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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET-ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
  
AGENDA ITEM: 7.1 
 
Request of ANN MULROY for a USE PERMIT and DESIGN REVIEW approval to convert 
an existing 589 sq. ft. accessory building into a 2nd unit. The parcel is located at 1416 ALLYN 
AVENUE in the MR: Medium Density Zoning district.  
 
PREPARED BY: Greg Desmond, Interim Planning Director 
 
APPLICATION FILED: 11/05/13                 ACCEPTED AS COMPLETE: 11/05/13  
 
LOCATION OF PROPERTY:  1416 Allyn Avenue 
 
APN: 009-305-002 
 
GENERAL PLAN/ZONING: Medium Density Residential/MR: Medium Density Residential 
 
APPLICANT/OWNER: Ann Mulroy    PHONE: 415.269.8358  
 
PROJECT DESCRIPTION: 
The project site is an 11,800 sq. ft. parcel developed with an existing residence, an accessory 
building and a barn. The applicant proposes to convert the existing accessory building to a 2nd 
unit. 
 

The applicant received Variance approval from the Planning Commission at their meeting on 
August 20, 2013. The Variance allows the 2nd unit to encroach six (6) feet into the eastern side 
yard setback.  
 
 REQUIRED ACTIONS: 
1. Determine that this project is exempt from the requirements of CEQA pursuant to Section 

15303, Class 3 which exempts construction of new private structures. 
 

2. Accept the required findings and approve the request for a Use Permit to convert an existing 
accessory building to a 2nd unit at 1416 Allyn Avenue. 

 

3. Accept the required findings and approve the request for Design Review to convert an 
existing accessory building to a 2nd unit at 1416 Allyn Avenue. 

 
ANALYSIS: GENERAL PLAN & ZONING 
The General Plan designation for the property is Medium Density Residential. This designation 
allows for single-family detached homes, accessory dwelling units, limited agricultural uses and 
compatible uses. The property is zoned MR: Medium Density Residential. This zoning district is 
established for consistency with the Medium Density residential General Plan designation.  
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ANALYSIS: CEQA 
Staff finds that this project is exempt from the requirements of CEQA, the California 
Environmental Quality Act, pursuant to Section 15303, Class 3 which exempts construction of 
new private structures. 
 
ANALYSIS: WATER 
The applicant has submitted a water use analysis which shows that the project will not result in a 
net increase in water demand.  
 
ANALYSIS: 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. Zoning Ordinance Section 17.164.030 establishes the design criteria under which 
applications should be considered.   
 

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 Commission 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; 
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 Commission 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; 
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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; 

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. 

 
ANALYSIS: USE PERMIT 
The Planning Commission must make the following Use Permit findings to support the motion to 
approve the Use Permit: 
 

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. 

2. That the proposed use would not generate levels of noise that 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. 

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. 

5. That the proposed use would provide adequate ingress and egress to and from the proposed 
location. 

6. That allowing the proposed use would not conflict with the City's goal of maintaining the 
economic viability of a local serving economy. 

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. 

8. That the proposed use would not be in conflict with the City's General Plan. 
9. That the proposed use would not 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. 

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, business owners and customers is 
available. 

12. That the capacity of surrounding streets is adequate to serve the automobile and delivery 
truck traffic generated by the proposed use. 

 
STAFF COMMENTS / RECOMMENDATIONS: 
Staff is in support of the application and finds that the Use Permit and Design Review findings 
can be met. 
 
PLANNING COMMISSION ACTION: 
4. Determine that this project is exempt from the requirements of CEQA pursuant to Section 

15303, Class 3 which exempts construction of new private structures. 
 

5. Accept the required findings and approve the request for a Use Permit to convert an existing 
accessory building to a 2nd unit at 1416 Allyn Avenue. 

 

6. Accept the required findings and approve the request for Design Review to convert an 
existing accessory building to a 2nd unit at 1416 Allyn Avenue. 
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CITY OF ST. HELENA, STATE OF CALIFORNIA 
DESIGN REVIEW AND USE PERMIT NO. 2013-71 

GRANTED TO 1416 ALLYN AVENUE 
 
PROPERTY OWNERS: Ann Mulroy                                 APN: 009-305-002 
 

Recitals 
 

1. The owner submitted an application for design review and use permit approval to convert an 
existing 589 sq. ft. accessory building into a 2nd unit. The parcel is located at 1416 Allyn 
Avenue in the MR: Medium Density Zoning district.  

 

2. The Planning Commission of the City of St. Helena, State of California, held a noticed public 
hearing on December 17, 2013.   

 
Resolution 

  

The Planning Commission of the City of St. Helena, State of California, approved the use permit and 
design review application on the following basis:   
 

A. The Planning Commission hereby finds that this project is exempt from the requirements of 
CEQA pursuant to Section 15303, Class 3 which exempts construction and location of 
limited numbers of new small structures. 

 

B. The Planning Commission determines the project is in compliance with the following Design 
Review criteria of Municipal Code Section 17.164.030.   

