Standards including fire protection systems and any applicable accessibility standards
of Title 24.

8. Construction shall be in compliance with plans submitted and reviewed by the
Planning Commission on August 18, 2015, except as modified herein. The Planning
Director may also authorize minor modifications to the plans.

9. The garage as shown on the submitted plans shall be reduced in height to 15 feet or
less to comply with Municipal Code Section 17.40.060(A)(4).

10. Exterior lighting shall be directed or shielded to prevent glare onto the public roadway
or adjacent properties.

11.To reduce disturbance of residents in the project vicinity, construction activities which
generate noise that can be heard at the property line of any parcel of real property
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through
Saturday. Delivery of materials/equipment and cleaning and servicing of
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these
time restrictions may be granted by the Public Works Director for one of the following
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work,
if work and equipment will not create noise that may be unreasonably offensive to
neighbors as to constitute a nuisance. The City Engineer must be notified and give
approval in advance of such work. No construction activities shall occur on Sundays or
federal or local holidays that generate noise that can be heard at the property line of
any parcel of real property within the City limits.

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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Public Works Department Conditions of Approval

. Approval of this project shall be subject to the requirements of, and all
improvements shall be designed and constructed in accordance with, the most
current version at the time of improvement plan submittal, Caltrans Standards and
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and
all current federal, state and county codes governing such improvements.

For any improvements outside the existing building envelope, a grading and
drainage plan showing topographic data, all easements, infrastructure onsite and
directly adjoining, and an erosion control plan shall be submitted for review and
approval by the City Engineer prior to the issuance of a building permit. If the project
entails more than 50 cubic yards of soil disturbance, 10,000 square feet of
disturbance area, a cut or fill of 3 feet or more, or alteration of any drainage pattern,
a grading permit shall be required.

Drainage needs to be routed to prevent inundation of neighboring properties.
Grading and/or site improvement plans shall show how 2-year and 10-year storm
flows shall be infiltrated on site and/or diverted at the property lines to prevent
inundation of neighboring properties. All stormwater and erosion control plans shall
conform to the latest State and City codes at a minimum.

Prepare and implement a Stormwater Control Plan as required by the Bay Area
Stormwater Management Agencies Association (BASMAA) Post-Construction
Manual, dated July 14, 2014.

. The applicant shall incorporate water conservation practices into the proposed
project per the Theoretical Water Use Report prepared by James McCalligan of
JMA Architecture, dated June 15, 2015, including installing 1.28 gal toilets, 1.5 gpm
faucets, and 2.0 gpm low flow showerheads. Any and all non-conforming appliances
and plumbing fixtures shall be removed from the premises. The water conservation
requirements shall be replicated in full on the architectural plans.

. Site plan shall show location of any trees within the project area.

. The applicant shall install an approved backflow device behind the existing water
meter prior to Certificate of Occupancy. Any new and modified existing water
laterals, meters and backflow prevention devices shall be required and constructed
in accordance with the current requirements of the City of St. Helena’s Water
Standards and the California Department of Health Standards. Existing meter boxes
located within a driveway shall be retrofitted with a traffic-rated box. New laterals
shall be located perpendicular to the water main and outside any driveway/drive
aisle.

1057 Pratt Avenue
Design Review Conditions
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Remodels or new construction which require fire sprinklers shall install an
appropriately-sized water service with appropriate backflow and meter devices prior
to Certificate of Occupancy. Fire system calculations shall be submitted with the
Grading and Drainage Plan to verify fire service lateral and meter sizing. Deferred
submittals are not accepted.

Annex into the City of St Helena Municipal Sewer District No. 1, and pay all
annexation, connection, and impact fees.

Construct a concrete driveway approach, including sidewalk, per current City and
ADA standards prior to Certificate of Occupancy.

The applicant shall repair all public improvements that are damaged by the
construction process in accordance with the City Water/Sewer/Street/Storm
Drain/Sidewalk Standards prior to Certificate of Occupancy.

Existing streets being cut by new utility services will require edge grinding and an
A.C. overlay per City standards, extent to be determined by the Public Works
Department.

An encroachment permit shall be required for any work performed in the public right
of way.

Building Department Conditions of Approval

Prior to commencing with any construction activities the applicant shall procure all
required Building, Plumbing, Electrical and Mechanical permits.

The applicant will be required to comply with the codes adopted at the time a
building permit application is submitted. Currently the City of St. Helena has adopted
the 2013 editions of California Title 24, part 1 Administrative, part 2 Building, part 3
Electrical, part 4, Mechanical, part 5 Plumbing, part 6 Energy, part 11 Green
Building and part 12 Referenced Standards Codes, Part 2.5 California Residential
Code.

The demolition work is significant and will require a “J-number” from the Bay Area
Air Quality Management District ("BAAQMD).

The rebuild is significantly larger than the original residence and garage, more than
50% new. The structure shall be considered a new residence and shall comply with
all the applicable codes for a new home.

This project will require approval from the Napa County Department of
Environmental Management Department if the septic is to be used.

a. If the septic system is to be abandoned the Napa County Department of
Environmental Management approval will be required.

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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| HEREBY CERTIFY that the foregoing design review was duly and regularly approved
by the Planning Commission of the City of St. Helena at a regular meeting of said
Planning Commission held on August 18, 2015 by the following roll call vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ATTEST:

Sarah Parker Noah Housh
Chair, Planning Commission Planning Director

1057 Pratt Avenue
Design Review Conditions
August 18, 2015
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August 4, 2015

To: Planning Department
City of St. Helena
St. Helena, CA

Re: Written Statement

Design Review application for the proposed
Donna and Rusty Hinds replacement residence
Located at:

1057 Pratt Avenue

St. Helena, California

A/P #009-142-003

Santa Rosa, CA 95401
Phone 707-578-4525
Fax 707-578-3742

www.mccalligan.com

Attention Planner, and Planning Commission members,

On behalf of Donna and Rusty Hinds, we hereby submit our Design Review Application for
construction of a new residence and second unit at 1057 Pratt Avenue and the demolition of the
existing single-family dwelling currently located on the site.

SITE AND CONTEXT:

The site is located on a flag lot that is accessed through a 20’ wide permanent easement from
Pratt Avenue. This entire block consists of large flag lots to the south of Pratt Avenue. This parcel
consists of 15,815 square feet and is the one of the largest flag in the area. Additionally, the other
flag lots include the driveway in the square footage, whereas, the square footage for the easement
to this parcel is not included since it is not part of the lot. The lot is a rectangle of approximately
132’ by 120'.

GENERAL PROJECT DESCRIPTION:

Donna and Rusty Hinds are proposing the demolition and construction of a single family home
that will be utilized as their permanent full time residence. They have been part time residents of
St. Helena since 2008 and moved here full time in August of 2014. They have a daughter at Saint
Helena High School and have become active members of the community. Donna currently
represents the City of St. Helena on the Napa County Active Transportation Committee. She also
recently completed the UC Master Gardeners Program of Napa County and has made a large
commitment of volunteer time with this organization that assists with farming, vineyard and home
gardening education. The Hinds are looking forward to many happy years in their proposed home.
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DEMOLITION:

The existing home located at 1057 Pratt Ave was built in 1948 and does not appear to have been
maintained or updated during its 67 year life. The building is not architecturally or historically
significant and cannot be seen from the street. The existing home consists of: 3 bedrooms and
2 baths on a single level, and is approximately 1,647 square feet of conditioned space with a 400
square feet garage and two carports. The existing home is not in character with the other homes
currently located on Pratt Ave. It still has low efficiency mechanical systems, wood burning
fireplace, limited insulation and non-water conserving plumbing. The substandard foundation and
framing systems would require extensive reinforcement and retrofitting to meet current code
standards. The compartmentalized floor plan including odd flow and use of space makes the
house difficult to remodel. In short, the cost to improve the house to meet the needs of the program
and code upgrades would be cost prohibitive. The clients are working with Jose Martin and the
St. Helena Fire Department to utilize the existing building as a practice and training structure,
thereby yielding a public benefit from the destruction of the house.

