BENICIA HISTORIC PRESERVATION REVIEW COMMISSION
HISTORIC PRESERVATION REVIEW COMMISSION AGENDA
City Hall Commission Room
June 28, 2018
6:30 PM

1. PLEDGE OF ALLEGIANCE
2. ROLL CALL OF COMMISSIONERS
3. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC
A plaque stating the Fundamental Rights of each member of the public is posted at the
entrance to this meeting room per section 4.04.030 of the City of Benicia's Open
Government Ordinance.
4. ADOPTION OF AGENDA
5. OPPORTUNITY FOR PUBLIC COMMENT
This portion of the meeting is reserved for persons wishing to address the Commission on
any matter not on the agenda that is within the subject matter jurisdiction of the Historic
Preservation Review Commission. State law prohibits the Commission from responding to
or acting upon matters not listed on the agenda. Each speaker has a maximum of five
minutes for public comment. If others have already expressed your position, you may
simply indicate that you agree with a previous speaker. If appropriate, a spokesperson
may present the views of your entire group. Speakers may not make personal attacks on
commissioners, staff or members of the
public, or make comments which are slanderous or which may invade an individual’s
personal privacy.
A. WRITTEN COMMENT
B. PUBLIC COMMENT
1

6. CONSENT CALENDAR
1

6A. MARCH 22, 2018 DRAFT MINUTES
3-22-18 Draft Minutes Historic Preservation Review Commission
6B. APRIL 26, 2018 DRAFT MINUTES
4-26-18 Draft Minutes Historic Preservation Review Commission
6C. MAY 24, 2018 DRAFT MINUTES
5-24-18 Historic Preservation Review Commission Draft Minutes
6D. DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 124-128 EAST H
STREET, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM
CEQA
The applicant, Donald King, requests design review approval for exterior modifications,
including previously removed transite siding, new exterior paint, new skylights, and new
windows on a non-contributing, one-story, mixed-use building located at 124-128 East H
Street in the Downtown Historic District.
RECOMMENDATION:
Adopt a resolution approving Minor Design Review for the previously removed transite
siding, new skylights and new windows at 124-128 East H Street, based on the findings
and conditions of approval listed in the attached resolution, after a determination that the
project is exempt from CEQA.
Staff Report 124128 East H
1. Draft Resolution with Exhibit A
6E. DESIGN REVIEW FOR MODIFICATION TO BELLA SIENA APPROVED DESIGN
REVIEW, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM
CEQA
The applicant, James Lueschner, requests after the fact approval of modifications to the
approved Design Review for Bella Siena, 127 First Street, including modifications to the
style of the entrance door, windows, landscape trellis, color and new exterior lights. The
subject property, the “Tannery Building”, is a noncontributing structure in the Downtown
Historic District.
RECOMMENDATION:
Adopt a resolution approving modifications to the Bella Siena approved Design Review
based on the findings and conditions of approval listed in the attached resolution, after a
determination that the project is exempt from CEQA.
Staff Report
1. Draft Resolution with Exhibits A and B
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2. Correspndence City of Benicia Modifications to Design Review -06012018.pdf
3. Site Photographs
6F. DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 333 EAST K STREET,
AFTER A DETERMINATION THAT THE PROJECT IS NOT EXEMPT FROM CEQA
The owner, Marilyn Bardet, requests design review approval to remove a ribbon of three
(3) double-hung wood windows and replace with a new wood frame and three inoperable
(fixed) aluminum clad windows. The proposed replacement is intended to have the general
appearance and proportions of the existing windows. The residence is a contributing
building in the Downtown Historic District.
RECOMMENDATION:
No action is required. The property owner has requested that this application be withdrawn.
She has revised her project to install wood exterior windows and framing that meet the
criteria for a design review exemption.
Staff Report 062818_333 East K
7. REGULAR AGENDA ITEMS
7A. DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 2045 CAMEL ROAD,
AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM CEQA
The applicant, Daniel Seng, requests design review approval for exterior alterations
including a new sectional roll-up door, customer entry, exhaust flue, metal awning, safety
railing, and site fencing for a proposed crematorium. The industrial building is identified as
a potentially-contributing building within the Arsenal Historic Conservation Plan.
RECOMMENDATION:
Adopt a resolution approving Design Review for the exterior modifications at 2045 Camel
Road, based on the findings and conditions of approval listed in the attached resolution,
after a determination that the project is exempt from CEQA.
Staff Report 062818
1. Draft Resolution with Exhibit A.pdf
2. Engineer's Letter_2045 Camel Road
7B. ADOPTION OF THE DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES;
AN AMENDMENT TO THE DOWNTOWN HISTORIC CONSERVATION PLAN (DHCP)
TO REMOVE CHAPTER 3 (DESIGN REVIEW PROCEDURES), CHAPTER FOUR
(DESIGN GUIDELINES FOR COMMERCIAL BUILDING TYPES) AND CHAPTER
FIVE (DESIGN GUIDELINES FOR RESIDENTIAL BUILDING TYPES) PLUS
APPENDICES; AND AMENDMENTS TO THE BENICIA MUNICIPAL CODE
CHAPTER 17.108 (DESIGN REVIEW) REGARDING HISTORIC DISTRICT DESIGN
REVIEW PROCEDURES; AFTER A DETERMINATION THAT THE PROJECT IS
EXEMPT FROM CEQA.
3
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The proposed project is the adoption of guidelines that address the treatment of historic
properties, alterations to non-historic buildings, and the design of new infill structures in the
Downtown Historic District and amendments to the design review procedures of Benicia
