
 

Planning Commission Agenda 
December 17, 2013 

AGENDA 
ST. HELENA PLANNING COMMISSION 

VINTAGE HALL BOARD ROOM – 2ND FLOOR 
465 MAIN STREET, ST. HELENA 

DECEMBER 17, 2013 
6:00 P.M. 

 

Prior to the meeting the public may review and/or request staff reports for agenda items at city hall or view staff 
reports at the George & Elsie Wood Public Library. Members of the public may also view meetings, including 
archived meetings, by choosing the ‘video on demand’ option on the St. Helena website: 
www.cityofsthelena.org. Please contact the Planning Department at 968-2749 for more information or to speak 
with a planner about an agenda item.   
 

Appeal. A person who is dissatisfied with a decision of the Planning 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 the meeting, please contact City Hall, (707) 967-2792. Notification 48 hours 
prior to the meeting will enable the 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. 
 

 

1. CALL TO ORDER 
 
2.   PLEDGE OF ALLEGIANCE AND ROLL CALL 
 
3.   APPROVAL OF MINUTES: December 3, 2013 
 
4. 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 the 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. 

 
5. COMMUNICATIONS AND PETITIONS: None 
 
6. SCHEDULED MATTERS:  
 

- Update on 1380 Main Street Project 
- Update on Housing Element Process 
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7. RECOMMENDED CONSENT CALENDAR: None 
 

7.1 2013-71: Design Review and Use Permit 
 LOCATION: 1416 Allyn Avenue 
 APPLICANT: Ann Mulroy 
 APN: 009-305-002 
 CEQA: Exempt pursuant to Section 15303, Class 3. 
 

DESCRIPTION: Request of Ann Mulroy for a Use Permit and Design Review to convert an existing 589 sf 
accessory building to a 2nd unit. The project site is an 11,800 sf parcel located at 1416 Allyn Avenue in the 
MR: Medium Density Residential district. 

 

REQUIRED ACTION: Determine that the project is exempt from CEQA pursuant to Section 15303 and 
accept the required findings and approve the request for Design Review and Use Permit. 

 
8. SIGN PERMIT/ADMINISTRATIVE DETERMINATION: None 
 
9. PUBLIC HEARINGS/PLANNING COMMISSION ACTION IS FINAL: 
 

9.1 2013-58: Design Review and Lot Line Adjustment 
 LOCATION: 1720 Vineyard Avenue 
 APPLICANT: Anthony Filips 
 APN: 009-172-022 
 CEQA: Exempt pursuant to Section 15303, Class 3. 
 

DESCRIPTION: Request by Anthony Filips for a Lot Line Adjustment between the subject parcel and the 
parcel to the immediate south (APN 009-172-023). This adjustment would add 500 sf to the applicant’s 
parcel. The applicant is also seeking Design Review approval to construct a single story 1,241 sf. 2-
bedroom residence on the vacant parcel located at 1720 Vineyard Avenue in the MR: Medium Density 
residential district.  

 

REQUIRED ACTION: Determine that the project is exempt from CEQA pursuant to Section 15303 and 
accept the required findings and approve the request for Design Review and a Lot Line Adjustment. 

 
9.2 2013-59: Short-Term Rental Permit 
 LOCATION: 1702 Tainter Street 
 APPLICANT: Matthew Demchuck 
 APN: 009-312-160 
 CEQA: Staff finds that this project to be exempt under the “common sense” exemption. Meaning that there 

is no possibility the project may have a significant effect on the environment. 
 

DESCRIPTION: Request by Matthew Demchuck for a Short-Term Rental Permit for a parcel located at 
1702 Tainter Street in the MR: Medium Density residential district.  

 

REQUIRED ACTION: Pursuant to Section 17.134.060, short-term rental permit applications shall be 
submitted to the planning commission if the following occur: 

 

- Written protests pursuant to Section 17.134.050(D)(4) comprise thirty percent (30%) or more of the 
owners within a three hundred (300) foot distance from the lot on which the short-term rental use is 
proposed. 

 

Planning staff received 28 letters in opposition and one letter in support of the proposed project. There were 
47 unique parcel owners within 300’ of the subject parcel. 
 



 

Planning Commission Agenda 
December 17, 2013 

The planning commission shall review and either approve or deny the application pursuant to the 
requirements of this chapter after considering the effects the proposed use would have on surrounding uses 
and the cumulative impacts within the community. In approving a short-term rental application, the 
planning commission must make the use permit findings contained in Chapter 17.168. 
 

10. PUBLIC HEARINGS/RECOMMENDATIONS TO CITY COUNCIL:  
 

10.1 CITY INITIATED: Zoning Ordinance Text Amendment – Chapter 17.164 
 APPLICANT: City of St Helena 

CEQA: Exempt 
 

DESCRIPTION: Amendments to Chapter 17.164 - Design Review - to establish Section 17.164.025 – 
Administrative Review – to allow administrative approval of design review applications that meet 
specific criteria. 
 

REQUIRED ACTION: Review and make a recommendation of approval to the City Council. 
 

10.2 CITY INITIATED: Zoning Ordinance Text Amendment – Section 17.08.120 
 APPLICANT: City of St Helena 

CEQA: Exempt 
 

DESCRIPTION: Amendments to Chapter 17.08, Section 17.08.120 – Term of permits and approvals - 
to revise the expiration provisions for discretionary projects. 
 

REQUIRED ACTION: Review and make a recommendation of approval to the City Council. 
 

10.3 CITY INITIATED: Zoning Ordinance Text Amendment – Section 17.124.070 
 APPLICANT: City of St Helena 

CEQA: Exempt 
 

DESCRIPTION: Amendments to Chapter 17.124, Section 17.124.070 - Standards for driveways and 
access drives – for consistency with Building and Fire Code 

 

REQUIRED ACTION: Review and make a recommendation of approval to the City Council. 
 
11. REFERRALS: None 

 
12. REPORTS BY STAFF AND PLANNING COMMISSION: None 
 
13. AGENDA FORECAST: January 7, 2013 
 

- 1723 Tainter – Design Review/Variance – continued from 120313 
 

14. ADJOURNMENT 
 A motion will be in order to adjourn to a regularly scheduled meeting of the Planning Commission on 

January 7, 2013 at 6:00 p.m. in the Vintage Hall Board Room, 465 Main Street, St. Helena, CA. 
 

 
 
 
 
 

Greg Desmond 
Interim Planning Director  
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ACTION MINUTES 
ST. HELENA PLANNING COMMISSION 

VINTAGE HALL BOARD ROOM – 2ND FLOOR 
465 MAIN STREET, ST. HELENA 

DECEMBER 3, 2013 
6:00 P.M. 

 

 

 

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

 Commission Present: Commissioners Kistner, Monnette, Parker Russell & Chairperson Heil  
Staff: Greg Desmond, Interim Planning Director, Debra Hight, Assistant Director of Public Works 

 
3.   APPROVAL OF MINUTES: November 19, 2013 

 

MOTION: It was moved by Commissioner Kistner and seconded by Commissioner Russell to approve 
the minutes of November 19, 2013.  
 

 Ayes: Commissioners Kistner, Russell, Parker, Monnette, & Chairperson Heil 
 Noes: None 

Absent: None 
Abstain: None 

 
4. PUBLIC FORUM: None 
 
5. COMMUNICATIONS AND PETITIONS: None   

 
6. SCHEDULED MATTERS: None   
 
7. RECOMMENDED CONSENT CALENDAR: None   
 
8. SIGN PERMIT/ADMINISTRATIVE DETERMINATION: None   
 
9. PUBLIC HEARINGS/ PLANNING COMMISSION ACTION IS FINAL:  
 

9.1 2013-58: Design Review and Use Permit 
 LOCATION: 1318 Stockton Street 
 APPLICANT: Shay Zak 
 APN: 009-231-007 
 CEQA: Exempt pursuant to Section 15303, Class 3. 
 

DESCRIPTION: Request of Shay Zak for Design Review and Use Permit approval to construct a new 
2,464 sf, 2-story residence with a detached 644 sf guest house and a detached 552 sf garage. The subject parcel 
is 10,600 sf and is located at 1318 Stockton Street in the MR: Medium Density Residential district.  
 

REQUIRED ACTION: Determination that the project is exempt from CEQA pursuant to Section 
15303, Class and accept the required findings and approve Design Review and the Use Permit. 

 

MOTION: It was moved by Commissioner Russell and seconded by Commissioner Monnette to 
determine that the project is exempt from CEQA pursuant to Section 15303, Class and accept the 
required findings and approve Design Review and the Use Permit. 
 

Ayes: Commissioners Russell, Monnette, Parker, Kistner & Chairperson Heil 
 Noes: None 

Absent: None 
Abstain: None 
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9.3 2013-69: Design Review and Variance 
 LOCATION: 1752 Scott Street 
 APPLICANT: Anne Cottrell and Doug Cutting 
 APN: 009-291-011 
 CEQA: Exempt pursuant to Section 15301 & Section 15303. 
 

DESCRIPTION: Request of Anne Cottrell and Doug Cutting for a Demolition Permit, Design Review and 
Variance approval to demolish an existing non-historic 2,368 sf residence and to construct a new 2,513 sf, 
2-story residence with a 768 sf attached garage and a detached 441 sf second unit. The variance is 
requested to allow the second unit to encroach into the required side yard and rear setbacks. The subject 
parcel is 12,678 sf and is located at 1752 Scott Street in the MR: Medium Density Residential district.  