PROPOSED PROJECT:

Based on the current zoning code for Medium Density housing, the allowable Floor Area Ratio
(FAR) for this lot is 25.2% or 3,985 square feet of living space with a bonus of 400 feet for second
units and an exemption of 200 feet for garages for a total of 4,585 square feet. The proposed
project includes a main residence of 3,021 square feet, a garage with an unconditioned space of
624 square feet, a second unit of 849 square feet for a total of 4,494 square feet. The proposed
project is within the current FAR and due to the large size and nature of the flag lot, the buildings
have been sited to allow for a pool and various areas of large open space surrounding the
buildings. The proposed project is consistent with other homes on Pratt Avenue built on similar
sized parcels. There are 5 properties in this block of Pratt Avenue with structures exceeding 3,000
square feet. There are also several homes on Pratt Avenue with second units. The proposed
project fits in the neighborhood and is consistent with the other projects that have previously been
constructed on Pratt Avenue.

We believe this project is a good example of how this additional square footage and garage
exemption work to incentivize a second unit without overbuilding the lot. The proposed 3,021
square foot main residence is very consistent with the other residences on Pratt Avenue. The
clients first priority was to build a 3,000 square foot home. By taking advantage of the 400 square
foot bonus, the clients had the opportunity and incentive to propose a second unit. (The City has
recognized the importance of this incentive in the Draft Housing Element Needs Assessment/ City
of St Helena General Plan Update, February 24, 2015, Page 7 & 8, and approved by City Council)
In the future, the clients are considering the possibility of utilizing the second unit as a long term
rental.

Due to the large size of the lot, there is plenty of open space remaining around the proposed
buildings and the buildings do not impose on the privacy of surrounding neighbors. The second
story portion of the project is centrally located on the lot. There is only one second story window
that could possibly look out onto one parcel to the east of the Hinds property. This parcel is a
vacant lot owned by Mark and Todd Andrade. The Hinds have discussed their project with Mark
Andrade and the Andrade’s have no objections to the project as proposed. There are seven
properties that border the Hinds property (three on Crinella). The Hinds have contacted all seven
neighbors to let them know what has been proposed and there have been no objections to the
project. There is only one owner who has not responded after multiple attempts.
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ARCHITECTURE:

The proposed project is essentially a collection of small scaled buildings with the barn/farmhouse
vernacular arranged to define private, outdoor spaces that contain sound and backyard activities.
Due to its location on a flag lot with houses on all sides a central courtyard plan was established
with a large open space at the center of the property. This siting serves as privacy buffer with
outdoor living area in the center of the property. We have been careful to orient the windows of
upper floor bedrooms away from the closest neighboring buildings. The other second story
windows provide daylight and ventilation to spaces below. We feel this design offers the best
natural lighting for the residents while maintaining the privacy of the neighboringlots.

Visibility of the site from the street is almost nonexistent due to the long driveway flanked to the
north with live oaks. The main house and garage should be largely invisible from anywhere
outside the property and the smaller scaled second dwelling unit should be visible only down the
length of the driveway. Due to the lack of street frontage additional parking spaces were added
to the site to allow for second unit and guest parking. The sizing of the driveway between the
garage and second unit allows for either tandem or parallel parking at the ownersdiscretion.

The white painted cedar siding will be primarily board and batten with occasional elements of
horizontal lap siding for visual relief. All roofing will be corrugated metal finished with a vintage
galvanized patina. Divided lite metal clad wood windows will be used for character andscale.

LANDSCAPING:

The prior owner’s landscaping contained extensive vegetable gardens, fruit trees and roses
maintained by inefficient hand held or broadcast irrigation. The Hinds are proposing low to
moderate water use plants composed of primarily Mediterranean and native plant types, and
numerous raised bed planters, with a numerous vegetated areas for stormwater drainage. These
plants will be irrigated exclusively with drip or sub-surface irrigation methods. The result should
be a substantial decrease in landscape water usage from the previous owner.

TREE REMOVAL:

The project calls for the removal of 10 trees on the property varying in size from 5’-24”. The trees
species include walnut, sycamore, fig, eucalyptus and various fruit trees none of which are
considered a protected species. The majority of the trees marked for removal are either in close
proximity with the proposed buildings or nearing the end of their life and in poor condition. The
Hinds are proposing to replace these with 15 trees including olive, citrus and other fruittrees.

WATER ANALYSIS:

The water use analysis calculation allows for 150 gallons per bedroom per day for the existing
three bedroom house, resulting in an existing usage of 450 gallons per day. It is estimated that
with the proposed water conserving measures and low flow plumbing fixtures this will be reduced
to 377 gallons per day for the new residence and second unit. This equates to a savings of 73
gallons per day.

STORMWATER MANAGEMENT:

The project makes use of several vegetated drainage swales scattered around the property to retain
stormwater from the roof and landings of the proposed construction. Drainage will be balanced
through the use of drain pipes to ensure that the tributary area does not exceed twice the retention
area. In addition the driveway, terrace and paths will be constructed of pervious material to increase
the area of rainwater filtration.
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PUBLIC WORKS CONDITIONS:

The current site has a septic system for treatment of solid waste. Many of the properties
surrounding the subject property are connected to the city sewer system. During the due diligence
phase of purchasing this property, the clients worked with Mike Muelrath of Applied Civil
Engineering and confirmed the feasibility of abandoning the current septic system and connecting
to the city sewer. Additionally, the clients confirmed with Steve Palmer that the city will allow
connection to the city sewer upon the mandated upgrade of the Crinella lift station by the
developers of the Los Alcobas (formerly Grandview) Hotel project. The superintendent of the Los
Alcobas project has indicated a projected completion date of the sewer upgrade of December,
2015. The clients have secured a utility easement along the right of way easement
to the property. Additionally, the clients have reached an oral agreement with the
1832 Crinella neighbor to grant a sewer easement in the event this access is more
feasible. This easement will be documented by a written agreement. We are
requesting approval of this project, subject to the condition that the Hinds will not be granted a
certificate of occupancy until the Crinella lift station has been upgraded and the Hinds property
has been connected to the city sewer.

In closing we believe that this project meets all applicable zoning requirements, is in character
with the surrounding homes, and would be a beautiful addition to the city of St. Helena. We

respectfully request this project be placed on the consent docket for planning commission
approval.

Respectfully submitted,

James A. McCalligan
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Agenda Item #5.3.

Figure 1. View of easement entering property.

Figure 2. View of existing home from the property line at end of easement.
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PR Vo AL s 3 =T . . g ? 24

Figure 3. View of property line and home along the westerly property line.
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View of easterly property line.

‘ . I vy
Figure 6. View of property to the north.
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4 8 2 5 Owner: Project Description / Written Statement:

Rusty and Donna Hinds Proposed new single family dwelling, detached garage, and
1057 Pratt Avenue second dwelling unit. Project will include removal of existing
St. Helena, California 94574 single family residence.