Municipal Code Chapter 17.108. The Historic Preservation Review Commission (HPRC)
will make recommendations to the City Council on two separate actions:
1. Adopt Downtown Historic Design Guidelines and amend the Downtown Historic
Conservation Plan (DHCP) to remove Chapters 3, 4, 5 plus appendices, which will be
superseded by the guidelines and subsequent code amendments for design review
procedures.
2. Amend Chapter 17.108 (Design Review) of the Benicia Municipal Code to update the
Design Review chapter and establish historic district design review procedures.
RECOMMENDATION:
Consider the proposed design guidelines, amendments to the Downtown Historic
Conservation Plan (DHCP) and amendments to the Benicia Municipal Code Chapter
17.108 (Design Review) and adopt resolutions recommending City Council approval.
Staff Report
1. Draft Resolution - Amendments to DHCP and Adoption of Design Guidelines
2. Draft Resolution - Amendments to BMC Chapter 17.108 Design Review
3. Final Draft Historic District Design Guidelines
4. Downtown Historic Conservation Plan
5. Resolution No. 17-10 HPRC
6. Community comments on Public Review Draft
7. DRAFT Clean Amendment - Design Review
8. DRAFT Markup Amendment - Design Review
8. COMMUNICATIONS FROM STAFF
9. COMMUNICATIONS FROM COMMISSIONERS
10. ADJOURNMENT
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Public Participation
The Benicia City Council and its Boards and Commissions welcome public participation.
Pursuant to the Brown Act, each public agency must provide the public with an opportunity to
speak on any matter within the subject matter jurisdiction of the agency and which is not on the
agency's agenda for that meeting. The City Council allows speakers to speak on
non-agendized matters under public comment, and on agendized items at the time the agenda
item is addressed at the meeting. Comments are limited to no more than five minutes per
speaker. By law, no action may be taken on any item raised during the public comment period
although informational answers to questions may be given and matters may be referred to staff
for placement on a future agenda of the City Council.
Should you have material you wish to enter into the record, please submit it to the City Manager.
Disabled Access or Special Needs
In compliance with the Americans with Disabilities Act (ADA) and to accommodate any special
needs, if you need special assistance to participate in this meeting, please contact Anne
Cardwell, the ADA Coordinator, at (707) 746-4200. Notification 48 hours prior to the meeting
will enable the City to make reasonable arrangements to ensure accessibility to the meeting.
Meeting Procedures
All items listed on this agenda are for Council discussion and/or action. In accordance with the
Brown Act, each item is listed and includes, where appropriate, further description of the item
and/or a recommended action. The posting of a recommended action does not limit, or
necessarily indicate, what action may be taken by the City Council.
Pursuant to Government Code Section 65009, if you challenge a decision of the City Council in
court, you may be limited to raising only those issues you or someone else raised at the public
hearing described in this notice, or in written correspondence delivered to the City Council at, or
prior to, the public hearing. You may also be limited by the ninety (90) day statute of limitations
in which to challenge in court certain administrative decisions and orders (Code of Civil
Procedure 1094.6) to file and serve a petition for administrative writ of mandate challenging any
final City decisions regarding planning or zoning.
The decision of the City Council is final as of the date of its decision unless judicial review is
initiated pursuant to California Code of Civil Procedures Section 1094.5. Any such petition for
judicial review is subject to the provisions of California Code of Civil Procedure Section 1094.6.
Public Records
The agenda packet for this meeting is available at the City Manager's Office and the Benicia
Public Library during regular working hours. To the extent feasible, the packet is also available
on the City's web page at www.ci.benicia.ca.us under the heading "Agendas and Minutes."
Public records related to an open session agenda item that are distributed after the agenda
packet is prepared are available before the meeting at the City Manager's Office located at 250
5
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East L Street, Benicia, or at the meeting held in the Council Chambers. If you wish to submit
written information on an agenda item, please submit to the City Clerk as soon as possible so
that it may be distributed to the City Council. A complete proceeding of each meeting is also
recorded and available through the City Clerk’s Office.
Contact Your Council Members
If you would like to contact the Mayor or a Council Member, please call the number listed below
to leave a voicemail message.
Mayor Patterson: 746-4212
Vice Mayor Young: 746-4213
Council Member Campbell: 746-4213
Council Member Hughes: 746-4213
Council Member Schwartzman: 746-4213
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DRAFT

BENICIA HISTORIC PRESERVATION REVIEW COMMISSION
HISTORIC PRESERVATION REVIEW COMMISSION MINUTES
City Hall Commission Room
March 22, 2018
6:30 PM
1. PLEDGE OF ALLEGIANCE
2. ROLL CALL OF COMMISSIONERS
Present:
Commissioners Delgado, Haughey, Maccoun, McKee, Van
Landschoot, Chair Reynolds
Absent:

Commissioner von Studnitz

Staff Present:

Shawna Brekke-Read, Community Development Director
Suzanne Thorsen, Principal Planner
Adrian Lopez, Assistant Planner
Dorothy Dickson-Dodds, Recording Secretary

3. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC
.
4. ADOPTION OF AGENDA
On a motion of Commissioner Van Landschoot, seconded by Commissioner Delgado, the
Agenda was approved by the following vote:
Ayes:

Commissioners Delgado, Haughey, Maccoun, McKee, Van Landschoot, and
Chair Reynolds
Noes:
None
Absent: Commissioner von Studnitz
Abstain: None
Presentation regarding Priority-Based Budgeting
Mario Giuliani, Economic Development Manager, provided an overview of the priority-based
budgeting effort currently underway in Benicia.
ELECTION OF OFFICES (CHAIR AND VICE CHAIR)
7
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Commissioner Haughey nominated Chair Reynolds to remain Chair. No other nominations
were received. Chair Reynolds was elected by the following vote:
Ayes: Commissioners Delgado, Haughey, Maccoun, McKee, Reynolds,
and Chair Van Landschoot
Noes:
None
Absent:
Commissioner von Studnitz
Abstain:
None
Commissioner Van Landschoot nominated Commissioner Haughey to be Vice Chair. No
other nominations were received. She was elected by the following vote:
Ayes: Commissioners Delgado, Haughey, Maccoun, McKee, Reynolds,
and Chair Van Landschoot
Noes:
None
Absent:
Commissioner von Studnitz
Abstain:
None
5. OPPORTUNITY FOR PUBLIC COMMENT.
A. WRITTEN COMMENT: None
B. PUBLIC COMMENT:
Terry Scott, Chairman of the Arts & Culture Committee, provided an update on the
committee and painting of the utility boxes. He discussed signs in specific areas of
Benicia.
6. CONSENT CALENDAR
On a motion of Commissioner Delgado, and seconded by Commissioner Van Landschoot,
Item 7B was moved to Regular Agenda Item for discussion and 6A of the Consent
Calendar was approved by the following vote:
Ayes:
Noes:
Absent:
Abstain:

Commissioners Delgado, Haughey, Maccoun, McKee, Van Landschoot, and
Chair Reynolds
None
Commissioner von Studnitz
None

6.A FEBRUARY 22, 2018 DRAFT MINUTES
7. REGULAR AGENDA ITEM
Commissioners Maccoun and McKee were recused.
7A. APPROVAL OF DESIGN REVIEW FOR REPLACEMENT OF WINDOWS AT 155 &
157 EAST H STREET, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT
FROM CEQA
Draft Resolution with Exhibit A (Replacement Window Plan)
2
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Commissioner Van Landschoot requested that the project be moved to Regular Business
Items for discussion; he believed projects should not be approved on the consent calendar.
Ms. Brekke-Read said if there is no opposition to an item, it will be placed on consent. Due
to the volume of projects staff will continue to place items on consent.
Commissioner Van Landschoot said he objected to the issue with windows.
Staff responded to clarifying questions regarding the timing of the application, the nature of
the windows proposed, and the contributing and non-contributing designations of the
historic survey (DPR) forms.
The applicant explained the basis of his application for replacing windows which is to avoid
lead exposure from the existing windows.
After Commission discussion, it was determined that replacing the windows met the design
guidelines standards and the windows would provide energy efficiency.
On a motion of Commissioner Delgado, seconded by Commissioner Haughey, the above
Resolution was approved with the additional condition:
Ayes:
Noes:
Absent:
Abstain:

Commissioners Haughey, Delgado, Van Landschoot, and Chair Reynolds
None
Commissioner von Studnitz
Commissioners Maccoun and McKee

Commissioners Maccoun and McKee returned to the meeting at 7:25pm.
7.B STUDY SESSION DISCUSSION: ACCESSORY DWELLING UNIT REGULATION
AMENDMENTS
Ms. Thorsen provided a presentation. She asked the commission for suggestions on
standards.
Chair Reynolds had questions with regards to the historic compatibilities with ADUs. Staff
answered clarifying question and discussed design standards in the historic district.
PUBLIC COMMENT:
Brian Harkins felt it burdensome that cities must provide ADUs for affordable housing.
PUBLIC COMMENT CLOSED
The Commission asked clarifying questions. They discussed roof slopes and maximum
heights, setbacks, the placement of new additions and detached structures, and fees.
Commissioners commented on the distinction between the historic district and outlying
residential areas, such as Southampton.
Commissioners commented that the appearance of ADUS in the historic district should be
consistent with the look of the district. Topics such as window proportions and roof pitch
were discussed. Commissioner McKee suggested that some relief be granted for lot
3
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coverage on small parcels. Chair Reynolds requested guidance from the Office of Historic
Preservation. Commissioner Maccoun requested clarification regarding applicability in the
Town Core District.
RECOMMENDATION:
Following some discussion, the HPRC requested that staff revisit height limitations, design
standards in historic districts and lot coverage for constrained lots.
7.C DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES
Chair Reynolds proposed that the commissioners complete the form and turn it in to staff
during the week; staff agreed.
8. COMMUNICATIONS FROM STAFF
Ms. Thorsen reported that on March 20th the City Council approved an urgency ordinance
and a moratorium on work/live units and the adoption of interim design standards for
multi-family housing that is subject to Senate Bill 35.
Mr. Lopez summarized the maintenance schedule for City facilities.
Ms. Brekke-Read reported that 901 First Street (“Paper Tiger”) has started work on the
foundation repair.
9. COMMUNICATIONS FROM COMMISSIONERS
Commissioner Haughey announced that the church on West J street will be open to the
public for a community fundraiser later in March.
10. ADJOURNMENT
Chair Reynolds adjourned the meeting at 9:24pm
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DRAFT