 

REQUIRED ACTION: Determine that the demolition component of the project is exempt from the 
requirements of CEQA, pursuant to Section 15301, Class 1 and that the construction component of the 
project is exempt from CEQA pursuant to Section 15303, Class and accept the required findings and 
approve the Demolition Permit, Design Review and Variance. 

 

MOTION: It was moved by Commissioner Kistner and seconded by Commissioner Monnette to determine 
that the demolition component of the project is exempt from the requirements of CEQA, pursuant to Section 
15301, Class 1 and that the construction component of the project is exempt from CEQA pursuant to Section 
15303, Class and accept the required findings and approve the Demolition Permit, Design Review and 
Variance. 
 

Ayes: Commissioners Russell, Monnette, Parker, Kistner & Chairperson Heil 
Noes: None 
Absent: None 
Abstain: None 

 
10. PUBLIC HEARINGS/ RECOMMENDATIONS TO CITY COUNCIL: None 
 
11.     REFERRALS: None 
 
12. REPORTS BY STAFF AND PLANNING COMMISSION:  
 

- The Planning Commission requested a status report on the Housing Element Update Process. 
 

- The Planning Commission requested a status report on the project located at 1380 Main Street. 
 
13. AGENDA FORECAST:  
 
14.  ADJOURNMENT: A motion was made to adjourn to a regularly scheduled meeting of the Planning 

Commission on December 17, 2013 at 6:00 p.m. in the Vintage Hall Board Room, 465 Main Street, St. 
Helena, CA. 

 
 
 

        __________________________________   
       Greg Desmond - Interim Planning Director  
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MEMORANDUM 
 
AGENDA ITEM:  6.1 
 
DATE:  December 17, 2013  
 
TO:  Planning Commission  
 
FROM:  Greg Desmond, Interim Planning Director 
 
RE:     1380 Main Street – project outline/update 
 

 

Background 
At their meeting on December 3, 2013, the Planning Commission requested that staff provide a 
project update for the project located at 1380 Main Street. 
 
Summary 
Staff has received an application for a Demolition Permit and Design Review for the parcel 
located at 1380 Main Street.  
 

The applicant is interested in removing, relocating and rebuilding the existing structure in an 
effort to develop a 2-story commercial building consisting of 2,898 sf on the ground floor and 
2,791 sf on the second floor. 
 

Staff has attached the applicant’s project statement and proposed plans. 
 
Status 
Staff and the applicant have been working out the appropriate CEQA process for this project. A 
mitigated negative declaration is being prepared and staff will provide additional updates at 
subsequent meetings. 
 
Planning Commission Action  
No action – this item is informational only. 
 
Attachments 
Applicant statement 
Proposed plans 
 
 
 
 
 
 
 
 
 
 



 
November 25, 2013 
 
Greg Desmond 
Interim Planning Director 
City of St. Helena Planning Department 
1480 Main Street 
St. Helena, CA  94574 
 
Re:   1380 Main Street Building 
  Design Review Project Statement 
 
Dear Greg: 
 
After a great deal of study, planning, and coordination, we are pleased to submit the attached 
Design Review Package for the new building we are proposing for the corner of Main Street and 
Adams Street.  As you know, given the considerable coordination we did with your department, 
Public Works, the City Manager, the St. Helena Historical Society, and CalTrans, we have arrived 
at this solution having studied multiple alternatives, and believe it to be the best possible project 
for this location. 
 
Project Data 
 

The project consists of a two-story commercial building, including 2898 square feet of retail on 
the ground floor, and 2791 square feet of office space on the second floor.  11 new onsite 
parking spaces will be created, along with 1 new street parking space, for a total of 12 new 
spaces.  Access to the site will be off of Adams Street.  The maximum occupant load for the 
building will be 93 occupants on the ground level and 26 on the office level.  The building will 
accommodate locally serving businesses, consistent with the St. Helena General Plan. 
 
Design 
 

The project has been carefully crafted to fit within the historical context of the Main Street district.  
Its massing, articulation, materials, detailing, and planning are all the result of a scrupulous 
adherence to the City of St. Helena Guidelines of this location.  Specifically, the building: 
 

- Maintains the character and identity of the downtown by emphasizing a strong street 
definition, creating active storefronts, locating parking behind the building, and 
maximizing entrances and transparency on building façades.  
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- Preserves the character and quality of our heritage by maintaining the integrity of the 
Main Street Historic District areas which has a discernible character that is complimented 
by this project. 

Further, as a project occurring within the St. Helena Downtown Historic District, the project follows 
the precepts of the Secretary of Interior Standards for Rehabilitation as they relate to new 
structures.  The scale, character and materials are consistent with the buildings within the District, 
while the detailing and craftsmanship of the building will clearly distinguish it from the older 
buildings in the district, as mandated by the Standards. 

From a St. Helena Planning standpoint, the project extends and reinforces the current pattern of 
development along Main Street, a strongly sidewalk/pedestrian-oriented paradigm.  Care has 
been taken to reinforce the corner, which has the desirable effect of both encouraging 
pedestrian circulation down Adams Street, as well as acknowledging historical precedent for this 
gesture in California small town architecture.   

Relocation of Existing Distressed Structure 

While not required by the General Plan or by the Secretary of Interior Standards, we have 
undertaken a careful study of the existing deteriorated metal smog station structure, and how it 
could be preserved as a civic resource.  We have developed a plan, at the suggestion of and 
in coordination with the St. Helena Planning Department, to relocate and re-purpose the 
structure as a public restroom in the new St. Helena Wappo City Park.  As a condition of 
approval, the applicants are prepared to fund the deconstruction of what remains of the smog 
station structure, move it to Wappo Park, and (re)construct the new restroom as detailed in the 
attached drawings.  Please see the attached analysis and support for this approach, and how it 
specifically meets, and indeed exceeds, the requirements of the California Environmental 
Quality Act (CEQA) necessary for approval of this project. 

Traffic Study 

At the request of the Planning Department and Public works department, we engaged a Traffic 
Engineering firm to study the impact of the project on the current vehicular traffic load in St. 
Helena.  The study, by the same firm who has done multiple studies for the City, including the 
Adams Street Corridor, found that the project would not have a negative impact on traffic, and 
in fact would increase safety along Main Street by eliminating the vehicular access off of Main 
Street (please see attached Crane Transportation Group Traffic Study)      

Sustainable Design 
 
Conservation measures include on-site water reuse, water efficient landscaping and use of low-
flow appliances.  The stormwater management techniques for the project minimize surface 
water runoff in the development.  The project utilizes low impact development techniques such 
as bioswales and other best management practices to manage stormwater.  All rainwater, 
including roof water, will be gravity drained to bioswales, where the water will be naturally 
filtered. 
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This development helps mitigate visual clutter by including underground utilities to minimize their 
negative visual impact. The proposed building utilizes native landscaping, passive heating and 
cooling, and a green wall of native ivy, which provides natural insulation of the South wall. 

While this application has been over a year in study and preparation, as a life-long citizen of St. 
Helena (Gary), and another Napa Valley “born and raised”, with a father who was born in St. 
Helena (Joel), we feel that this project has been over 50 years in the planning.  We hope you 
find the results of this work to be a welcome and fitting addition to the Downtown.     

 
Sincerely, 
 
 
 
 
Gary Menegon                         Roberta Menegon                         Joel Miroglio, AIA 
 
 
Attached supporting documents: 
 
1.  Design Review Application 
2.  Drawings Sheet A-0 to A-7 
3.  CEQA framework/analysis of relocation of existing smog service building 
4.  CEQA Analysis of Relocation, Architectural Resources Group letter 
5.  Notice of Corrective Action, Napa County Environmental Services 
6.  Traffic Study, 1380 Main, Crane Transportation Group 
7.  Water Neutral analysis, 1380 Main, Applied Civil Engineering 
8.  Historic Resource Secretary of Interior Standards analysis of proposed Design, ARG 
9.  Napa County Notice of Completed Site Corrective Action/Storage Tank Removal 
10.  Preliminary Title Report Proxy  
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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 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET-ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
 
AGENDA ITEM: 9.1 
 
Request by ANTHONY FILIPPS for a LOT LINE ADJUSTMENT between the subject 
parcel (APN: 009-172-022) and the parcel to the immediate south (APN: 009-172-023). This 
adjustment would add 500 sf to the existing 3,250 sf parcel. The applicant is also seeking 
DESIGN REVIEW approval to construct a 1-story, 2-bedroom, 1,456 sf, residence on the 
vacant parcel located at 1720 VINEYARD AVENUE in the MR: MEDIUM DENSITY 
RESIDENTIAL district.  
 
PREPARED BY: Greg Desmond, Interim Planning Director 
 
APPLICATION FILED: 5/7/13        ACCEPTED AS COMPLETE: 11/1/13  
 
LOCATION OF PROPERTY: 1720 Vineyard Avenue 
 
APN: 009-172-022 
 
GENERAL PLAN/ZONING: Medium Density Residential/MR: Medium Density Residential 
  
APPLICANT/ PARCEL OWNER: Anthony Filipps               PHONE: 530.913.9169 
 
PROJECT BACKGROUND 
At their meeting on August 20, 2013, the Planning Commission continued this item to allow the 
applicant to address Design Review findings. Specifically, the Planning Commission was 
concerned about the scale of the proposed residence in relation to the parcel size.  
 

At this meeting the Planning Commission approved the request for a use permit to establish 
small lot standards to the parcel. 
 