(713) 463-2100

Consulfants Site Information:

Structural Engineer:  Title 24: ADDRESS: 1057 Spring Brook Court
Green Engineering Roy D. Fowler APN: 009-142-003
852 West Sexton Road 8131 Ragle Place ZONING: MR
Sebastopol, Ca 95472 Sebastopol, Ca 95472 LOT SIZE: 15,815 S.F. (0.36 ACRES)

A db-B Th g

e
~a R
-

'

g - (707) 824-0660 (707) 824-6928 SETBACKS: Front and Rear: 20 ft. Side: 10ft
fax: (707) 824-0567 fax: (707) 824-6948
% <l..-_1 2 (707) w07 F.A.R. Calculations:
< 0 b - Lot Area: 15,815 S.F.
Lu ' % | Soil Engineer: Civi Engineer: Floor Area Ratio: 25.2% = 3,985 S.F.
> r ¥ ; ‘e, 'Zg Z"d ASZC/?”‘:S "y %ikel ﬁglg/ra/ﬂ; / Second Dwelling Increase: +400 S.F.
. it louser Street suite pplied Civil Engineering Inc. inn-

< P R 0 J E C s IT Ly Cotati, CA 94931 2074 West Lincoln Avenue Garage Area Exemption: _ *200SF.

6 mm » " [ad A JI 1 ? : A (707) 792-9221 Napa, CA 94558 NetA//OW@b/e FIOOfArea. 4,585 SF
~ P i o o _ ; ” B PR TA fax: (707) 792-1747 P (707) 350-4968
ls Pt P v o 1 0&7 P < [ 4 W \- v _ Proposed Area Calculations:

: : P, T RN RN ‘ o 2 Surveyor: Total Living Area Main Residence: 3,021 S.F.

< % X < } ' : Albion Surveys, Inc. Second Dwelling Living Area: 849 S.F.
m 1113 Hunt Avenue Garage Area: 624 S.F.
o St Helena, CA 94574 (A) Total Proposed Floor Area: 4494 SF.

P (707) 963-1829

Shed Area (Exempt): 120 S.F.

FLOOR AREA RATIO (FAR.) CALCULATION :
(A -200S.F. -400SF.) + LOTAREA = FAR

PROPOSED FAR.
4,494 -200-400 = 3,894 + 15,815 x 100 = 24.6%
|
- ; . : 1 . : ! | . - 53 O F.A.R. COVERAGE PROPOSED: 24.6% =3,894 S.F. < 3,985 S.F. Project Architect JAM.
ummamﬂd;m-*#m i -2 - y L ] =t} : : ‘ \ A 4 Drawn By: W.S.K.
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. . PROPOSED RESIDENCE:
Flow Rate Flow Duration .
FIXTURE GAL/MIN. OR (min, flush, Daily Uses Number of Gallons per
GAL/FLUSH Joad, etc.) per Ocaupant QOccupants Day
TOILETS: 1.28 X 1 X 3 bt 10 = 384
FAUCET: 15 x  025min.  x 3 bt 10 = 113
SHOWER: 20 X 8min.  x 1 X 10 = 1600
KITCHEN FAUCET: 18 x 4min.  x 1 X 10 = 720
CLOTHES WASHER: 19.7 X 1 X 037 «x 10 = 729
DISHWASHER: 6.3 X 1 X 01 X 10 = 6.3
Total Daily Water Use From Residential Fixtures = 361 gal
|
Pool Area (sf) Annual Annual Total Annual Total Annual Total Daily
Evaporation (ft) * Precipitation (ft) ** Water Loss (cf) Water Loss (gal) Water Loss (gal)
360 514 292 799 5977 16.4
a . ;
:. 4 *Derived from PAN evaporation data from Western Regional Climate Center for the Warm Springs Dam location
4 : ¥ ** Derived from annual precipitation rates from the California Department of Water Resources for St. Helena u)
itz
oy Total Daily Water Use From Pool = 16 gal Q <
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Drainage Notes:

Vegetated Areas

All impervious roof areas shall disperse runoff via gutter and downspout to splash blocks or underground drain pipes to nearby vegetated areas (or
permeable pavement as occurs).

All impervious concrete surfaces shall be sloped to disperse runoff via sheet flow to nearby vegetated areas.

Tributary impervious square footage shall not exceed twice the square footage of the receiving pervious area.

Runoff shall be dispersed across vegetated areas with splash blocks or rip rap to avoid erosion and promote infiltration.
Vegetated areas shall have amended soils, vegetation, and irrigation as required to maintain soil stability and permeability.
Any drain inlets within the vegetated area shall be at least 3" above the surrounding grade.

Permeable Pavement
No erodible areas drain on to permeable pavers.

Subgrade compaction shall be minimal under permeable pavers.

Reservoir base course shall be open-graded crushed stone. Base depth shall be adequate to retain rainfall (3") and support design loads.

If subdrain is included the outlet shall be placed a minimum of 3" above the bottom of the base course.

Subgrade shall be uniform with shallow enough slopes to prevent erosion.

A ridge edge shall be provided to retain granular pavements and unit pavers.

Solid unit pavers shall be set in sand with minimum 3/8" gaps between pavers. Joints shall be filled with an open-graded aggregate free of fines.
Permeable concrete or porous asphalt, if used, shall be installed by a certified professional according to the vendor's recommendation.

Water Retaining Pervious Soil Design Guidelines

Soil retention:  The duff layer and native topsoil should be retained in an undisturbed state to the maximum extent practicable. In any areas
requiring grading remove and stockpile the duff layer and topsoil on site in a designated, controlled area, not adjacent to public resources and
critical areas, to be reapplied to other portions of the site where feasible.

Soil quality: Al areas subject to clearing and grading that have not been covered by impervious surface shall be incorporated into a drainage
areas at project completion. These soils shall demonstrate the following:

1) A topsoil layer with a minimum organic matter content of ten percent dry weight in planting beds, and 5% organic matter content in turf areas,
and a pH from 6.0 to 8.0 or matching the pH of the original undisturbed soil. The topsoil layer shall have a minimum depth of eight inches
except where tree roots limit the depth of incorporation of amendments needed to meet the criteria. Subsoils below the topsoil layer should be
scarified at least 4 inches with some incorporation of the upper material to avoid stratified layers, where feasible.

2) Planting beds must be mulched with 2 inches of organic material.
3) Quality of compost and other materials used to meet the organic content shall meet the following requirements:

a) The compost must also have an organic matter content of 35% to 65%, and a carbon to nitrogen ratio below 25:1. The carbon to
nitrogen ratio may be as high as 35:1 for plantings composed entirely of native plants.

b) Calculated amendment rates may be met through use of composted materials as defined above; or other organic materials amended
fo meet the carbon to nitrogen ratio requirements, and meeting the contaminant standards of Grade A Compost. The resulting soil should be
conducive to the type of vegetation to be established.

Implementation Options:  The soil quality design guidelines listed above can be met by using one of the methods listed below:
1) Leave undisturbed native vegetation and soil, and protect from compaction during construction.

2) Amend existing site topsoil or subsoil either at default ‘pre-approved” rates, or at custom calculated rates based on specifiers tests of the soil
and amendment,

3) Stockpile existing topsoil during grading, and replace it prior to planting. Stockpiled topsoil must also be amended if needed to meet the
organic matter or depth requirements, either at a default “pre-approved” rate or at a custom calculated rate.

4) Import topsoil mix of sufficient organic content and depth to meet the requirements. More than one method may be used on different portions
of the same site. Soil that already meets the depth and organic matter quality standards, and is not compacted, does not need to be amended.

Bioretention Design Guidelines

Provide 18" depth "loamy sand" soil mix with minimum long-term percolation rate of 5" per hour.

Provide perforated pipe (PVC SDR 35) underdrain bedded near top of "Class 2 perm" layer with
holes facing down. Connect to storm drain or approved discharge point.