BENICIA HISTORIC PRESERVATION REVIEW COMMISSION
HISTORIC PRESERVATION REVIEW COMMISSION MINUTES
City Hall Commission Room
April 26, 2018
6:30 PM
1. PLEDGE OF ALLEGIANCE
2. ROLL CALL OF COMMISSIONERS
Present:
Commissioners Delgado, Haughey, Maccoun, McKee, Van
Landschoot, von Studnitz, and Chair Reynolds
Absent:

None

Staff Present:

Shawna Brekke-Read, Community Development Director
Suzanne Thorsen, Principal Planner
Charles Enchill, Associate Planner
Adrian Lopez, Assistant Planner
Dorothy Dickson-Dodds, Recording Secretary

3. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC
4. ADOPTION OF AGENDA
On a motion of Commissioner von Studnitz, seconded by Commissioner Delgado, the
Agenda was approved by the following vote:
Ayes:

Commissioners Delgado, Haughey, Maccoun, McKee, Van Landschoot, von
Studnitz, and Chair Reynolds
Noes:
None
Absent: None
Abstain: None
5. OPPORTUNITY FOR PUBLIC COMMENT
A. WRITTEN COMMENT - None
B. PUBLIC COMMENT – None
6. CONSENT CALENDAR
On a motion of Commissioner McKee, and seconded by Commissioner von Studnitz, Items
6A and 6C of the Consent Calendar were approved by the following vote:
1
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Ayes:
Noes:
Absent:
Abstain:

Commissioners Delgado, Haughey, Maccoun, McKee, Van Landschoot, von
Studnitz, and Chair Reynolds
None
None
Commissioner Maccoun (tem6A), Delgado (Item 6C)

6.A DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AND A REAR DECK AT 918
FIRST STREET, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM
CEQA
918 First Street Staff Report
1. Draft Resolution with Exhibit A and B.pdf
6.B DESIGN REVIEW FOR ALTERATIONS TO MODIFY THE EXTERIOR FACADE AND
ADD A NEW CAR WASH BAY IN THE REAR OF PROPERTY, AFTER A
DETERMINATION THAT THE PROJECT IS EXEMPT FROM CEQA
980 Adams Street Staff Report
1. Draft Resolution with Exhibit A

7. REGULAR AGENDA ITEM
7.A DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 700 FIRST STREET,
AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT FROM CEQA
700 First Street Staff Report
1. Draft Resolution with Exhibit A
2. 700 First Street DPR Form 523A
The Commission pulled this item from the Consent Calendar for discussion of the design
review application. Commissioners inquired about painting the brick and the door material.
Staff answered clarifying questions and pointed out that the building has been significantly
altered from the original building. Based upon photo evidence and information provided in
the historic survey (DPR) form, the brick on the building is not original.
Brett Benzer, the applicant, provided additional information.
PUBLIC COMMENT OPEN:
Jerry Hayes, resident, said the project is in the historic district and is listed as a
contributing building. He asked if the state historic building code would apply and if the
existing wooden door is ADA compliant.
12
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Staff provided clarifications about the historic building code and the designation of the
building as a contributor. Mr. Benzer told the Commission he put great effort into
maintaining the historic character of the building and ensuring that the ADA requirement
was met. He said is willing to do what the City wants him to do.
PUBLIC COMMENT CLOSED
Commissioner McKee expressed support for the proposed metal door and painting the
brick.
Commissioner Van Landschoot said the city is losing historic buildings and is picking up a
21st century glow; the door has history on First Street and should stay.
Commissioner Haughey stressed replacing the wooden door with another wooden door
and does not support painting original brick.
Chair Reynolds commented on changes to the building in comparison to its original
appearance and said the applicant is being asked to comply with historic standards for a
building that lacks historic integrity. He asked the Commissioners if they would approve the
project if the door was replaced with another wooden door.
Commissioner Delgado commented that the building has been changed over the years,
expressed support for the project and agreed that the door should be wood.
On motion of Commissioner Delgado, seconded by Commissioner Haughey, the
Commission approved the above resolution with the condition that the applicant install a
wood door, by the following vote:
Ayes:
Noes:
Absent:
Abstain:

Commissioners Delgado, Haughey, McKee, Van Landschoot, von Studnitz,
and Chair Reynolds
None
None
Commissioner Maccoun

Commissioner Maccoun returned to the meeting at 7:30pm.
7.B DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES
The City is updating the Design Guidelines within the Downtown Historic Conservation
Plan (DHCP) to provide user-friendly guidelines for the treatment of historic properties,
alterations to non-historic buildings, and the design of new infill structures within the
historic district, as well as to update design review procedures. A public review draft of the
design guidelines is now available for review and comment.
Staff Report - Downtown Design Guidelines.pdf
1. Public Review Draft Design Guidelines