On September 3, 2013, the Planning Commission reviewed revised plans which showed a 
reduction of 131 sq. ft. (1,727 minus 1,596 = 131). The reduction was accomplished by 
eliminating a bedroom and bathroom on the first floor. No other changes were made to the 
project plans. 
 

At this meeting the Planning Commission continued the item and requested that the applicant 
further revise the plans to better respond to the site. 
 
PROJECT DESCRIPTION 
The subject parcel is 3,250 sf and is currently vacant. 
 

The applicant is seeking the following: 
 

1. A Lot Line Adjustment to add 500 sf to the existing 3,250 sf parcel. 
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2. Design Review approval to construct 1,656 sf of new conditioned space, calculated as 
follows: 
- New 1-story, 2 bedroom residence: 1,441 sf 
- New attached garage: 215 sf 
 

Applicable exemptions from floor area: 
- One covered parking space: 200 sf 
 

Total adjusted floor area: 1,456 sf  
 

The new residence will be 1-story and will consist of a great room, kitchen, dining room, 
bathroom, wine storage, a bedroom and master suite with second bathroom.  
 

The new residence and attached garage will be developed using the following materials: 
- Plaster and Cedar board & batten siding 
- Oversized windows 
- Carriage style garage door 
- Pitched roof 

 

The height of the proposed structure is 22’. 
 

The setbacks are: 
- Front: 15’ 
- Side yards: 5’ 
- Rear: 20 
 
REQUIRED ACTIONS 
1. Determine that this project is exempt from the requirements of CEQA pursuant to Section 

15305 Class 5(a) of the CEQA Guidelines, which exempts minor lot line adjustments that do 
not involve the creation of any new parcel and do not exceed an average slope of 20% and 
pursuant to Section 15303, Class 3 which exempts the construction of new private structures. 

 

2. Confirm or deny staff decision to approve a Lot Line Adjustment between two parcels 
located at 1644 Hillview Place (APN: 009-172-023) & 1720 Vineyard Avenue (APN: 009-
172-022). 

 

3. Accept, modify or reject the required findings and approve, modify or deny Design Review 
to construct a new 1-story, 2-bedroom 1,456 sf single-family residence located at 1720 
Vineyard 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.  
 
ANALYSIS: CEQA 
Staff finds that the project is exempt pursuant to Section 15303, Class 3 which exempts 
construction of new private structures. 
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ANALYSIS: WATER 
The applicant provided the attached theoretical water use report. The report concludes that post-
project water use will result in a deficit of 19 gallons per day. In response, the applicant is 
proposing an off-site retrofit at the Golden Harvest Restaurant located at 61 Main Street. The 
retrofit will consist of a restroom sink faucet. The retrofit will result in a savings of 37.5 gallons 
per day which exceeds the required 19 gallons per day deficit that the proposed residence will 
generate. 
 
ANALYSIS: LANDSCAPING 
The applicant is proposing to retain existing trees and to provide a comprehensive landscape 
plan. The landscape plan includes the following features: 
 

- Driveway, terrace areas and paths will consist of permeable pavers and/or gravel surfaces 
- 3’ 6” stone wall in front yard 
- Water features in the rear and side yard 
- Water efficient plant palette 
- No turf/lawn 
 
ANALYSIS: PARKING 
Access to the attached garage is via a driveway directly from Vineyard Avenue. The driveway 
will consist of decomposed granite and the driveway/garage will accommodate required off-
street parking. 
 
ANALYSIS: LOT LINE ADJUSTMENT 
 

Parcel # Address APN Existing Lot Size Proposed Lot Size 
1 1720 Vineyard  009-172-022 3,250 sf 3,750 sf 
2 1644 Hillview 009-172-023 6,760 sf 6,260 sf 

 

The lot line adjustment will allow parcel 1 to gain 5’ (from 32.5’ to 37.5’) in width which will 
facilitate the development of the parcel. 
 

The Department of Public Works has reviewed the project and conditionally approves the lot line 
adjustment. The conditions of approval require further demonstration by the applicant that the 
adjusted lots and future improvements both conform to local zoning and building requirements 
and protect against the need for future easements as provided for under St. Helena Municipal 
Code, Title 16, Section 16.08.070.   
 
ANALYSIS: SUBDIVISION ORDINANCE 
Lot Line Adjustments are exempt from the Subdivision Map Act and the City’s Subdivision 
Ordinance provided they occur between two or more existing adjacent parcels, no new parcels 
are created and new parcels conform to the local zoning and building ordinances.   

 
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.   
 



2013-35 1720 Vineyard Avenue 
Lot Line Adjustment & Design Review 

December 17, 2013 
Page 4 of 5 

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; 

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. 

 
REQUIRED ACTIONS 
1. Determine that this project is exempt from the requirements of CEQA pursuant to Section 

15305 Class 5(a) of the CEQA Guidelines, which exempts minor lot line adjustments that do 
not involve the creation of any new parcel and do not exceed an average slope of 20% and 
pursuant to Section 15303, Class 3 which exempts the construction of new private structures. 

 

2. Confirm staff’s decision to approve a Lot Line Adjustment between two parcels located at 
1644 Hillview Place (APN: 009-172-023) & 1720 Vineyard Avenue (APN: 009-172-022). 
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3. Accept the required findings and approve Design Review to construct a new 1-story, 2-
bedroom 1,456 sf single-family residence located at 1720 Vineyard Avenue. 

 
STAFF COMMENTS / RECOMMENDATIONS 
Staff recommends the Planning Commission confirm the decision of the Interim Planning 
Director and the Interim Public Works Director to approve a Lot Line Adjustment, as described 
above and provided in the attached findings and conditions.   
 

The revised project addresses the concerns of staff, the public and the planning commission. For 
these reasons staff is supportive of the project and finds that the Design Review findings can be 
made. 
 
ATTACHMENTS         
Revised design review statement .......................................................................6 
Lot line adjustment statement ............................................................................8 
Revised plans ...................................................................................................10 
Water report .....................................................................................................18 
Draft conditions ...............................................................................................25 
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STITT ENGINEERING GROUP  
     A World of Experience - Serving Locally 

1822 Blossom Dr. 

Antioch, CA 94509 

Phone (707) 235‐8193 

www.stittengineering.com 

john@stittengineering.com 

 

August 29, 2013 

 

Mr. John Ferons, PE 

Public Works Director 

1480 Main Street 

Saint Helena, CA 94574 

 

Subject:  Theoretical Domestic Water Demand 

 

Re:    Anthony Filipps new Residence – Design Review 

    1720 Vineyard Avenue, St. Helena, CA 94574 

    APN 009‐172‐022 

Dear Mr. Ferons,  

 

In accordance with the City of Saint Helena “Safe Water Yield” code, this report is to determine the 

“water‐neutral” deferential for this proposed residence.   The above identified parcel of land was 

subdivided as part of the Worrel Ward Subdivision map of 1889 (RM Book 1 Page 52).  To date it has 

never had a water use structure, but has a history irrigation history of lawn landscaping and border 

planters.  The following is the analysis for your consideration and use. 

 

Domestic Use 

 

Existing     

The previous water use of the property was lawn and boarder planter areas.  No habitable structure was 

ever located on this parcel. 

                Present Demand  0 gal/day  

 

Proposed Theoretical Domestic Water Demand 

 

The proposed 2 bedroom, 2 bath residence will be equipped with water efficient fixtures and appliances 

throughout.  These fixtures and appliances will abide by the California Green Building Standard (Table 

4.303.2) and the more stringent City code (City’s Water Neutral Policy), calculated as follows: 
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Domestic Demand for New Construction 

Fixture Type  Flow Rate 
(gpm) 

Uses*   Duration 
(min.) 

Flow  
(gal/day) 

         
Showerhead  2  4  8.0  64.0
Lavatory Faucet  1.5  12  0.25  4.5
Kitchen Faucet   1.5  4  4  24.0
Water Closet  1.3  12    15.6
Dish Washer  6.3  0.4    2.5
Clothes Washer  19.7  1.48     29.1

Total        139.7

*For two (2) bedrooms allow four (4) occupants 

   

Landscape Water Demand 

 

Existing Irrigation Demand 

 

The only water use of this parcel was irrigation of lawn and border planters.  This section determines the 

irrigation demand for the existing fescue lawn, planter and border planting areas on the property using 

the California Irrigation Management Information System (CIMIS) formula.  The following table 

determines the maximum theoretical use in gallons per year.   

 

Irrigation Use  SF   MAWA*  Flow  (gal) 

         
Lawn  2,160  37.94 X 0.62 X 2160  50,809
Planter  1,040  37.94 X 0.62 X 1040  24,463
       

Total        75,272

*ETWU was a smaller number than MAWA 

 

Considering the 5 year running average usage the City typically uses to determine historic use, and the 

property owner stating that she had stopped irrigating this parcel when a property line fence was 

erected two years ago, this gives a historic usage of 75,272 gal. times 3/5 or 45,163 gal. per year.       

Historic Irrigation Demand  123 gal/day  

Proposed Irrigation Demand 

 

The proposed area for landscaping on the parcel is 600 square feet, as per the attached Appendix A 

prepared by Cagwin Landscape Architect, Maximum Applied Water Allowance (MAWA).  Because the 

MAWA is more than the Estimated Total Water Use (ETWU), I used the MAWA for the proposed water 

budget of 8,468 gallons per year.  On a per day basis that is 23 gal/day.      