Do not use filter fabric.

Under drain shall have a clean-out port consisting of a vertical, rigid, non-perforated PVC pipe,
with a minimum diameter of 4 inches and a watertight cap.

Plantings shall be suitable to climate, exposure and a well drained soil, and occasional
inundation during large storm events.

Irrigation system with connection to water supply shall be supplied on a separate zone.

When excavating, avoid smearing soils on bottom and side slope. Minimize compaction of native
soils and "rip" soils if clayey and/or compacted. Protect area from construction site runoff.
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J|—— Vegetated areas shall contain amended
soils, vegetation, and irrigation as reqd. to
maintain soil stability and permeability.
See the Design Guidelines on this sheet.
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PLANTING NOTES : [0 y
o o Symbol Botanical Name Common Name I | |
Plants having similar water use shall be grouped together in distinct hydrozones. I | \
B { S - -4
Invasive plants shall not be installed in the landscape. Trees: / n Lfnononoaonon a0 n\ﬂ S I Y
— | \ Lﬂ.n:\Lu:mJ:uJuu:Lu:\LJ:u (= 4l Il UL L
- T = 1 i 1 i 1 & A
A minimum of a three inch layer of porous muich shall be applied to all exposed soil @ Olea Europaea Olive ' i o ‘U s )l N— HERRRT LLLLJLJ.LLJTI;‘L pov v fo0 [ ] P :g - __
surfaces of non-turf areas within the landscaped area. Non-porous material, such as plastic [ \ e , N | [
. ) L 5 N i |
sheeting, shall not be placed under the mulch; porous landscape fabric is acceptable. @ Malus, Pyrus, etc Fruit Trees / \ \ % : N | | |
I |
Drip irrigation system to be provided typical throughout new landscaping w/ (1) 6 zone <\ | N E I N | !
cti oy I |
automatic timer. % Citrus spp. Citrus \\ | LL(’ I | |
o | |
The irrigation system shall be designed to maximize the distributing uniformity. Provide I | r : I
head-to-head coverage of above ground sprinklers. Emission devices shall have matched Shrubs: L — N | ) ) | !
precipitation rates within a valve. Use proper irrigation methods to ensure plant material ° \ ~ N _ : : o |
does not affect spray pafterns. i& Lavendula spp. L avender >< | \ g O | |
| |
Installer to ensure that water is applied to the intended plant material and does not run off 3o N\ u _______ S : RA/SED?’U{V TERS |
or overspray onto adjacent pavement, sidewalks, structures or other non-landscaped areas. Rosacea spp. Rose >_< | N ] |
|1 ° N\ | |
All planted landscaped areas shall be irrigated with automatic controllers with repeat start % Rosemarinus officinalis Rosemary 1°° | \‘: | | | "~ 499
time and multiple program potential. \ N ! & | |
i ifAlil ; i i o ° o I \\\
Separate irrigation valves shall be used for different plant types, irrigation methods, solar Ligustrum ovalifolium California Privet | : \ — — |
exposures, microclimates, slopes, and soil types. o : ~ N — N
iz} Vitis spp. Table grapes ° o \ . A |
Pressure regulation shall be installed so that all components of the irrigation system operate | I N\ | |
at the manufacturer's recommended optimal pressure. . ) ° — . I
Water Efficient Landscape: °° | ") , ‘ —
Point application irrigation methods (drip, bubbler, etc.) shall be used in landscaped areas REGULATIONS NOT APPLICABLE PER CITY OF ST. HELENA WATER R | i ! I |
less than 5 feet wide. EFFICIENT LANDSCAPE ORDINANCE SECTION A1. "APPLICABILITY" o o i S = : I \
L ' T~ l "o ]
Rain shut-off devices shall be installed on each irrigation controller. POTENTIAL LANDSCAPED AREA: o \ i l \ ﬂ O H
4193SF. < 5000SF. o o | i : . (
Check valves shall be installed as needed to prevent low head drainage. s L K 5 e e i -w\— - ot s ] O I = :
o o o F:rz":::::::::qﬁ:::::::::::::::::H*::::::::jﬂtj [UL,-,Jia,A,LL,,,JU] . i
o : :l H i cf_t:::q}*:::q_p:::ﬁ |
L e ! 11 e S 2 | I
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Exterior Finishes: Gutter: Painted 5" diameter 1/2-round gutters with 2" diameter round painted galvanized

- downspouts. Gutters, Downspouts and exposed flashing to matching Galvalume .

Metal Roofing: 21/2"x 1/2"x 24 Gage Galvalume concealed fastner metal roofing. Full length material. Tie rainwater leaders to solid conduit and drain to an approved area. architects
panels only. 40 mills SBS high temperature bitumen underlayment by TriBuilt or Provide leaf guard typical to prevent the accumulation of leaves and debris. ) .
approved equal Chimney Cap: Powder coated Galvanized steel metal w/ approved spark per details and elevations. James MCCaIIIgan ArChIteCt

Horiz. Siding: Smooth 1x 6 cedar lap siding with with 5* exposure over infilfration and moisture License No. C17891
barrier over 1/2 APA rated sheathing. Stained finish in areas shown shaded. SS nails. Garage Door: Paint grade cedar wood sectional garage door per plan and elevations by carriage 115 4th Street. Suite A
Set all nails. provide horizontal blocking every 4'. house or apprloved equal. Provide DC belt driven opener, remote keypad and 3 Santa Rosa, Cal /'fol rnia 95401

Board and Resawn 1x12 STK Cedar boards with 2x3 STK Cedar battens over infiltration and openers.  Stain samples (o be provide for approval. (707) 578-4525 Fax: 578-3742

Batten Siding: moisture barrier over 1/2 APA rated sheathing. Primed and painted finish as noted. Exposed Concrete:  Integral color concrete with salt finish at ariveway apron and landings. See Site EEEEEE——
Pre colored SS ringshank nails. Set all nails. Provide horizontal blocking every 4'. Plan for extent. ) .

Exterior Hardscape:  Driveway, guest parking 2" Decomposed granite over 8" compacted gravel base with These drawings are an instrument

Windows and "Sierra pacific” or approved equal metal clad wood windows w/ low €2 glazing typical ’ Y ’ of service and shall not be used,

French Doors: u.o.n. (Install per mf's specs) see architectural details for adaltional installation 4" concrete curbs in part or in whole, for any work
requirements. Painted interior pine. Roller screens at all operable windows. Provide Flashing: 22 ga Galvalume typical, roof to wall, door and window head, and door pans, not specifically contracted with
mull covers to match frames at all ganged windows. flashing as recommended by SMACNA current standards. Paint and prime all James A. McCalligan Architect.
Provide alternate for a multi panel pocket sliding door at the great room to BBQ porch. flashing to match adjacent surfaces. Copyright 2015

Exposed Wood, Facia, Select re-sawn Kiln Dried Clear Cedar of sizes and dimensions indicated on Soffits: 1x6x3/4" Tongue and Groove Rustic \V Groove paint grade fir or approved equal

Trusses, Beams, drawings. Use unfinished Galvalume flashing caps on all exposed rafter tails, with finish to match siding.

Corbels, Struts and ~ corbles. Barge rafters and fascias to be finger jointed clear cedar for painted Exterior Lighting: Dark Sky Compliant Fixture

Knee Braces: finish.