Ms. Thorsen introduced Julie Husband and Marcia Klopf of Winter & Co.; Ms. Husband
gave a presentation.
13
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Commission Comments:
Commissioners inquired about the use of the document, the relevance of storm window
guidelines, the potential to accommodate parklets in the First Street area, applicability to
“potentially contributing” structures and the addition of Secretary of Interior Standards.
Ms. Husband provided responses to clarify.
Following some discussion, commissioners commented that the guidelines should be user
friendly and easy to understand, requested additional example photographs, asked that
historic awning types be accommodated, inquired about the timeline for adoption and
emphasized the importance of public information and handouts. Commissioner McKee
commented that better outdoor dining and roof top decks for dining would bring vitality to
Benicia.
The commission commented on the accuracy of the historic survey, adopted in 2009.
Commissioners gave some specific feedback which was covered in written comments:
• Treatment when a house falls within two historical significance periods;
• The scale of buildings shown on page 39 are not consistent with Benicia;
• Treatment of transom windows/covering of transom windows;
• Façade/appearance of masonry foundations when seismic upgrades are completed;
• Improved guidelines for ramps and ADA improvements;
PUBLIC COMMENT OPEN:
Jerry Hayes, resident, asked for clarification about the use of the guidelines in relation to
the form-based code.
Ben Jong, resident, commented thanked Winter & Co and spoke in support of flexibility
and simplicity.
A resident on East K St commented that the new guidelines are much more helpful for the
homeowner.
Ms. Brekke-Read requested that the commissioners provide additional written comments
to staff for review prior to development of the final public hearing draft of the guidelines.
PUBLIC COMMENT CLOSED

8:42PM
7.C STUDY SESSION DISCUSSION: ACCESSORY DWELLING UNIT REGULATION
AMENDMENTS
On March 22, 2018 the Historic Preservation Review Commission conducted a study
session to review and comment on proposed amendments to the Accessory Dwelling Unit
regulations (Benicia Municipal Code Section 17.70.060 and ancillary buildings in the
Downtown Mixed Use Master Plan, DMUMP). Following discussion, the commissioners
14
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asked staff to do additional research and continue the discussion at the April 26 HPRC
meeting.
After the conclusion of Commission discussion on April 26, the proposed amendments will
be revised and scheduled for a public hearing. Public notice will be provided in advance of
the public hearing. The zoning changes are proposed because State law regarding
Accessory Dwelling Units (ADUs) changed in 2017 and 2018.
RECOMMENDATION:
Accept public comment and provide feedback to staff regarding height, bulk and design
standards for accessory dwelling units.

Accessory Dwelling Unit Staff Report
1. Draft Amendments - Clean
Ms. Thorsen provided a presentation.
The Commission asked some clarifying questions and discussed the orientation of
dormers, roof pitch, and the height limitations for detached units. Commissioners
commented that two-story buildings have the potential for shadow effects on neighboring
properties and recommended that maximum roof height be scaled based on roof pitch,
that wall height be limited to twelve feet and that the maximum height be twenty feet.
Commissioners discussed building materials for ADUs in the historic district and made a
consensus recommendation that wood should be required for siding. Commissioners
discussed roof materials and energy efficiency.
Commissioner McKee expressed support for the staff recommendation to allow a 5%
increase in permitted lot coverage to accommodate an ADU.

8. COMMUNICATIONS FROM STAFF
8.A INFORMATION ITEM: NEW ACCESSIBLE WALKWAY TO BE INSTALLED IN CITY
PARK
Staff Report - City Park Accessible Path
1. City Park Site Plan_reduced.pdf
Rick Knight, Public Works Project Manager, reported that the gazebo in the City Park will
be rebuilt as a matter of maintenance and will retain its appearance. As part of this project,
the City of Benicia is required to improve ADA accessibility to the gazebo, which will be
provided from the existing park sidewalk that extends from West K Street to the
playground. There will be no change to parking or use of the park.
This matter will be scheduled for a meeting of the Parks Recreation and Cemetery
Commission.
5
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Mr. Knight provided clarifying answers to the Commissioners’ questions.
Ms. Thorsen introduced Charles Enchill, the City’s new Associate Planner.
Ms. Brekke-Read reported that staff will be reporting the department’s work and priorities
and how staff is achieving goals.
9. COMMUNICATIONS FROM COMMISSIONERS
Chair Reynolds asked if the HPRC will present to the Council this year. Ms. Brekke-Read
said not at this time.
10. ADJOURNMENT
Chair Reynolds adjourned the meeting at 9:54pm.
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DRAFT

BENICIA HISTORIC PRESERVATION REVIEW COMMISSION
HISTORIC PRESERVATION REVIEW COMMISSION MINUTES
City Hall Commission Room
May 24, 2018
6:30 PM

1. PLEDGE OF ALLEGIANCE

2. ROLL CALL OF COMMISSIONERS
Present:
Commissioners Haughey, Maccoun, McKee, Van Landschoot, von
Studnitz, and Chair Reynolds
Absent:

Commissioner Delgado

Staff Present:

Shawna Brekke-Read, Community Development Director
Suzanne Thorsen, Principal Planner
Charles Enchill, Associate Planner
Adrian Lopez, Assistant Planner
Dorothy Dickson-Dodds, Recording Secretary

3. REFERENCE TO FUNDAMENTAL RIGHTS OF PUBLIC
4. ADOPTION OF AGENDA
On a motion of Commissioner von Studnitz, seconded by Commissioner Maccoun, the
Agenda was approved moving Item 7B before the Consent Calendar, by the following
vote:
Ayes:

Commissioners Haughey, Maccoun, McKee, Van Landschoot, von Studnitz,
and Chair Reynolds
Noes:
None
Absent: Commissioner Delgado
Abstain: None
5. OPPORTUNITY FOR PUBLIC COMMENT
A. WRITTEN COMMENT
B. PUBLIC COMMENT