New Irrigation Demand    23 gal/day  





 
 St. Helena Water Neutral Policy for Development  

City Codes Relating to Water Use  

The 1993 General Plan provides at policy 9.2.1 that "new development" shall be 
contingent upon the ability of the City to provide water without exceeding safe yield.  

Pursuant to the City Council meeting of March 22, 2011, the City Council adopted the 
definition of “Safe Yield” as proposed by the Safe Water Yield Committee as follows:  

“The safe annual yield of the St. Helena water supply system is that quantify of water which 
can be reliably delivered on an annual basis through most rainfall years, including a Dry year 
(rainfall at 22” to 25.9”) without undue hardship on water customers through water shortage 
restrictions.  It is recognized that the safe annual yield, as so defined, could place significant 
hardship on water customers in a Critically Dry Year (rainfall at 21.9” or less) or in periods of 
two or more consecutive Dry Years.”  

The City’s Safe Water Yield Committee recently reported that the St. Helena potable water 
supply system, under current conditions, is not currently in balance under the definition 
of safe yield as adopted by the City Council.  

Per the City Council meeting of March 22, 2011, item 17, the CC adopted the definition of 
Safe Yield as proposed by the Safe Yield Committee, and it is now City policy. This policy 
will therefore be applied to new development.   

“New development” means any of the following construction projects that have not received 
a certificate of occupancy from the city or county building department prior to September 
13, 1994, or that was issued a building permit and did not construct a foundation prior to 
September 13, 1994:   

1.  Any freestanding building that contains water-using fixtures;   

2.  Any floor area additions to existing nonresidential structures;  

3.  Any residential additions or remodeling that increases the number of independent living 
units.  

 
Water Demand Analysis  

The applicant must be water-neutral (from the City-delivered water system) through any 
combination of on-site water conservation measures and/or off-site retrofitting and/or 
well water.  Water neutrality shall be demonstrated in a quantitative water analysis of 
the project.  

The analysis must consist of the calculation of the baseline existing demand, the proposed 
water demand, a comparison of the two and the proposed retrofits to achieve a zero water 
use increase from the proposed development. Flows are calculated in gallons per day (gpd) 
with two (2) occupants per bedroom.  Offices, dens, tv rooms, etc. are considered bedrooms 
with or without a closet. 

 



If onsite retrofits cannot achieve net zero increase, the developer shall identify offsite 
retrofits. The City does not maintain a list of offsite retrofit needs.  Per City Municipal Code 
13.12.050, the developer shall be responsible for identifying residential or nonresidential 
properties eligible for retrofitting and verify to the department of public works that the 
required number of retrofits have been completed prior to the issuance of a certificate of 
occupancy. 

Existing  
Use of the flows from the Napa County Alternative Sewer Treatment System Standards to 
calculate existing water use is acceptable to the City Public Works Department.  The 
commercial standards are attached; for residential projects, use of 150 gpd/bedroom is 
accepted. For onsite irrigation with City water, calculation of actual usage is obtained by 
ascertaining the number of drippers/sprinklers and the time watered and using 75% of the 
total value, assuming no irrigation in the winter months.  
 
Proposed  
Proposed water conservation efforts shall be compared to those existing flows quantitatively. 
Those standards can be found at websites for the LEED standards, Energy Star standards 
and major cities like San Francisco’s water conservation guides. Water conservation devices 
proposed in the water analysis will be required by conditions of approval, must be included 
on the building plans and inspected/verified at certificate of occupancy.  
 

Acceptable theoretical demand for residential flows/uses: 
Toilet   3 flushes/day/occupant 
Faucet   0.25 min/3 times/day/occupant 
Shower  8 min/shower/day/occupant 
Kitchen faucet 4 min/day/occupant 
Clothes washer 0.37 load/day/occupant 
Dishwasher  0.1 load/day/occupant 
 
Typical calculation: 

 
 
Great strides have been achieved by applicants through the use of low flow toilets, waterless 
urinals, sensor driven faucets, smart yard sensors, low flow dishwashers and washing 
machines. Retrofitting off-site is acceptable, though the City does not maintain a list of 
facilities.  
 
Retrofit fees are not being accepted by the Public Works Director in lieu of actual retrofit 
applications.  



  



1.)

MAWA = (ETo) (0.62)[(0.6x LA) + (0.4 x SLA)]

Where:

A.) Net Evapotranspiration Calculation

45.22
(Annual ETo)

29.12
(Annual Rainfall)

Net Evapotranspiration Calculation       =       Annual ETo       -       Effective Rainfall = 37.94

B.) Adjusted Landscape Area Calculation

600 x  0.6  = 360
(Landscaped Area) Adjustment Factor

x  0.4  = 0
(Special Landscaped Area) Adjustment Factor

Sum of Adjusted Landscape Area = 360

MAWA = 37.94 x                0.62                x      = 8468 gallons

2.)

A.) Net Evapotranspiration Calculation

Net Evapotranspiration Calculation       =       Annual ETo       -       Effective Rainfall = 37.94

B.) Adjusted Landscape Area Calculation

250  x 0.3 = 75
(Low water use plant sqft)

350  x  0.6 = 210
(Moderate water use plant sqft)

 x  1.0 = 0
(High water use plant sqft)

Sum of Adjusted Landscape Area = 285

ETWU = 37.94 x                0.62                x      285 0.85 = 7887 gallons

Irrigation Efficiency Factor

0-25% 0.71
26-50% 0.75
51-75% 0.80

76-100% 0.85

Percent of total landscape Irrigated with Drip

Maximum Applied Water Allowance (MAWA)

Estimated Total Water Use (ETWU)

0.6 = ET Adjustment Factor
LA = Landscaped Area (square feet)

x             .25             =
7.28

(Effective Rainfall)

0.62 = Conversion factor (to gallons per square foot)

ETo = Annual Net Reference Evapotranspiration (inches)

360

Maximum Applied Water Allowance

Appendix A

0.4 = the additional ET adjustment factor for Special Landscape Area (1.0 - 0.6 = 0.4)

The following calculations will help you determine your site specific water budget and establish a planting mix that will allow you to meet your 
water budget.  Your Estimated Total Water Use must be less than your Maximum Applied Water Allowance.

SLA = Portion of the landscape area identified as Special Landscape Area (square feet)
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CITY OF ST. HELENA, STATE OF CALIFORNIA 
LOT LINE ADJUSTMENT and DESIGN REVIEW  

NO. 2013-35 GRANTED TO 
1720 VINEYARD AVENUE 

 
PROPERTY OWNER: Anthony Filipps                                            APN: 009-172-022 
 

RECITALS 
 

1. The applicant submitted applications for Lot Line Adjustment between the subject parcel 
(APN: 009-172-022) and the parcel to the immediate south (APN: 009-172-023). This 
adjustment would add 500 sf to the existing 3,250 sf parcel. The applicant is also seeking 
Design Review approval to construct a 1-story, 2-bedroom, 1,456 sf, residence on the vacant 
parcel located at 1720 Vineyard Avenue in the MR: Medium Density Residential district.  

 

2. The Planning Commission of the City of St. Helena, State of California, held noticed public 
hearings for this item on August 20, 2013, September 3, 2013 and 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 15305 Class 5(a) of the CEQA Guidelines, which exempts minor 
lot line adjustments that do not involve the creation of any new parcel and do not exceed an 
average slope of 20% and pursuant to Section 15303, Class 3 which exempts the construction 
of new private structures. 

 

B. The parcels resulting from the Lot Line Adjustment, as described above, will not create 
inconsistencies with the General Plan and City’s Zoning Ordinance. This approval 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 the Lot 
Line Adjustment and shall not be construed to permit violation of other laws and policies not so 
listed. 

 

C. 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. 
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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; 
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. 

 

D. The Planning Commission approves the Lot Line Adjustment and 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 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 
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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. 

 

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 to review compliance with Building and Fire Codes, 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 
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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.  

 

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 
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calculations shall be submitted with the Grading and Drainage Plan to verify fire service 
lateral and meter sizing. 

 

6. The applicant shall incorporate water conservation practices into the proposed project per the 
revised Water Neutrality Analysis prepared by Stitt Engineering, 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 shall be confined to 600 sf.  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. 

 

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. 

 

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 Lot Line Adjustment 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 December 17, 2013 by the following roll call vote: 

 

AYES:    
NOES:   
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ABSENT:  
ABSTAIN:      
             
      _____________________________________ 
      Greg Desmond, Interim Planning Director 
 
       
      _____________________________________ 
      Anthony Filipps, Owner 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET- ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
 
AGENDA ITEM: 9.2 
 
Request of MATTHEW DEMCHUCK for a SHORT-TERM RENTAL PERMIT for 1702 
TAINTER STREET. The subject parcel is 12,196 sf, developed with a 2-story, 3 bedroom/3 
bath single family residence and is designated MR: Medium Density Residential. 
  
PREPARED BY: Greg Desmond, Interim Planning Director 
 
APPLICATION FILED: 9/18/13                    ACCEPTED ASCOMPLETE: 9/18/13 
 
LOCATION OF PROPERTY: 1702 Tainter Street 
 
APN: 009-312-016 
 
GENERAL PLAN/ZONING: Medium Density Residential/MR: Medium Density Residential 
 
APPLICANT/ PARCEL OWNER: Matthew Demchuck                PHONE: 963.0844 
 
BACKGROUND 
In 2012 the City Council adopted a Short-Term Rental Ordinance (Chapter 17.134). 
 