Stone Pavers: Flagstone

MAX_BLDG. HT. g~

250" MAX. HEIGHT FROM (E) GRADE
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SCALE: 1/4" = 1-0" _
Project Architect JAM.
Drawn By: W.S.K.
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Exterior Finishes: Gutter: Painted 5" diameter 1/2-round gutters with 2" diameter round painted galvanized
] downspouts. Gutters, Downspouts and exposed flashing to matching Galvalume
Metal Roofing: 21/2"x 1/2"x 24 Gage Galvalume concealed fastner metal roofing. Ful length material. Tie rainwater leaders to solid conduit and drain to an approved area.
panels only. 40 mills SBS high temperature bitumen undertayment by TriBuilt or Provide leaf guard typical to prevent the accumulation of leaves and debrs.
o approved equa, Chimney Cap: Powder coated Galvanized steel metal w/ approved spark per details and elevations.
Horiz. Siding: Smooth 1x 6 cedar lap siding with with 5* exposure over infilfration and moisture ) ) . ,
barrier over 1/2 APA rated sheathing. Stained finish in areas shown shaded. SS nails. Garage Door: Paint grade cedar wood sectional garage door per plan and elevations by carriage
Set all nails. provide horizontal blocking every 4'. house or approved equal. Provide DC belt driven opener, remote keypad and 3
Board and Resawn 1x12 STK Cedar boards with 2x3 STK Cedar battens over infiltration and openers. Stain samples Vto bep rml//de for ‘lap proval ] ]
Batten Siding: moisture barrier over 1/2 APA rated sheathing. Primed and painted finish as noted. Exposed Concrete:  Integral color concrefe with salt finish at driveway apron and landings. See Site
Pre colored SS ringshank nails. Set all nails. Provide horizontal blocking every 4'. Plan for extent.
Windows and "Sierra pacific” or approved equal metal clad wood windows w/ low e2 glazing typical Exterior Hardscape: gglveway,tgues[t) parking 2" Decomposed granite over 8" compacted gravel base with
French Doors: u.o.n. (Install per mfr's specs) see architectural details for additional installation concrete curbs . ‘
requirements. Painted interior pine. Roller screens at all operable windows. Provide Flashing: 22 ga Galvalume typical, roof to wall, door and window head, and door pans,
mull covers to match frames at all ganged windows. flashing as recommended by SMACNA current standards. Paint and prime all
Provide alternate for a multi panel pocket sliding door at the great room to BBQ porch. flashing to match adjacent surfaces.
Exposed Wood, Facia, Select re-sawn Kiln Dried Clear Cedar of sizes and dimensions indicated on Soffts: 1x6x3/4" Tongue and Groove Rustic \/ Groove paint grade fir or approved equal
Trusses, Beams, drawings. Use unfinished Galvalume flashing caps on all exposed rafter tais, with finish to match siding.
Corbels, Struts and  corbles. Barge rafters and fascias to be finger jointed clear cedar for painted Exterior Lighting: Dark Sky Compliant Fixture
Knee Braces: finish.
Stone Pavers: Flagstone
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NORTHEAST ELEVATION

NORTHEAST ELEVATION

SCALE: 14" =1-0"

SCALE: 1/4"=1-0"

|
»

150" MAX. BUILDING HEIGHT FROM AVG. NATURAL GRADE

NORTHWEST ELEVATION

GARAGE NORTHWEST ELEVATION

SCALE: 1/4"=1-0"
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220"

112"

—————RWD. LATTICE

6-0"

.1 { } 1. . =11 2x6 CEDAR TOP RAIL W/
\

T 2x8 CEDAR CAP
/ \

e SIMPSON' FB26 EACH END
TO 4x4 PT DF FENCE POST

« MAX_BLDG. HT. o
525.0'

TYPICAL, U.O.N.

BOARD ON BOARD W/ 1"
OVERLAP EA. BOARD

SPACING ON SITE)

12" @ x 36" MIN. DP. CONC.

PIER W/ 2" DRAIN ROCK
AT BOTTOM

2"CLR.

1x8 RWD. OR CEDAR FENCE

(2-ROWS) 8d S.S. NAILS
TYPICAL (ALIGN NAILS) /

>» ALIGN TOP AND BOTTOM RAILS
W/ EXTERIOR FACE OF POST

4x4 PT DF POST AT 6-0"0C MAX.
(VERIFY SPACING FOR EQUAL

SIMPSON' FB26 EACH END TO

/ 2x6 CEDAR BOTTOM RAIL W/
4x4 PT DF FENCE POST TYPICAL

—

250" MAX. HEIGHT FROM (E) GRADE
PROPOSED BUILDING HEIGHT

16-3 3/4"

SECTION AT FENCE (E) GRADE AT MAX.

— @

NOTE:

SCALE: 1 1/2"=1-0" BUILDING HT.

| |
Lo 1. PROVIDE POST EACH SIDE OF PROPOSED GATES. VERIFY ALL
GATE LOCATIONS ON SITE WITH OWNER.

500.0'

2. PROVIDE GATE HINGES, AUTO-CLOSER AND SELF-LATCHING
HARDWARE AND INSTALL PER MANUFACTURER'S

SPECIFICATIONS.

INTERIOR FACE OF FENCE

3. ALL HARDWARE TO BE CERTIFIED FOR INSTALLATION IN 'WET'

CONDITIONS

TYPICAL EXTERIOR FENCE ASSEMBLY

@

Exterior Finishes:

Metal Roofing:

Horiz. Siding:

Board and
Batten Siding:

Windows and
French Doors:

Exposed Wood, Facia,
Trusses, Beams,
Corbels, Struts and
Knee Braces:

21/2"x 1/2"x 24 Gage Galvalume concealed fastner metal roofing. Full length
panels only. 40 mills SBS high temperature bitumen underiayment by TriBuilt or
approved equal.

Smooth 1 x 6 cedar lap siding with with 5" exposure over infiltration and moisture
barrier over 1/2 APA rated sheathing. Stained finish in areas shown shaded. SS nails.
Set all nails. provide horizontal blocking every 4'.

Resawn 1x12 STK Cedar boards with 2x3 STK Cedar battens over infiltration and
moisture barrier over 1/2 APA rated sheathing. Primed and painted finish as noted.
Pre colored SS ringshank nails. Set all nails. Provide horizontal blocking every 4'.

"Sierra pacific” or approved equal metal clad wood windows w/ low e2 glazing typical
u.o.n. (Install per mfr's specs) see architectural details for additional installation
requirements. Painted interior pine. Roller screens at all operable windows. Provide
mull covers to match frames at all ganged windows.

Provide alternate for a multi panel pocket sliding door at the great room to BBQ porch.

Select re-sawn Kiln Dried Clear Cedar of sizes and dimensions indicated on
drawings. Use unfinished Galvalume flashing caps on all exposed rafter tails,
corbles. Barge rafters and fascias to be finger jointed clear cedar for painted
finish.

SCALE: 3/4"=1-0"

SECOND DWELLING SOUTHWEST ELEVATION

SCALE: 1/4"=1-0"

SECOND DWELLING NORTHWEST ELEVATION

Gutter: Painted 5" diameter 1/2-round gutters with 2" diameter round painted galvanized
downspouts. Gutters, Downspouts and exposed flashing to matching Galvalume
material. Tie rainwater leaders to solid conduit and drain to an approved area.
Provide leaf guard typical to prevent the accumulation of leaves and debris.

Chimney Cap: Powder coated Galvanized steel metal w/ approved spark per details and elevations.

Garage Door: Paint grade cedar wood sectional garage door per plan and elevations by carriage
house or approved equal. Provide DC belt driven opener, remote keypad and 3
openers. Stain samples to be provide for approval.

Exposed Concrete:  Integral color concrete with salt finish at driveway apron and landings. See Site
Plan for extent.