17
1

6. DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES: DISCUSSION TOPICS
Ms. Thorsen introduced the consultants. The consultants provided a presentation of
examples of historic buildings and asked the Commissioners for their recommendations.
Balconies: The Commission concurred that balconies should be continuous, but both
have their place; they are good design options. Can be ornamental. Balconies should not
be hidden; approval should be on a case-by-case basis. They should be appropriately
scaled so as not to change the historic character.
Ms. Brekke-Read said it is a standard not a guideline.
Awnings, Canopies, Galleries: The Commission said that they are appropriate, but all
have a place. They are appropriate with new construction, and not old construction. They
agreed that they provide protection from the weather. Materials could be plastic, canvas,
or metal.
Vinyl Windows: The Commission concurred that they are not appropriate in the Historic
District. They have a lifecycle that is bad; can cause illness; the glazing fails; nonrecyclable; fire hazard. They agreed that there are economic and health concerns in both
historic and non-historic. Minimize use of vinyl windows
Residential additions: The preference for additions is to be on the side indented or in the
back without a connector. They concurred that it would be good to see the smaller
contributing homes be able to build an addition. The Commission should be flexible;
connectors could be dead space; may not be practical. They agreed that the applicants
keep the historic trim.
Increased addition in foundation: They concurred that a two-story addition should be ok
with non-historic homes. If the house is on a slope so that the 2nd story is the same height
as the house and should not be seen from the street Be consistent and reasonable
Raised houses were discussed and should be considered. People can raise their house
and have that option to get an addition; lift your house – give that option – it is contextual
case by case basis.
7. CONSENT CALENDAR
Chair Reynolds asked that the March 28, 2018 be taken off the consent calendar for
revisions. Staff said they would be edited to accurately reflect the reason for the approval.
6.A MARCH 28, 2018 HPRC DRAFT MINUTES
8. REGULAR AGENDA ITEM
8.A AMENDMENTS TO TITLE 17 (ZONING) OF THE BENICIA MUNICIPAL CODE
AND DOWNTOWN MIXED USE MASTER PLAN TO AMEND REGULATIONS FOR
ACCESSORY DWELLING UNITS, AS WELL AS ADDITIONAL CLARIFYING
AMENDMENTS, AFTER A DETERMINATION THAT THE PROJECT IS EXEMPT
FROM CEQA
18
Ms. Thorsen provided a presentation and reviewed previous study sessions.
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Commissioners inquired about owner occupancy requirements, construction timing for
new residences with an ADU, and the procedure for public hearings and adoption of the
amendments.
The following recommendations were made to modify the draft
amendments:
-

-

Revise the ADU Design Standards that apply citywide:
o Move standards relating to dormers, orientation of the roof gable end and roof
pitch from the historic district category to citywide design standards.
Revise the ADU Design Standards for the historic district:
o Do not specify required proportions and instead state that windows “shall be
taller than they are wide”
o Reduce the required side wall offset for a “connector” to a building addition
from three feet to eighteen inches.

Commissioners requested clarification on the CEQA analysis.
PUBLIC COMMENT OPEN: None
PUBLIC COMMENT CLOSED
On motion of Commissioner McKee, seconded by Commissioner Van Landschoot, the
Commission approved the above resolution, by the following vote:
Ayes:
Noes:
Absent:
Abstain:

Commissioners Haughey, McKee, Van Landschoot, von Studnitz, and
Chair Reynolds
None
Commissioner Delgado
None

7.B PROCEDURAL RECOMMENDATIONS: DOWNTOWN HISTORIC DISTRICT
DESIGN GUIDELINES
Ms. Thorsen provided a presentation and requested feedback from the commission.
Commissioners commented on the distinction between a streamline application and
administrative design review; questioned the purpose of public notice without a hearing;
and inquired about fees.
Commissioners commented that an administrative hearing is likely not necessary if an
application could be elevated to the HPRC and noted the adverse effect of project
delays. Information was requested of staff as to the types of applications that could be
reviewed administratively. Commissioners discussed whether a public hearing should
be required for a building addition that is not visible from the right of way.
The commission asked for clarification regarding the distinction between contributing
structures and landmarks.
Ms. Thorsen responded to commissioner questions and clarified that additional
information would be provided in the June public hearing.
3
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PUBLIC COMMENT OPEN:
A gentleman in the audience inquired about the noticing requirements for administrative
projects.
Ms. Brekke-Read explained the City’s requirements and explained how people would be
allowed to come forward with any questions or objections.
PUBLIC COMMENT CLOSED

8. COMMUNICATIONS FROM STAFF
Ms. Brekke-Read announced that the City has a new planner, Claire Feeney, who will
primarily be working on Cannabis related projects.
Ms. Thorsen said that Charles Enchill, will be transitioning to the role of HPRC liaison.
Staff announced the June 5 City Council hearing date for the first reading on
amendments related to noise and outdoor entertainment.
9. COMMUNICATIONS FROM COMMISSIONERS
Commissioner Haughey asked about the Benicia primary school.
Chair Reynolds inquired as to the status of the Yuba building and briefly discussed the
California Preservation Foundation (CPF) conference.
10. ADJOURNMENT
Chair Reynolds adjourned the meeting at 9:25pm.
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AGENDA ITEM
HISTORIC PRESERVATION REVIEW COMMISSION MEETING
JUNE 28, 2018
CONSENT CALENDAR

TO

:

SUBJECT

:

PROJECT

:

Historic Preservation Review Commission
DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 124-128
EAST H STREET, AFTER A DETERMINATION THAT THE
PROJECT IS EXEMPT FROM CEQA
Design Review 18PLN-00032
124-128 East H Street
APN: 089-341-020

EXECUTIVE SUMMARY:
The applicant, Donald King, requests design review approval for exterior modifications,
including previously removed transite siding, new exterior paint, new skylights, and new
windows on a non-contributing, one-story, mixed-use building located at 124-128 East H Street
in the Downtown Historic District.
RECOMMENDATION:
Adopt a resolution approving Minor Design Review for the previously removed transite siding,
new skylights and new windows at 124-128 East H Street, based on the findings and conditions
of approval listed in the attached resolution, after a determination that the project is exempt from
CEQA.
BACKGROUND:
Applicant / Owner
General Plan designation
Zoning Designation
Existing / Proposed Use
Adjacent Zoning / Uses
North
South
East
West

Donald King (Contractor) / Margaret Bekwith (Owner)
Downtown Commercial
Neighborhood General
Mixed-use / Residential
Neighborhood General, Neighborhood General-Open /
Commercial, Residential
Neighborhood General / Residential
Neighborhood General / Residential
Town Core-Open / Vacant
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124-128 East H Street
18PLN-00032
June 28, 2018

Site Description.
The subject property is developed with a one-story, mixed-use building located on the south side
of East H Street between First and East Second Streets. It is a non-contributing building within
the Downtown Historic District. The building has historically been a mixed use structure:
approximately 1,440 square feet is for residential use and 280 square feet is for commercial use
(presently vacant). There is an existing covered porch entry for the residential unit and separate
concrete walkway to the commercial unit. A one car garage is located at the southeast corner of
lot in the rear yard and accessed by the existing alley.
Figure 1 – 124-128 East H Street

Project Site

SUMMARY
A. Project Description
The property is a non-contributing, one-story, mixed-use building in the Downtown Historic
District. The owner requests Design Review to authorize after-the-fact removal of non-original
transite siding, new exterior paint, as well as add three (3) double-hung wood windows and four
(4) new skylights on the rear half of the building. The original channel siding that was behind the
transite siding is still in place and will not be removed; it will be painted off-white. The covered
porch, deck railings, window sills, and cornices will be painted white as a secondary color.
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124-128 East H Street
18PLN-00032
June 28, 2018

Figure 1 – Existing and Proposed Site Plan

Four (4) new
skylights
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124-128 East H Street
18PLN-00032
June 28, 2018

Figure 2 – Existing Front Elevation

Figure 3 – Proposed Front Elevation
Skylights visible from
public right-of-way
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124-128 East H Street
18PLN-00032
June 28, 2018

Figure 4 – Existing Rear Elevation

Figure 5 – Proposed Rear Elevation
Four (4) new
skylights

Three (3)
double-hung
wood windows
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124-128 East H Street
18PLN-00032
June 28, 2018

B. Project Analysis
The proposed alterations to the non-contributing building at 124-128 East H Street are
compatible with the Historic District and consistent with the style of the building. While the west
side skylight will be visible from East H Street and First Street, it will be located on a secondary
façade at the rear half of the building. The remaining three skylights will either be obscured by
two mature trees adjacent to the sidewalk or only visible by alley.
Similarly, the proposed window alteration at the south (rear) elevation will only be visible from
the alley. The existing aluminum slider at the rear of the 1988 residential addition will be
replaced by three double-hung wood windows, which is a compatible material with the style of
building.
The proposed primary façade color will be a neutral off-white similar to the channel siding color
that existed behind the transite, therefore compatible with the historic district.
With exception of modifying the south (rear) elevation windows to replace a sliding window, the
applicant does not propose to alter existing openings, proportions or otherwise alter the overall
appearance of the building. For these reasons, exterior changes will be compatible with the style
of the building and the character of the historic district.
1. General Plan
The General Plan designates the land use for the site as Downtown Commercial. The existing
building is predominantly residential with a smaller commercial tenant space. The exterior
alterations are consistent with the General Plan. The following General Plan goals and
policies pertain to the proposed application:

General
Plan

Community Identity
Goal 3.1: Maintain and enhance Benicia’s historic character
 Policy 3.1.4 Promote the preservation and enhancement of historic
neighborhoods, commercial areas and governmental districts.
 Policy 3.1.5 Permit new development, remodeling and building
renovation in historic districts when consistent with the policies of
the applicable Historic Conservation Plan.

2. Downtown Historic Conservation Plan
The Downtown Historic Conservation Plan (DHCP) provides Design Guidelines for exterior
alterations to buildings. Design review is required for the transite siding previously removed,
new exterior paint color, three double-hung wood windows and four proposed skylights.
Staff has determined that the project is consistent with the guidelines as described in Table 1,
below.
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124-128 East H Street
18PLN-00032
June 28, 2018

Table 1: Consistency with the Downtown Historic Conservation Plan
Design Guidelines for Residential Building Types
New Construction – “Although intended principally for the design of new buildings, the
design principles stated here would apply equally to additions or alterations to non-historic
buildings.”
Policy 5

Materials and Color
Encourage the use of materials commonly used for the construction and
finishing of historic buildings in the district and colors which complement
those materials and styles.

Guideline 5.1

Horizontal wood siding and/or wood
shingles are the preferred principal
building materials. Stucco may be
appropriate if it is the original or the
predominant finish for adjoining buildings
and may be used for institutional buildings.