The purpose of this new chapter is as follows: 
 

“To establish a permitting process and appropriate restrictions and standards for short-term 
rental of single-family dwellings; to provide a visitor experience and accommodation as an 
alternative to the hotel, motel, and bed and breakfast accommodations currently existing in the 
city to ensure the collection and payment of transient occupancy taxes; to minimize the negative 
secondary effects of short-term rental use on surrounding residential neighborhoods; and to 
retain the character of the neighborhoods in which any such use occurs.” 
 

Chapter 17.134 is attached to this staff report and can be accessed via the following URL: 
http://www.codepublishing.com/CA/sthelena/html/StHelena17/StHelena17134.html#17.134 
 
DISCUSSION 
The Planning Department has issued twenty four (24) of the available twenty five (25) permits 
The application for 1702 Tainter Street is the only permit that has received opposition from more 
than thirty percent (30%) of the parcel owners within 300’ of the parcel in which the short term 
rental use is proposed.  
 

Section 17.134.060 of the ordinance provides the following permit processing regulations: 
 

A. The planning director shall approve or deny the application pursuant to the requirements of 
this chapter. 
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B. Short-term rental permit applications shall be submitted to the planning commission if any of 
the following occur: 

 

1. Written protests pursuant to Section 17.134.050(D)(4) comprise thirty percent (30%) or 
more of the owners within a three hundred (300) foot distance from the lot on which the 
short-term rental use is proposed. 
 

Planning staff received twenty-eight (28) letters in opposition and one (1) letter in support of the 
proposed project. There were forty-seven (47) unique parcel owners within 300’ of the subject 
parcel. All correspondence is attached to this staff report. 
 

Of the opposition letters received, only six (6) of them included information specific to the 
concerns of the neighbors. These concerns focused on the following: 
 

- Residential neighborhoods should provide housing for families interested in making St 
Helena their home 

- Proximity to other permitted short-term rental properties 
-  Noise 
- Security 
- Disruptive/drunk people 
- Parking 
 
REQUIRED ACTION 
The planning commission shall review and either approve or deny the application pursuant to the 
requirements of this chapter after considering the effects the proposed use would have on 
surrounding uses and the cumulative impacts within the community. In approving a short-term 
rental application, the planning commission must make the use permit findings contained in 
Chapter 17.168. 
 
ANALYSIS: USE PERMIT 
The Planning Commission must make the following Use Permit findings to support the motion to 
approve the Short-Term Rental 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, 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. 

 
CORRESPONDENCE: OPPOSITION/SUPPORT 
Planning staff received twenty-eight (28) letters in opposition and one (1) letter in support of the 
proposed project. There were forty-seven (47) unique parcel owners within 300’ of the subject 
parcel. All correspondence is attached to this staff report. 
 
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.  
 
ANALYSIS: CEQA 
Staff finds that the Short-Term Rental ordinance and the permitting, leasing, and licensing of 
existing single-family structures is exempt under CEQA Guideline Section 15301, existing 
facilities. 
 
STAFF COMMENTS / RECOMMENDATIONS 
Staff appreciates that the neighbors have objections to the short-term rental ordinance - 
especially those who have other existing short-term rental properties in close proximity. 
 

That said the ordinance was carefully crafted to provide neighbors and the city with the tools to 
address impacts associated with this use. Further, to date there have been very few complaints 
received by the city specific to short-term rental use. 
 

Staff finds that the use permit findings can be made for this use and recommends that the 
Planning Commission approve the project. 
 
ATTACHMENTS         
- Short-Term Rental Application 
- Exhibit showing nearby short-term rental properties 
- Chapter 17.134 
- Correspondence - support 
- Correspondence - opposition 
- Letter from applicant 
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Chapter 17.134
SHORT-TERM RENTALS

Sections:
17.134.010    Purpose and findings.
17.134.020    Short-term rental permit required.
17.134.030    Districts in which permitted.
17.134.040    Restrictions and standards.
17.134.050    Procedures for application and public notice.
17.134.060    Permit processing.
17.134.070    Appeals.
17.134.080    Inspections.
17.134.090    Enforcement.
17.134.100    Violations.

17.134.010 Purpose and findings.
A.    The city council hereby finds that unregulated transient occupancy uses in residential and
agricultural district present a threat to the public welfare.

B.    The purposes of this chapter are to establish a permitting process and appropriate restrictions
and standards for short-term rental of single-family dwellings; to provide a visitor experience and
accommodation as an alternative to the hotel, motel, and bed and breakfast accommodations
currently existing in the city to ensure the collection and payment of transient occupancy taxes; to
minimize the negative secondary effects of short-term rental use on surrounding residential
neighborhoods; and to retain the character of the neighborhoods in which any such use occurs.

C.    This chapter is not intended to regulate hotels and bed and breakfast inns that do not qualify as
short-term rentals.

D.    This chapter is not intended to provide any owner of residential property with the right or
privilege to violate any private conditions, covenants and restrictions applicable to the owner’s
property that may prohibit the use of such owner’s residential property for short-term rental purposes
as defined in this chapter.

E.    The city council hereby finds that the adoption of a comprehensive ordinance regulating the
issuance of and operating conditions attached to short-term rental permits is necessary to protect
the public health, safety and welfare. The purposes of this chapter are: to provide a permit system
and to impose operational requirements in order to minimize the potential adverse impacts of
transient uses in residential neighborhoods and zoning districts on traffic, noise and density; to
ensure the health, safety and welfare of renters and guests patronizing short-term rentals; and to
impose limitations on the total number of permits issued in order to ensure the long-term availability
of the affordable housing stock.

F.    The city council hereby finds that the city’s regulation of vacation rental uses in accordance with
this chapter, including the establishment of the nontransferability provisions, is a valid exercise of the
city’s police power in furtherance of the legitimate governmental interests documented in this
chapter. (Ord. 12-2 § 8 (part))

17.134.020 Short-term rental permit required.
No person shall use any single-family dwelling on any parcel in any zoning district for short-term
rental without a short-term rental permit. (Ord. 12-2 § 8 (part))

17.134.030 Districts in which permitted.
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Short-term rentals shall be permitted in accordance with the provisions established in each zoning
district and as provided in this chapter. (Ord. 12-2 § 8 (part))

17.134.040 Restrictions and standards.
Short-term rentals shall be subject to the following restrictions and standards:

A.    The short-term rental use shall be permitted in no more than one single-family dwelling per lot.

B.    The short-term rental permit shall be in the name of the owner-applicant, who shall be an owner
of the real property upon which the short-term rental use is to be permitted. One person may hold no
more than one short-term rental permit. The permit shall not be transferable.

C.    Short-term rental uses shall be limited to single-family dwellings existing and constructed as of
the date of application for the short-term rental permit.

D.    The total number of permits for short-term rental dwellings shall not exceed twenty-five (25) at
any time.

E.    The maximum number of bedrooms used for short-term rental use in the short-term rental
dwelling shall be no greater than five. The total number of guests staying in the short-term rental
dwelling at any one time shall be no greater than two times the number of bedrooms plus two
persons, up to a maximum of twelve (12) persons.

F.    Short-term rental dwellings shall meet all applicable building, health, fire and related safety
codes at all times and shall be inspected by the fire department before any short-term rental permit
can be issued.

G.    A minimum of two on-site parking spaces shall be provided for use by the short-term rental
occupants.

H.    The owner-applicant shall keep on file with the city the name, telephone number, cell phone
number, and e-mail address of a local contact person who shall be responsible for responding to
questions or concerns regarding the operation of the short-term rental. This information shall be
posted in a conspicuous location within the short-term rental dwelling. The local contact person shall
be available twenty-four (24) hours a day to accept telephone calls and respond physically to the
short-term rental within thirty (30) minutes when the short-term rental is rented and occupied.

I.    The owner shall, prior to April 1st annually, provide written notice to all neighboring property
owners within a three hundred (300) foot distance from the lot on which the short-term rental is
located the following information:

1.    The name, telephone number, cell phone number, and e-mail address of the local contact
person provided to the city pursuant to subsection H of this section.

2.    The maximum number of guests permitted to stay in the short-term rental unit.

3.    Parking restrictions attached to the short-term rental permit.

4.    Contact information for the city official that members of the public may contact to report
violations of the short-term rental regulations or conditions of approval attached to the
short-term rental permit.

J.    The owner-applicant shall post “house policies” within each guest bedroom. The house policies
shall be included in the rental agreement, which must be signed by the renter and shall be enforced
by the owner-applicant or the owner-applicant’s designated contact person. The house policies at a
minimum shall include the following provisions:
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1.    Quiet hours shall be maintained from ten p.m. to seven a.m., during which noise within or
outside the short-term rental dwelling shall not disturb anyone on a neighboring property.

2.    Amplified sound that is audible beyond the property boundaries of the short-term rental
dwelling is prohibited.

3.    Except as permitted by the planning director, vehicles shall be parked in the designated
on-site parking area and shall not be parked on the street overnight.

4.    Parties or group gatherings shall be limited to two times the number of guests permitted to
occupy the short-term rental dwelling pursuant to subsection E of this section, up to a
maximum of twenty (20) persons.

K.    Auctions, commercial functions, and other similar events are prohibited at the short-term rental
property.

L.    The owner-applicant shall use best efforts to ensure that the occupants and/or guests of the
short-term rental use do not create unreasonable noise or disturbances, engage in disorderly
conduct, or violate provisions of this code or any state law pertaining to noise, disorderly conduct,
the consumption of alcohol, or the use of illegal drugs.