Exterior Hardscape:  Driveway, guest parking 2" Decomposed granite over 8" compacted gravel base with
4" concrete curbs

Flashing: 22 ga Galvalume typical, roof to wall, door and window head, and door pans,
flashing as recommended by SMACNA current standards. Paint and prime all
flashing to match adjacent surfaces.

Soffits: 1x6x 3/4" Tongue and Groove Rustic V Groove paint grade fir or approved equal
with finish to match siding.

Exterior Lighting: Dark Sky Compliant Fixture

Stone Pavers: Flagstone
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planning/design

James McCalligan Architect
115 Fourth Street, Suite A
Santa Rosa, CA 95401
Phone: 707-578-4525

ROOFING:
2 1/2" x 1/2" Corrugated metal panels
COLOR: Vintage

SIDING:
Cedar Board and Batten Siding Color: BM White Cloud
Cedar Horizontal Lap Siding Color: BM White Cloud

TRIM:
2x6 STK Cedar Trim Color; BM White Cloud

POSTS, BEAMS AND CORBELS:
STK Cedar Color: BM White Cloud

GUTTERS:

5" Diameter half round gutters with 2* diameter downspouts

Color: Galvanized

WINDOWS:
Metal clad wood windows. Color: To match siding

OUTDOOR FIREPLACE:
Board formed concrete fireplace.
Color: Naturai

Color Board for New Residence and Second Unit for:

A Rusty and Donna Hinds
1057 Pratt Avenue
St. Helena, CA
APN: 009-142-003

Agenda Item #5.3.
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PLANNING COMMISSION REPORT

Planning Commission Meeting of September 5, 2017

AGENDA SECTION: New Business

FILE NUMBER: N/A

SUBJECT: Prioritization of Planning Commission and City Council Assigned Projects

APPLICATION FILED:

LOCATION OF PROPERTY: Citywide

APN: Citywide

GENERAL PLAN/ZONING: N/A

APPLICANT: City of St Helena

BACKGROUND

Over the past several years, the City Council and Planning Commission have identified
a number of Citywide projects, regarding a variety of topics and issues. These projects
have been complied into an ongoing list, and this list has been incorporated into the
Tentative Agenda. However City staff have not had the capacity to begin to work on any
of these projects in recent times, as all staff time and consultant budgets for City
initiated work has been focused on updating the General Plan and associated
Environmental Impact Report (EIR).

In the Spring of 2017, City staff worked with the Planning Commission to prioritize this
list and updated the Tentative Agenda to reflect the priorities set by the Planning
Commission at that time.

On July 11, 2017 a new Planning Commission was seated, whom had not participated
in the prioritization of the Council and Commission assigned list of projects.

On August 22, 2017, at a joint meeting with the Planning Commission and City Council,
the City Council authorized City staff to issue an Request for Proposals to have a new
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General Plan EIR drafted by an outside consultant, due to the age and inadequacy of
the current General Plan draft EIR. At the meeting, additional projects were added to
the list by both the City Council and Planning Commission.

PROJECT DESCRIPTION
Staff is requesting the current Commission work with staff and vote to prioritize the
current project list.

ANALYSIS
Below is a brief summary of each of the projects, and some supporting information to
assist with the prioritization of the individual projects.

General Plan and General Plan EIR-The Council support to utilize an outside
consultant to draft a new General Plan EIR is expected to open up some staff capacity
to begin to work on the list of Planning Commission and City Council assigned projects.
While management of the EIR process will take some staff time, support staff will have
(limited) capacity to begin to work on certain projects on the Commission and Council's
list of priorities.

Staff is recommending the following list, in order of priority, to satisfy previous
commitments and get the most efficient use of this capacity.

Initiate Creation of Citywide Design Guidelines-(parallel with Zoning Code Update)-
Upon certification of the St Helena Housing Element, the City committed to making
multi-family housing a by-right land use in the High Density Residential Zoning District
and the Housing Opportunity Sites Zoned Medium Density Residential. In addition the
City committed to the creation of Design Guidelines to direct the design of this by-right
development. To date, the City has implemented the by-right portion of this
commitment, but has not begun the process to implement Design Guidelines. Staff sees
this as a top priority, both based on these previous commitments and the need to
provide additional design direction for development within the City.

Initiate Comprehensive Zoning Code Update-(parallel with creation of Design
Guidelines)- Staff, the Commission, City Council and project applicants regularly run
find challenges with the existing Zoning Code, including incomplete code requirements,
antiquated policies and a general lack of consistent regulations. Staff sees the clean-up
and update of the code as a top priority to both address these on-going issues, as well
as provide an efficient method to tackle a humber of the other priorities identified by the
Planning Commission and City Council including:

4a. F.A.R. Review

4b. Demolition Permit Review/ Limit on Demolition Permits

4c. Temporary Use Permit-Create Process

4d. Update Daycare Zoning Regulations to be consistent with State Law
4e. Food Truck Ordinance-Create Regulations
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4f. Review Permitted/Conditional Uses in SC and CB Zoning Districts (CC
Assigned 8/22/17)
49g. Review process for existing winery changes (assigned 8/22/17)

In addition, staff may be able to address the Pre-Application/Concept Design Review
prior to Formal Application (CC Assigned 3/28/17-see below) through this process.
However, it is worth noting there may be some limitations on the scope of policy
revisions that can be implemented, depending on the scale of the proposed changes,
and the California Environmental Policy Act (CEQA) requirements triggered by the
revisions.

Pre-Application/Concept Design Review prior to Formal Application-The
Commission and Council have requested a method to allow applicants to receive
conceptual feed-back on their applications, prior to filing their formal applications. This
has been done at the City Council level through the Study Session mechanism, and is
seen as a constructive option for potential applicants to receive conceptual feedback
before filing a formal application. While there are some legal limitations on the ability to
require this type of pre-application review, and additional limits on how detailed the
feedback can be, staff sees the creation of this process as a general benefit to the
development review process.

Plan Improvements, Additional Requirements and Update to the Appication
Checklist-From time to time the Commission has requested additional information be
provided with certain applications to assist the review process for individual project
applications. Staff sees the update to the application requirements as a logical next
step after the creation of Design Guidelines and an update zoning code is completed.

Noise Ordinance Update-From time to time, members of the Planning Commission
and City Council have expressed an interest in updating the Noise Ordinance. Staff
requests more specific direction from the Commission regarding the expectations and
intent behind this requested project, in order to better inform the potential Noise
Ordinance update process. Any update to the Ordinance will likely require input from
multiple Departments (including the City Attorney's Office), and an Acoustical consultant
to assist the City with establishing the legal thresholds and standards regarding how to
best regulate noise. Changing the Noise Ordinance could also require a separate
CEQA analysis to support any proposed revisions (depending on scope).

Code Enforcement Policy and Procedures Update-This item was identified as a high
priority for the Planning Commission in the previous prioritization of the Citywide
projects and staff concurs with the importance with updating the Code Enforcement
process and Ordinance. However, the discussion supporting the intended direction of
this project was not significant enough for staff to clearly understand the overall needs
and process in order to implement this direction. Similar to the Noise Ordinance staff
requests more specific direction from the Commission regarding the expectations and
intent behind this requested project, in order to better inform the potential update
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process. Any update to the Code Enforcement Ordinance and procedures will likely
require input from multiple Departments, including the City Attorney's Office.