 

1. To promote those qualities in the environment which bring value to the community. 

 

2. To foster the attractiveness & functional utility of the community as a place to live and work. 
 

3. To preserve the character & quality of our heritage by maintaining the integrity of those 
areas which have a discernible character or are of special historic significance. 

 

4. To protect certain public investments in the area. 

 

5. To encourage where appropriate, a mix of uses within permissible use zones. 

 

6. To raise the level of community expectations for the quality of its environment. 
 

The following design criteria were 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; 
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 use; 
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; 
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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. 

 
C. The Planning Commission makes the following Use Permit findings, Section 17.168.050, to 
support the motion to approve the Use Permit: 
 

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. 

2. That the proposed use would not generate levels of noise that 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. 

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. 

5. That the proposed use would provide adequate ingress and egress to and from the proposed 
location. 

6. That allowing the proposed use would not conflict with the City's goal of maintaining the 
economic viability of a local serving economy. 

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. 

8. That the proposed use would not be in conflict with the City's General Plan. 
9. That the proposed use would not be injurious to public health, safety, or welfare. 
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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. 

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. 

12. That the capacity of surrounding streets is adequate to serve the automobile and delivery 
truck traffic generated by the proposed use. 

 

D. The Planning Commission approves design review and a use permit 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 permits 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. These approvals are valid for this use only. New permits must be applied for upon any change in 
use. These permits will expire if the use is discontinued pursuant to St. Helena Municipal Code 
Section 17.08.120, Term of Permits and Approvals. 

 

3. 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. 

 

4. 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.   

 

5. The applicant shall 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. 

 

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

 

7. 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. 
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8. 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. 

 

9. Construction shall be in compliance with plans submitted and reviewed by the Planning 
Commission on December 17, 2013, except as modified herein. The Planning Director may also 
authorize minor modifications to the plans. 

 

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

 

11. Property owners within the district shall recognize that there exists a 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 properties in the district 
or in the vicinity of the district. Such activities may include day or night disbursement of 
chemicals, and creation of dust, noise, or fumes. 

 

12. 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 Conditions: 
 

1. 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. 

2. For any improvements outside the existing building envelope, a grading and drainage 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, installation of a pool or 
alteration of any drainage pattern, a grading permit shall be required.   
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3. No added drainage from new hardscape, roof or pool improvements shall be allowed to leave 
the site; improvement plans shall show how increased drainage from the 2-year and 10-year 
events will be designed to evapotranspire/infiltrate/harvest and biotreat stormwater onsite 
and at the property lines.  Pre-developed 2-year events shall be treated prior to release and 
those flows, along with 100-year event overflows, shall be directed to an existing storm drain 
or gutter through City standard undersidewalk drains or piped directly to the storm drain, 
where applicable. 

4. Where a City water service exists, 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 or a new lateral shall be 
installed out of the driveway.  New laterals shall be located perpendicular to the water main 
and outside any driveway/drive aisle. 

5. Where fire sprinklers are required, applicant 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. 

6. Where applicable, the applicant shall incorporate water conservation practices into the 
proposed project per the revised Water Neutrality Analysis, including installing 1.28 gal 
toilets, 1.5 gpm faucets, low flow showers, 6.3 gal per cycle dishwasher and 20 gallon per 
load clothes washer.  Landscape irrigation, where applicable, shall be confined to the amount 
noted in the Water Neutrality Analysis.  Offsite retrofits shall be performed, as applicable 
and stated in the Water Neutrality Analysis, prior to certificate of occupancy.  The water 
analysis shall be replicated on the building plans prior to building permit approval. All 
nonconforming plumbing fixtures shall be removed. 

7. 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 required cleanouts. 

8. 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. 

9. All frontages shall be required to install curb, gutter and sidewalk where there is none.  Any 
missing or broken curb, gutter and/or sidewalk along the project frontage shall be installed 
and/or replaced per City specifications prior to Certificate of Occupancy, extent to be 
determined by the Public Works Department. 
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10. 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. 

11. All driveway approaches shall be per current City and ADA standards.  Where none exists, 
or where deteriorating or non-standard driveway approaches exist, they shall be installed or 
replaced at the direction of the Public Works Department prior to Certificate of Occupancy.  
The driveway approach for the access drive to the property shall be replaced in order to 
conform to current ADA standards. 

12. Any existing driveway approach not directly connected to a driveway shall be replaced with 
sidewalk/curb/gutter, as applicable and as directed by the Public Works Department, prior to 
Certificate of Occupancy. 

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

I HEREBY CERTIFY that the foregoing design review and use permit 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 December 17, 2013 by the following roll call vote: 

 

AYES:  
NOES:   
ABSENT:  
ABSTAIN:  
       
 
 
 
 
 
_________________________________________________________ 

Greg Desmond, Interim Planning Director 
              
 
 
 
__________________________________________ 
Ann Mulroy, Owner 
              
 