M.    The owner-applicant shall, upon notification that occupants and/or guests of his or her
short-term rental use have created unreasonable noise or disturbances, engaged in disorderly
conduct or committed violations of this code or state law pertaining to noise, disorderly conduct, the
consumption of alcohol or the use of illegal drugs, promptly use best efforts to prevent a recurrence
of such conduct by those occupants or guests.

N.    All advertising for any short-term rental shall include the number of the permit granted to the
owner-applicant.

O.    The owner-applicant shall maintain city business licenses and pay all transient occupancy
taxes in accordance with Chapter 3.28 as required. (Ord. 12-2 § 8 (part))

17.134.050 Procedures for application and public notice.
A.    Prospective owner-applicants of a short-term rental use shall apply for a permit with the
planning director in accordance with the provisions of this chapter and on a form provided by the
city.

B.    The application shall be accompanied by a fee in an amount to be fixed from time to time by
resolution to cover the administrative costs of issuing a short-term rental permit and, but not limited
to, inspecting the short-term rental dwelling.

C.    The application shall include the following information:

1.    The name, address and phone number of the applicant, and verification that the applicant
is the owner of the lot.

2.    The assessor’s parcel number of the lot on which the short-term rental use is proposed.

3.    Certification that the permit will be nontransferable.

4.    Certification that the local contact person is available twenty-four (24) hours a day to
accept telephone calls and respond physically to the short-term rental within thirty (30) minutes
when the short-term rental is rented and occupied.

5.    A site and floor plan identifying the location of parking on the site and the location of any
bedrooms to be used for short-term rental use.
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6.    A list of the names and addresses of the property owners within a three hundred (300) foot
distance from the lot on which the short-term rental use is proposed, and a map, drawn to
scale, that clearly identifies the lots and the assessor parcel numbers of the lots identified
pursuant to this section.

7.    Acknowledgement of receipt and inspection of a copy of all regulations pertaining to the
operation of a short-term rental use.

8.    Additional information as may be requested by the planning director to determine impact
and mitigation measures.

D.    Notice of Application.

1.    The planning director shall provide a notice of application for a short-term rental permit to
the property owners located within a three hundred (300) foot distance from the lot on which
the short-term rental use is proposed.

2.    The notice of application shall contain a description of the proposed short-term rental
operation, parking on the site, and number of bedrooms to be used for short-term rental use,
together with a location map identifying the short-term rental dwelling lot in relationship to all
other lots within a three hundred (300) foot distance.

3.    A project notice sign shall be posted at the front of the property along the main access
road. The sign shall be placed five days prior to remitting an application and shall be removed
no later than five days after a final decision has been rendered by the planning director or the
planning commission.

4.    The notice of application shall state that the noticed owners may file a written protest
against the proposed short-term rental use with the planning director; provided, that all protests
must be postmarked or received within thirty (30) days of the mailing of the notice of
application. (Ord. 12-2 § 8 (part))

17.134.060 Permit processing.
A.    The planning director shall approve or deny the application pursuant to the requirements of this
chapter.

B.    Short-term rental permit applications shall be submitted to the planning commission if any of the
following occur:

1.    Written protests pursuant to Section 17.134.050(D)(4) comprise thirty percent (30%) or
more of the owners within a three hundred (300) foot distance from the lot on which the
short-term rental use is proposed; or

2.    The owner of the proposed short-term rental unit is a corporation, partnership, limited
liability company, or similar entity.

The planning commission shall review and either approve or deny the application pursuant to the
requirements of this chapter after considering the effects the proposed use would have on
surrounding uses and the cumulative impacts within the community. In approving a short-term rental
application, the planning commission must make the use permit findings contained in Chapter
17.168.

C.    If the application is approved but no short-term rental permits are available pursuant to the
limitation on short-term rentals described in Section 17.134.040(D), the planning director shall place
the application on a waiting list. New permits shall be issued in the order that completed applications
are received.
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D.    The planning director or planning commission may impose conditions on the granting of an
application for a short-term rental permit to mitigate the impacts of the proposed land use.

E.    Within ten (10) days of the approval of a short-term rental permit, the owner-applicant shall mail
to all property owners within three hundred (300) feet of the lot on which the short-term rental use is
approved, notice of the issuance of a permit for short-term rental use and the name, phone number,
cell phone number, and e-mail address of the local contact person available twenty-four (24) hours a
day to accept telephone calls and respond physically to the short-term rental within thirty (30)
minutes when the short-term rental is rented and occupied. Notice shall be provided on a form
acceptable to the planning director. Within ten (10) days of the mailing, the owner-applicant shall
provide evidence to the planning director that such mailing occurred.

F.    Short-term rental permits shall be valid for a period of two years. In reviewing subsequent
requests for a short-term rental permit, the planning director shall require evidence of compliance
with conditions of the short-term rental permit and this chapter. No subsequent permit shall be
approved without written verification of tax payments, and no permit shall be approved if the
operation of the short-term rental has created adverse impacts on the neighborhood in which it is
situated or has otherwise caused the loss of the character of that neighborhood.

G.    Short-term rental permits shall be subject to any changes to this chapter that the city council
may make and conditions that the council may impose subsequent to the issuance of the permit.
(Ord. 12-2 § 8 (part))

17.134.070 Appeals.
Any person whose application for a short-term rental permit has been denied by the planning
director, or whose permit has been suspended or revoked by the planning director, may appeal to
the city council pursuant to Section 17.08.180. The appeal shall be accompanied by a filing fee, if
any, as established by city council resolution. (Ord. 12-2 § 8 (part))

17.134.080 Inspections.
A.    The planning director or his or her designee shall have the right to enter upon any property at
any reasonable time to make inspections and examinations for the purpose of enforcement of this
chapter, subject to the provisions of Code of Civil Procedure Section 1822.50 et seq.

B.    The fire department shall annually inspect the short-term rental dwelling.

C.    The planning director shall have the right to inspect any records related to the use and
occupancy of the short-term rental to determine that the objectives and conditions of this chapter are
being fulfilled. (Ord. 12-2 § 8 (part))

17.134.090 Enforcement.
A.    The planning director may revoke a short-term rental permit pursuant to Section 17.04.140 if
the planning director determines that:

1.    The owner-applicant gave false or misleading information during the application process;

2.    There has been a violation of any of the terms, conditions and restrictions on the use of the
dwelling unit for short-term rental use;

3.    The owner-applicant has violated any provision of this chapter;

4.    The owner-applicant has failed to timely pay the transient occupancy tax as required by this
code; or

B.    If an owner-applicant’s short-term rental permit is revoked, the owner-applicant may not reapply
for another permit for two years after the date of revocation. (Ord. 12-2 § 8 (part))
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17.134.100 Violations.
A.    Any property owner who uses, or allows the use of, or advertises or causes to be printed,
published, advertised or disseminated in any way, the availability of residential property in violation
of this chapter is guilty of a misdemeanor for each day in which such residential property is used, or
allowed to be used, in violation of this chapter. Such violation shall be punishable pursuant to
Chapter 1.20.

B.    Short-term rental use of a residential property in violation of this chapter is a threat to public
health, safety or welfare and is thus declared to be unlawful and a public nuisance. Any such
nuisance may be abated and/or restored by the enforcement official and also may be abated
pursuant to Chapter 1.12, except that the civil penalty for a violation shall be one thousand dollars
($1,000). Each day the violation occurs shall constitute a separate offense.

C.    Any property owner who uses, or allows the use of, residential property as a short-term rental
without a permit shall be liable for the transit occupancy tax that would have been owed under
Chapter 3.28 had the use been legal, including the penalty and interest provisions of Section
3.28.070. (Ord. 12-2 § 8 (part))

The St. Helena Municipal Code is current through Ordinance
2012-12, passed December 19, 2012.
Disclaimer: The City Clerk's Office has the official version of the St.
Helena Municipal Code. Users should contact the City Clerk's Office
for ordinances passed subsequent to the ordinance cited above.

City Website: http://www.cityofsthelena.org
(http://www.cityofsthelena.org)
City Telephone: (707) 967-2792

Code Publishing Company
(http://www.codepublishing.com/)

eLibrary (http://www.codepublishing.com
/elibrary.html)
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Greg Desmond

From: CHERI <chericom@comcast.net>
Sent: Monday, October 21, 2013 4:40 PM
To: Greg Desmond
Cc: agalbraith94574@gmail.com
Subject: 1702 Tainter St--Protesting short term rental

 
 
 

NO TO 1702 TAINTER ST. SHORT TERM RENTAL 

 
We live at 1651 Tainter St. , and we STRONGLY OPPOSE 1702 Tainter St. becoming a short term 
rental.  We already have a short-term rental property behind our house ( Brian & Kelly Smith) 
 
It is horrible having a "hotel" in our backyard.  With  9 out of 10 "guests"  we have to ask to please 
quiet down after midnight ( and later ).  I realize that these people are on vacation and want to have 
fun.   
 
But we live here and have to go to work every morning after being kept awake until all hours with their 
drunk partying.  Some are quite rude about it.  Having another one across the street will mean more 
drunk people around that will also be driving on our quiet street, that the neighborhood kids play on.   
 
 Let alone them taking up parking spaces on our street   
 
Allowing these short term rentals is not right.  We live here full time and do not need anymore "temp-
drunk-renters " around.  We pay our bills and taxes year round and this does not seem like a fair 
practice to put on the local residents, If we had wanted to live by a hotel we would have bought a 
house by one. 
 

We really hope you will listen to the residents and DENY  1702 Tainter St. a short 
term rental. 
 