Housing Strategic Plan (likely concurrent with Workforce Housing Study)-The City
council recently identified this Project as a high priority for the City to undertake and
staff completely concurs with the need to move forward with a Strategic Plan for how to
address the housing challenges facing the Community. However, any comprehensive
Plan to address Housing will be significantly influenced by State law, which is has the
high potential to be significantly revised by any number of pending legislative actions
under way at the State level (Senate Bill 75 is an excellent example). Further, the
breadth and scope of this project will require significant resources to create and
implement an effective strategy to first identify the challenges and priorities facing
housing within St Helena, and second to move forward with effective solutions to
address them. Further, the scope of such a plan will likely trigger the need for a
consultant assistance, significant changes to land use policy and some type of CEQA
analysis and determination. Based on this, it may benefit the project to wait until some
of the pending State legislation is finalized and work plan can be developed to create a
path for this plan to follow. One option would be to identify the frame work for the
initiation of this project through a series of study sessions with the Council and
Commission with the goal of a formal kick-off after a framework can be created. This is
a comprehensive Project, requiring significant public engagement and dedicated
resources. Given the recent assignment of the Project, staff will need additional input on
the intent, breadth and scope of the Project and will seek this through direct
engagement with decision makers in the coming months.

Workforce Housing Study (likely concurrent with Housing Strategic Plan)-Similar to
the Housing Strategic Plan and the recent assignment of the Project, staff needs
additional input from the Council, Commission and the public to fully capture the intent,
breadth and scope of the Project. However, some elements of this may be able to be
captured through the Zoning Code Update process, should the Commission support
that Project as a high priority.

Drought Policy Changes for Swimming Pools-This project was on the list for several
years however current staff has not been involved with the direction to put this item on
the list. With the adopted changes to the State and local regulations regarding water
use during drought, and the prohibition on the use of City water to fill a newly created
swimming pool, staff is seeking an updated priority and direction on this issue/project.

ISSUES

It is important that the adopted Department budget be part of the prioritization process
for these projects. As identified, staff has some capacity to begin to work on these
assigned projects (as they are prioritized), however the adopted budget does not reflect
the use of any additional consultants or financial to facilitate moving forward with these
projects. This budgetary limitation, along with the professional expertise of existing City
staff was a significant factor in the staff prioritization of these projects.

Page 226 of 232



Agenda Item #6.1.

CORRESPONDENCE
No correspondence on this Priority List has been received as of the writing of this
report.

STAFF RECOMMENDATION

It is recommended by the Planning and Community Improvement Department that the
Planning Commission review the current list of prioritized projects assigned by the City
Council and Planning Commission, and provide direction to staff regarding their priority
to allow staff to move forward with addressing them, based on the available Department
staff capacity and adopted budget.

ATTACHMENTS
Citywide PC Priorities-Aug 31, 2017
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Citywide PC/CC Assignments Prioritized by Staff and Planning Commission:

1. General Plan Update and General Plan EIR-On Going

2. Code Enforcement Policy and Procedures Update

3. Initiate Creation and Implementation of Design Guidelines

4. Comprehensive Zoning Code Update-Following General Plan Adoption

4a. F.A.R. Review-To be conducted with Zoning Code Update

4b. Demolition Permit Review/ Limit on Demolition Permits

4c. Temporary Use Permit-Create Process-Ordinance and ZC Amendments

4d. Update Daycare Zoning Regs-Consistent with State Law

4e. Food Truck Ordinance

4f. Review Permitted/Conditional Uses in SC and CB Zoning Districts
(CC Assigned 8/22/17)

4g. Review process for existing winery changes (PC assigned 8/22/17)

5. Pre-Application/Concept Design Review Meeting prior to Submittal
(CC Assigned 3/28/17)

6. Noise Ordinance Review (CC Assigned 3/28/17)

7. Plan Improvements, Additional Requirements, Application Checklist

8. Pools-Drought Policy Changes. Phase 1?

9. Housing Strategic Plan-“Housing First” (CC Assigned 8/22/17)

10. Workforce Housing-Study and Determine What Uses Generate Housing Needs
(CC Assigned 8/22/17)

August 31, 2017
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Tentative Planning Commission Agenda
Updated: August 31, 2017

CURRENT AND PENDING MATTERS

August/September Planning Commission (PC) and City Council (CC) Likely ltems:

1. PL16-055 1045 Pratt Avenue-DR for new SFD on existing undeveloped flag lot. Lilly
Bianco-Continued for Re-Design to 9-5-17 Meeting

2. PL17-051 1057 Pratt Ave Second Extension for approved DR and Demo

3. PL17-037 1508 Spring St- DR for new SFD-Result of Code Enforcement- Aaron
Hecock

4. Re-Prioritization of PC and CC Assigned Project List-Noah Housh

5. Housing Allocation Ordinance Update-September CC Meeting

6.

Active/Pending Projects In Process

1. TSM 2010-40 Vacant Parcel-2010-40 Hunter Subdivision and EIR-Noah Housh

. PL14-041 741 McCorkle-Tentative Map and Use Permit-Under Review-Aaron Hecock

2
3. PL14-10 1701 Madrona-Final Map and Tentative Map Extension-Frozen by Applicant
4

. PL16-012 633 Main St-UP to convert existing SFD into 2-room Hotel-Frozen by Applicant-
Noah Housh

5. PL16-018 & PL16-094 890 Dowdell Ln and 420 Lafata St. Mitigated Negative Declaration,
UP and DR for a new custom crush winemaking facility-Noah Housh

6. PL16-081 thru -083 1003 Charter Oak Subdivision and 2 SFDs; Under Review -Aaron
Hecock

7. PL16-097 563 Main St Admin Determination; Frozen by Applicant-Noah Housh

8. PL16-025 661 Main St LLA-Frozen by Applicant-Noah Housh

9. PL16-048 576 Pope St-DR for new SFD-Frozen by Applicant

10. PL17-006 1000 Mills Ln Use Permit, LLA and Design Review for a new Farmstead Hotel-
Application under review and CEQA in process-Aaron Hecock

11. PL17-007 1178 Hudson Design Review Aaron Hecock

12. PL17-015 1136 Main TPM Extension

13. PL17-017 995 Vintage Ave, Suite 100 Use Permit

14.PL17-019 Design Review, Demo and CUP for demolition and re-construction of a new SFD
on a small lot at 1734 Scott St-Continued-Date Uncertain-Lilly Bianco

15. PL17-020 1727 Scott St DR & Demolition for New SFD and Second Unit-Lilly Bianco

16. PL17-021 1764 Spring St New Short Term Rental-Aaron Hecock

17. PL17-022 1351 Main St Use Permit Amendment-

18. PL17-023 1237 Main St New Short Term Rental Renewal

19. PL17-024 1830 Main St Remodel and Addition to a Historic Home-Lilly Bianco

20.PL17-026 STR Permit Renewal-Aaron Hecock

21.PL17-027 2800 Main St DR for Pizza Oven Structure-Aaron Hecock

22.PL17-030 APN 009-362-015 LLA-Aaron Hecock
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23.PL17-031 1711 Pine St DR for New SFD-Lilly Bianco

24.PL17-035 940 Brown St STR Renewal-In Process-Aaron Hecock

25.PL17-036 738 Main St Farmstead UP Amendment In Process-Aaron Hecock

26.PL17-038 880 College DR for New Montessori School Building-In Process-Aaron Hecock

27.PL17-040 1030 Fulton Ln DR for 2 new Office Buildings (9290 sq ft and x 4000 sq ft) with
related site improvements-Review In Process-Noah Housh

28.PL17-043 CIA Use Permit and Design Review 2555 Main St-Request to increase the total
number of students enrolled at the Greystone Facility to 300-Review in process-Lilly Bianco

29.PL17-044 1761 Stockton St DR for Residential Remodel and Addition-Under Review-Aaron
Hecock