 
Cheri & Scott Churchill 
1651 Tainter St 
St.Helena, CA 94574 
963-5460 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET-ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
 
AGENDA ITEM: 10.1 
 
City of St. Helena initiated ZONING ORDINANCE TEXT AMENDMENT amending Title 
17, Chapter 17.164, Section 17.164.060 of the Municipal Code and adding Section 17.164.065 to 
the Municipal Code to ALLOW ADMINISTRATIVE DESIGN REVIEW OF MINOR 
PROJECTS. 
 
PREPARED BY: Greg Desmond, Interim Planning Director and Christine O'Rourke, Contract 
Planner. 
 
SUMMARY 
Chapter 17.164 of the municipal code does not provide administrative exemptions from the 
design review process.  
 

The purpose of this amendment is to improve the effectiveness and efficiency of local 
government while protecting the character and design of sites and structures within the city, it is 
the purpose of this ordinance to allow administrative design review of minor projects that would 
not have a significant impact on neighboring properties or the general vicinity.   
 
PROPOSED AMENDMENTS 
The following are the proposed amended sections to Chapter 17.164. Existing language is in 
black, proposed new language in purple underlined text and language to be removed in red 
strike-out text. 
 

17.164.060 Exemptions. 

A.    Whenever the city planner finds that a proposal raises no substantial design problem of the 
sort outlined in Sections 17.164.010 through 17.164.030, the planner shall place such an 
exemption recommendation on the planning commission’s consent agenda. 

B.    The planning commission may delegate to the planning director responsibility for review 
and recommendation for applications for zoning and building permits in those cases, where in 
the opinion of the commission, the proposed use or structure would not have a significant impact 
on neighboring properties or on the entire area, or in cases where the proposed use of structure is 
clearly consistent with the purposes of Sections 17.164.020 and 17.164.030 and the remaining 
requirements of this chapter and the general plan. 

C.    The city planner may review and approve the replacement of existing architectural features 
that do not involve substantial design changes or changes in materials.  

17.164.065 Administrative Review. 
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Design review applications for the following items are considered to be minor projects and may 
be acted upon by the planning director in lieu of planning commission review and approval: 

A. New structures or buildings not exceeding two hundred-fifty (250) square feet;  
 

B. Additions not exceeding two hundred fifty (250) square feet to existing buildings and 
structures, or expansion of an existing building or structure involving less than twenty-five 
(25) percent of the existing floor area, whichever is less; 
 

C. Removal or alteration of not more than twenty-five (25) percent of the exterior walls or wall 
covering of a building or structure, as determined by the planning director; 
 

D. The replacement of existing architectural features that do not involve substantial design 
changes or changes in materials, as determined by the planning director;  
 

E. Signs subject to the permit requirements of Chapter 17.148 of this code;  
 

F. Residential second units in conformance with Section 17.116.030 of this code;  
 

G. Modifications to approved design review permits when determined by the planning director 
to be minor in nature; and 
 

H. Any other work determined by the planning director to be minor or incidental in nature and 
consistent with the intent and objectives of this chapter. 

 
ANALYSIS: CEQA 
The staff finds that the action to adopt this Zoning Ordinance Text Amendment is exempt from 
the provisions of the California Environmental Quality Act (CEQA) because the action is exempt 
from environmental review pursuant to CEQA Guidelines Section 15061(b)(3). The activity is 
covered by the general rule which exempts activities that can be seen with certainty to have no 
possibility for causing a significant effect on the environment.  
 
STAFF COMMENTS / RECOMMENDATIONS 
Staff recommends that the Planning Commission open the public hearing and receive public 
testimony, identify any specific issues or amendments, and make recommendations to City 
Council. 
 
PLANNING COMMISSION ACTION 

1. Determine that the ordinance amendments are categorically exempt from the requirements of 
the California Environmental Quality Act (CEQA pursuant to CEQA Guidelines Section 
15061(b)(3). 

2. Open public hearing, take testimony, amend as necessary and recommend City Council 
approval of the Zoning Ordinance Text Amendments to Chapter 17.164. 
 

ATTACHMENTS        
None 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET-ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
 
AGENDA ITEM: 10.2 
 
City of St. Helena initiated ZONING ORDINANCE TEXT AMENDMENT amending Title 
17, Chapter 17.08, Section 17.08.120 of the Municipal Code to PROVIDE FOR 
PROCEDURES TO DETERMINE WHETHER LAND USE PERMITS OR OTHER 
DISCRETIONARY DEVELOPMENT APPROVALS EXPIRE OR LAPSE FOR 
FAILURE TO TIMELY ESTABLISH THE PERMITTED USE. 
 
PREPARED BY: Greg Desmond, Interim Planning Director and Bob Pittman, City Attorney 
 
SUMMARY 
Currently, the municipal code provides that except for a general plan amendment, zoning 
ordinance text amendment, rezoning or amendment of a specific plan, a permit (i.e., use permit, 
variance, etc.) or other discretionary approval shall be valid for a period of one year from the 
date such approval becomes effective or for as long as any subdivision map concurrently 
approved is valid, whichever is longer.  
 

The purpose of this amendment is to establish a procedure for the City to enforce its ordinance 
imposing time limits on discretionary land use permits and approvals. The purpose of imposing 
such limits is to prevent the reservation of land for future purposes when the permittee has no 
good faith intent to presently commence upon the proposed use.  
 

In enforcing this requirement, the City desires to act in accordance with procedures that are 
consistent with appellate decisions such as Community Development Commission v. City of Ft. 
Bragg (1988) 204 Cal.App.3d 1124 that hold that discretionary approvals may not be deemed to 
have expired or lapsed without affording the holder of the approval due process to establish 
whether the holder has acted diligently and in good faith to establish the approved use. 
 
PROPOSED AMENDMENTS 
The following is the amended section with existing language in black, proposed new language in 
purple underlined text and language to be removed in red strike-out text. 
 

17.08.120   Term of permits and approvals. 
 

Except for a general plan amendment, zoning ordinance text amendment, rezoning or 
amendment of a specific plan, a permit (i.e., use permit, variance, etc.) or other discretionary 
approval authorized by this title shall be valid for a period of one year from the date such 
approval becomes effective or for as long as any subdivision map concurrently approved is valid, 
whichever is longer. A permit or other discretionary approval shall become effective the day 
following the expiration of the appeal period if no appeal is filed or the day following the denial 
of an appeal. The following shall apply to the expiration of permits or other discretionary 
approval: 
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A.    A permit or other discretionary approval shall remain valid as long as the use authorized by 
the permit is lawfully established prior to the expiration of the permit, or the holder of the permit 
or other discretionary approval has timely established to the satisfaction of the planning director 
a good faith, diligent effort to lawfully establish the use pursuant to the procedures set forth by 
this section. 
 

B.    A permit or other discretionary approval shall remain valid as long as there is a valid 
building permit for construction authorized by the permit.  If the building permit expires, or if no 
building permit has been issued for construction authorized by the permit or other discretionary 
approval during the one year that the permit is valid, the permit or other discretionary approval 
shall become null and void unless an extension of time has been granted pursuant to Section 
17.08.130, or the holder of the permit or other discretionary approval has timely established to 
the satisfaction of the planning director a good faith, diligent effort to lawfully establish the use 
pursuant to the procedures set forth by this section. 
 

C.    Any permit or discretionary approval which authorizes the establishment of any use which 
has been exercised by receiving a building permit or a zoning compliance determination shall 
expire and become null and void when such use has ceased for a period of six consecutive 
months, whether or not it is the intent to abandon the use; unless the holder of the permit or other 
discretionary approval has timely established to the satisfaction of the planning director a good 
faith, diligent effort to continue the use pursuant to the procedures set forth by this section. 
 
D.    If only a portion of a project is completed pursuant to a permit authorizing its development, 
the permit or other discretionary approval for the balance of the project shall expire if no 
substantial action is taken toward completion of the balance of the project in a one-year period. 
 

E. No later than thirty (30) days prior to each annual expiration of any permit or other 
discretionary approval, the holder of such permit or discretionary approval shall provide the 
planning director with information sufficient for the planning director to determine whether the 
holder of the permit or other discretionary approval has attempted to establish or continue the 
approved use diligently and in good faith.   
 

F. After having reviewed the submittal, the planning director shall determine whether the 
permit or other discretionary approval should be deemed to have expired or lapsed pursuant to 
this Section.  The planning director’s determination shall be based on factors including, without 
limitation, efforts to obtain financing, creation of architectural or engineering plans, drawings 
and specifications, or letting or negotiation of contracts necessary to establish the use. 
 

G. If the planning director determines that the holder of the permit or other discretionary 
approval has not attempted to establish or continue the approved use diligently and in good faith, 
the planning director shall notify the holder of the permit or other discretionary approval in 
writing of that determination, and that the permit or other discretionary approval is expired, 
lapsed and null and void.  The planning director’s determination that the permit or other 
discretionary approval has expired may be appealed to the Planning Commission by the holder 
of the permit or other discretionary approval.  If the planning director determines that the holder 
of the permit or other discretionary approval has attempted to establish or continue the approved 
use diligently and in good faith, the planning director shall notify the holder of the permit or 
other discretionary approval in writing of that determination, and that the permit or other 



Zoning Ordinance Text Amendment 
Title 17, Chapter 17.08, Section 120 

December 17, 2013 
Page 3 of 3 

discretionary approval has been extended for an additional period.   Any such extension shall be 
for a period of one year and shall be subject to the requirements set forth in subsections (A) and 
(B) of this section for establishing the use within that time period and the requirements set forth 
in subsection (E) for submitting additional information prior to the expiration of any such 
extension.  The planning director’s determination to extend the permit or other discretionary 
approval shall be final. 
 

H. If the holder of a permit or discretionary approval fails to timely submit the evidence 
required by subsection (E) of this section and said holder has not otherwise established the use 
authorized by such permit or other discretionary approval, the planning director shall be deemed 
to have determined that the holder of the permit or other discretionary approval has not 
attempted to establish or continue the approved use diligently and in good faith and that the 
permit or other discretionary approval is expired, lapsed and null and void as provided in 
subsection (G) of this section.  
 
ANALYSIS: CEQA 
The staff finds that the action to adopt this Zoning Ordinance Text Amendment is exempt from 
the provisions of the California Environmental Quality Act (Public Resources Code Section 
21000, et seq.) (CEQA) because the action is exempt from environmental review pursuant to 
CEQA Guidelines Section 15061(b)(3). The activity is covered by the general rule which 
exempts activities that can be seen with certainty to have no possibility for causing a significant 
effect on the environment.  
 
STAFF COMMENTS / RECOMMENDATIONS 
Staff recommends that the Planning Commission open the public hearing and receive public 
testimony, identify any specific issues or amendments, and make recommendations to City 
Council. 
 
PLANNING COMMISSION ACTION 

1. Determine that the ordinance amendments are categorically exempt from the requirements of 
the California Environmental Quality Act (CEQA pursuant to CEQA Guidelines Section 
15061(b)(3). 

2. Open public hearing, take testimony, amend as necessary and recommend City Council 
approval of a Zoning Ordinance Text Amendment to Section 17.080.120.  
 

ATTACHMENTS        
None 
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CITY OF ST. HELENA 
PLANNING DEPARTMENT 1480 MAIN STREET-ST. HELENA, CA 94574 

PLANNING COMMISSION 
 

DECEMBER 17, 2013 
 
AGENDA ITEM: 10.3 
 
City of St. Helena initiated ZONING ORDINANCE TEXT AMENDMENT amending Title 
17, Chapter 17.124, Section 17.124.070 of the Municipal Code to FOR CONSISTENCY 
WITH TITLE 15, CHAPTER 15.36, SECTION 15.36.100 - FIRE APPARATUS ACCESS 
ROADS 
 
PREPARED BY: Greg Desmond, Interim Planning Director 
 
SUMMARY 
The purpose of this amendment is to establish consistency between the recently adopted the 2013 
California Building Code and Municipal Code Title 17 – Zoning, Chapter 17.124, Section 
17.124.070. This section is specific to standards for access drives and driveways. 
 
PROPOSED AMENDMENTS 
The following is the amended section with existing language in black, proposed new language in 
purple underlined text and language to be removed in red strike-out text. 
 
17.124.070 Standards for driveways and access drives. 
A. Residential Driveways. A residential driveway provides direct vehicular access from a public 
street, or a private street developed to city standards, to the required parking for an individual 
dwelling unit. That portion which connects a residential driveway to the street is a driveway 
approach and is typically located in the right-of-way. The intent of these standards is to provide 
for emergency vehicle and/or fire equipment access: 
 

1. A residential driveway shall have a minimum length of twenty-four (24) feet (measured from 
the property line) which may be reduced to not less than twenty (20) feet in length if a roll-up 
garage door or carport is utilized. 

 

2. A residential driveway shall have a minimum width of ten (10) feet. The standard residential 
driveway approach shall be a minimum of ten (10) feet in width and a maximum of twenty 
(20) feet as shown in the city of St. Helena Street, Storm Drain and Sidewalk Standards. 

 

3. Residential driveways in the woodlands and watershed zoning district, or elsewhere as 
deemed necessary by the fire chief/fire code official, shall be paved as shown in the city of 
St. Helena Street, Storm Drain and Sidewalk Standards. Decomposed granite, shale or other 
all-weather surfaces may be used in other residential districts provided that there is twelve 
(12) inches base material with ninety percent (90%) compaction.  

 

4. Residential driveways providing access to a lot which does not have public street frontage 
shall meet the standards for an access drive, or  
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5. Residential driveways which are greater than one hundred (100) feet in length shall meet the 
standards for an access drive as set forth in subsection B of this section except as follows:  

 

a. A residential driveway over one hundred (100) feet in length may be permitted if the 
furthest point of any structure on the property is one hundred fifty (150) feet or less from 
the street curb. 

 

b. Upon the approval of the fire chief, a residential driveway over one hundred (100) feet in 
length may be permitted, provided that the driveway is widened to sixteen (16) feet (for a 
minimum of thirty-five (35) feet in length) connecting the street to a point within one 
hundred fifty (150) feet of the furthest point of any structure on the property.  Chapter 
15.36.100 of the City municipal code. CFC Title 24 chapter 9 California code of regulations 
2013. 

 

B. Standards for Access Drives. 
 

1. An access drive is a way located outside of the public right-of-way that provides vehicular 
access between the public street and the required parking for more than one lot, or for one lot 
if the length of the drive is greater than one hundred (100) feet. 

 

2. The design of all features relating to access drives is subject to review and approval of the 
public works director and fire chief/fire code official and may require a grading permit.  The 
applicant shall submit a detailed, dimensioned plan with accurate topographic background 
showing the layout of the proposed access drive, parking and other related features on the 
site being developed. These features may include curbs, gutters, sidewalks, drainage 
facilities, pavement structural section, traffic circulation signing and markings. The plan shall 
also include finished grades.  When it is determined that an The access drive will shall be 
designed to serve traffic loads as specified in Chapter 15.36.  Where the access is determined 
by the public works director to serve traffic loads that are equivalent to those typically 
encountered on public streets, the public works director may shall require the design of the 
access drive to meet public street standards. 

 

a. All access drives shall be designed for two-way traffic, unless specific approval is 
obtained from the public works director and fire chief/fire code official to allow one-way 
access drives. One-way access drives will only be permitted when a two-way drive is not 
feasible or when traffic conditions on the public street may benefit.  
 

b. Access drives in areas as the woodlands and watershed zoning district, or elsewhere as 
deemed deemed necessary by the fire chief/fire code official, shall be paved as shown in 
the city of St. Helena Street, Storm Drain and Sidewalk Standards. Decomposed granite, 
shale or other all-weather surfaces may be used in other residential districts provided that 
there is twelve (12) inches base material with ninety percent (90%) compaction noted in 
Chapter 15.36. 

 

c. To avoid congestion at the entrance from the street, no on-site parking space or gate shall 
be allowed within the initial twenty (20) thirty (30) feet of the access drive where it 
connects to the street from the property line. 

 

d. A suitable  on On-site turnarounds or circulation patterns meeting design criteria set forth 
in the St. Helena Standard Specifications for Public Improvements Chapter 15.36 shall be 
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provided that will enable the access drives to function properly for traffic and emergency 
vehicles. Backing out of access drives shall not be allowed. 

 

e. The following widths are minimums that will allow for the safe passage of emergency 
vehicles. Width for required parking areas must be added to the access drives.  Widths 
are also as specified in CFC Title 24 Chapter 9 California code of regulations 2013 
Chapter 15.36 and are applied based on length of the access drive. 

 

f. The minimum vertical clearance shall be fourteen (14) feet at all points across the 
required width of the access drive. 
 

g. One Emergency vehicle turnouts area shall be provided at every five hundred (500) feet 
of access drive length per Chapter 15.36.  CFC Title 24 Chapter 9 California code of 
regulations 2013. Design shall meet criteria set forth in the St. Helena Standard 
Specifications for Public Improvements, or as approved by the city engineer and fire 
chief. 
 

h. An adequately sized firefighting operational area shall be provided within one hundred 
fifty (150) feet of the farthest point of any and all structures as required by Chapter 15.36.  

 

i. Access drives grades shall not exceed a grade of sixteen percent (16%), except that one 
run of one hundred (100) feet or less in length may be at eighteen percent (18%) grade 
upon approval of the fire chief. shall follow the requirements of Chapter 15.36 

 

j.    Access drives shall be inspected annually by the fire marshall fire chief/fire code offical to 
ensure that landscaping or other obstructions do not hinder emergency vehicle access. 
(Ord. 05-4 § 1 (part): Ord. 02-6 § 10; prior code § 27.252) 

 
ANALYSIS: CEQA 
The staff finds that the action to adopt this Zoning Ordinance Text Amendment is exempt from 
the provisions of the California Environmental Quality Act (Public Resources Code Section 
21000, et seq.) (CEQA) because the action is exempt from environmental review pursuant to 
CEQA Guidelines Section 15061(b)(3). The activity is covered by the general rule which 
exempts activities that can be seen with certainty to have no possibility for causing a significant 
effect on the environment.  
 
STAFF COMMENTS / RECOMMENDATIONS 
Staff recommends that the Planning Commission open the public hearing and receive public 
testimony, identify any specific issues and make recommendations to City Council. 
 
PLANNING COMMISSION ACTION 

1. Determine that the ordinance amendments are categorically exempt from the requirements of 
the California Environmental Quality Act (CEQA pursuant to CEQA Guidelines Section 
15061(b)(3). 

2. Open public hearing, take testimony, amend as necessary and recommend City Council 
approval of a Zoning Ordinance Text Amendment to Section 17.124.070.  
 

ATTACHMENTS        
None 