30.PL17-046-627 Harvest Ln, Demolition of an Existing Barn —Aaron Hecock

31.PL17-047-1916 Vineyard Ave-Demo and DR requesting to demolish existing SFD and
construct a new SFD-Under Review -Aaron Hecock

32.PL17-048 1843 Spring Mt Ct-DR for Exterior Building and Site Modifications-Lilly Bianco

33.PL17-049 917 Charter Oak Ave-Demolition of Existing Accessory Structure-Intern Joseph
Brockhoff

34.PL17-050 1309 Main St-UP for Winery Business Office and Tasting Room-Lilly Bianco

35.PL17-052 1335 Sulphur Springs-Final Map for Approved Subdivision-Noah Housh

36.PL17-053 1301 Allyn Ave-DR for Remodel of Existing Accessory Structure for Residential
Use-Noah Housh

37.PL17-054 1407 Kearney St-STR Renewal —Aaron Hecock

38.PL17-055 1380 Main St-Sign Permit-Aaron Hecock

39.PL17-056 1915 Main St-Appeal of DR Approval for Las Alcobas Pedestrian Bridge-Lilly
Bianco

40.PL17-057 1152 Church St-DR for Exterior Modifications to Existing Structure

41. General Plan Update EIR-In Process-Noah Housh

42.General Plan Update-In Process-Noah Housh

Citywide PC/CC Assignments Prioritized by Staff and Planning Commission:

1. General Plan Update and General Plan EIR-On Going

. Code Enforcement Policy and Procedures Update

2
3. Initiate Creation and Implementation of Design Guidelines
4

Comprehensive Zoning Code Update-Following General Plan Adoption

5a. F.A.R. Review-To be conducted with Zoning Code Update

5b. Demolition Permit Review/ Limit on Demolition Permits

5c¢. Temporary Use Permit-Create Process-Ordinance and ZC Amendments

5d. Update Daycare Zoning Regs-Consistent with State Law

5e. Food Truck Ordinance

5. Pre-Application/Concept Design Review Meeting prior to Submittal (CC Assigned
3/28/17)

6. Noise Ordinance Review (CC Assigned 3/28/17)
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7. Plan Improvements, Additional Requirements, Application Checklist

8. Pools-Drought Policy Changes. Phase 1?

9. Housing Strategic Plan-“Housing First” (CC Assigned 8/22/17)

10. Workforce Housing-Study and Determine What Uses Generate Housing Needs
(CC Assigned 8/22/17)

Pending PC/CC Assignments for Planning Department

1. Facilities Assessment RFP (CC Assigned 7-11-17) RFP Issued 8-31-17

2. Water Update/Report from PW

Other Items of Interest to Planning Commission

1. Lot Line Adjustment Code Update-Potential

Required & On Going Items and Issues of Interest to Staff

N

. Calderon Settlement Agreement Implementation and Monitoring-On Going

. Short-Term Rental Ordinance Enforcement-On Going

. Code Enforcement-On Going

. PG&E Parking Lot Negotiation-On Going-Noah Housh

3

4

5

6. Cell Towers Ordinance-Update Current Code -State and Fed Laws

7. Growth Management Code Language Update and Annual Review (Sept)-Noah Housh
8

. Fee Study-Pending

9. Review and Comment-Draft Tree Ordinance

10. AB 52 CEQA Process Implementation-Native American Consultation-On Going

12. PW & Planning - Ordinance to Amend Municipal Code Related to Exterior Fire
Sprinklers

13. Affordable Housing Assistance; Contract Review; Term Negotiation; Etc-On Going
Noah Housh

Recent Actions

1. PL17-003 1335 Main Street- “Richie Building” Design Review-Lilly Bianco-Approved 5-
2-17

2. 1764 Spring St STR Permit-Aaron Hecock May 16, 2017 PC Review-Approved 05-02-
17

3. Discretionary Review Process Discussion with PC-Noah Housh, May 16, 2017

4. Review of Tentative Agenda to Prioritize PC/CC Assignments to Staff-PC Reviewed
and gave direction May 2, 2017

5. PL17-018 1050 Charter Oak Sign Permit-PC Approved

6. PL16-074 Money Way Bathrooms-Aaron Hecock/Tobias Barr PC Review May 16,
2017-PC Approved

7. Zoning Code Update to address changes in State Law-Recreational Marijuana-Iin
Process-Noah Housh CC to Review May 9, 2017 (PC Recommended-April 28, 2017)
May 29, 2017-CC Approved

8. PL16-043 830 Pratt Ave CIA DR, Variance and CUP for Dormitory Expansion-PC
Review date Feb 21, 2017-Lilly Bianco-Denied by PC; Appealed to CC
Continued to May 23, 2017-Council Denied Appeal

9. PL17-009 1380 Main St Sign Permit-Approved Aaron Hecock
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10.PL17-010 609 McCorkle DR for Pool House-PC Approved-Aaron Hecock

11.PL17-011 2140 Dean York DR for Bathroom Addition-PC Approved-Aaron Hecock

12.PL17-012 1230 Allyn Avenue DR for Addition to Existing Home-PC Approved-Aaron
Hecock

13.Turley Flats Final Loan Document Review by CC-June 13, 2017-Noah Housh-
Approved

14.1351 Main St Use Permit-Eating and Drinking Establishment Aaron Hecock, May 16,
2017 PC-Approved, Pending CC Review June 13, 2017-Noah Housh-Approved

15.PL17-014 1000 Pratt Ave, DR for Beringer Winery Production Modifications April 18,
2017 Lilly Bianco-Approved- DR Appealed to the City Council 5-3-17 (PL17-032 1000
Pratt Ave) CC Review June 13, 2017-Appeal Denied by CC-Lilly Bianco

16.Zoning Code Update to Address Changes in State Law-Second Dwelling Units-Noah
Housh- CC Pending for June 13, 2017 (PC Recommended May 2, 2017)-Approved

17.PL17-021 STR Permit 1764 Spring Street-Aaron Hecock-PC Approved

18.0TSH Concept for Affordable Housing on Railroad Property (CC Assigned 3/28/17)
Presented to the CC

19.RFP Selection Committee Recommendation on Adams Street RFP responses.
Presented to the CC June 27, 2017.

20.PL17-045-1380 Main St-Sign Permit for New West Knife Works-Staff Approved-Aaron
Hecock

21.PL17-039 1427 Kearney St DR for SFD Remodel + Addition —PC Approved-Lilly
Bianco

22.PL17-019 1734 Scott St DR for Home and Second Unit Remodel-PC approved June
20, 2017 Lilly Bianco

23.PL17-028 1660 Kearney St DR for Residential Remodel + 455 Sq ft Addition-PC
approved June 20, 2017Lilly Bianco

24.Joint PC/CC Meeting-August 22-Land Use 101CC and PC Reviewed 8-22-17

25.City Facilities Assessment RFP-CC to Review and Direct staff-Noah Housh CC
Reviewed 8-22-17

26.HOME Grant Acceptance and Administration Contract-CC to Review and Act-Noah
Housh-CC Approved 8-22-17

27.0TSH Fee Waiver Request-CC To Review and Provide Direction to Staff-Noah Housh-
CC Approved 8-8-17

28.PL17-013 1915 Main St DR for Pedestrian Bridge over York Creek extending from Las
Alcobas Hotel to Historic Beringer winery (2000 Main St)-Lilly Bianco-Approved 8-15-
17

*This document is intended as a courtesy and is only updated periodically.
Therefore it may not reflect the most current project status. Please contact
planning staff with questions about specific projects or properties at 707-967-2792.
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