The horizontal channel siding
that was covered by transite
will be the primary building
material, therefore more
consistent with the Guidelines.

Guideline 5.2

Wood should generally be painted unless
used in the Craftsman style.

The channel siding will be
painted off-white.

Policy 6

Colors and Finishes
Colors and finishes should be appropriate to the nature of the material, the
historic character of the district, the style of the building and the climate and
quality of light in Benicia

Guideline 6.4

Where building facades are painted, the
wall color should be light to medium,
ranging from off-whites and pale neutral
pastels to earth-toned neutral colors. Avoid
bright whites and deep, dark colors.

CEQA
Analysis

The primary building color will
be an off-white consistent with
the Guidelines. The covered
porch, deck railings, window
sills, and cornices will be
painted white as a secondary
color.

The project is Categorically Exempt pursuant to Section 15301 Existing
Facilities of the California Environmental Quality Act (CEQA)
Guidelines, which applies to minor alterations to the exterior of existing
structures involving no expansion of use.

CONCLUSION:
The application for design review approval of transite siding removal and minor exterior façade
alterations, including new exterior paint, skylights, and windows, are consistent with the
Downtown Historic Conservation Plan. Staff recommends that the Commission approve the
Design Review based on the findings and conditions of approval contained in the draft
resolution.
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124-128 East H Street
18PLN-00032
June 28, 2018

FURTHER ACTION:
The decision of the Historic Preservation Review Commission may be appealed to the Planning
Commission within ten (10) business days.
Attachments:
1. Draft Resolution with Exhibit A
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Attachment 1 – Draft Resolution

RESOLUTION NO. 18- (HPRC)
A RESOLUTION OF THE HISTORIC PRESERVATION REVIEW COMMISSION OF
THE CITY OF BENICIA APPROVING DESIGN REVIEW FOR EXTERIOR
MODIFICATIONS AT 124-128 EAST H STREET (18PLN- 00032)
WHEREAS, on June 28, 2018, Donald King, contractor on behalf of property owner
Margaret Bekwith, requested design review approval of minor exterior façade alterations,
including new exterior paint, skylights, windows and removal of non-original transite siding; and
WHEREAS, the commercial building at 124-128 East H Street is a non-contributing
structure in the Downtown Historic Conservation District; and
WHEREAS, the Historic Preservation Review Commission at their regular meeting on
June 28, 2018 conducted a public hearing and reviewed the proposed project.
NOW, THEREFORE, BE IT RESOLVED THAT the Historic Preservation Review
Commission of the City of Benicia does hereby find:
a) The project is Categorically Exempt pursuant to Section 15301(e), Existing Facilities of
the California Environmental Quality Act (CEQA) Guidelines, which applies to minor
alterations to the exterior of existing structures involving no expansion of use; and
b) The proposed building modifications are consistent with the Downtown Historic
Conservation Plan (DHCP) policies and guidelines, because the proposed materials and
colors comply with the guidelines of the DHCP and is compatible with the look and
character of the historic district; and
c) The project is consistent with the purposes of Design Review as provided in Section
17.108.010.B BMC, notably that the architectural design of structures, their materials and
colors are visually harmonious with surrounding development.
BE IT FURTHER RESOLVED THAT the Historic Preservation Review Commission
of the City of Benicia hereby approves the proposed project subject to the following conditions:
1. This approval shall expire two years from the date of approval, unless made permanent
by the issuance of a building permit and the commencement of work that is diligently
pursued to completion. Alternatively, the time period may be extended, by the
Community Development Director, if the application for time extension is received prior
to the end of the initial two-year deadline and there has been no change in the City’s
development policies which affect the site, and there has been no change in the physical
circumstances nor new information about the project site which would warrant
reconsideration of the approval.
2. The plans submitted for the building permit and construction shall substantially comply
with the Beckwith Residence and Existing Storefront/Storage stamped “Received” by the
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City of Benicia on May 31, 2018 and consisting of eight (8) sheets (Exhibit A). Any
change from this approval, including substitution of materials or colors, shall be
requested in writing and approved by the Community Development Director, or designee,
prior to changes being made in the field.
3. Address numbers shall be provided on the front façade, to the right of the door for the
purposes of building identification. Address numbers shall be constructed of metal, wood
or other compatible material of a size acceptable to the City of Benicia at the time of
building permit issuance.
4. The two street trees located within the public right of way in front of the property must be
protected during construction and shall not be removed unless otherwise authorized by
the City Arborist due to tree health or public safety.
5. The project shall adhere to all applicable ordinances, standard plans, and specifications of
the City of Benicia.
6. The applicant or permittee shall defend, indemnify, and hold harmless the City of Benicia
or its agents, officers, and employees from any claim, action, or proceeding against the
City of Benicia or its agents, officers, or employees to attack, set aside, void, or annul an
approval of the Planning Commission, City Council, Community Development
Director’s, Historic Preservation Review Commission or any other department,
committee, or agency of the City concerning a development, variance, permit or land use
approval which action is brought within the time period provided for in any applicable
statute; provided, however, that the applicant’s or permittee’s duty to so defend,
indemnify, and hold harmless shall be subject to the City’s promptly notifying the
applicant or permittee of any said claim, action, or proceeding and the City’s full
cooperation in the applicant’s or permittee’s defense of said claims, actions, or
proceedings.
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*****
On motion of Commissioner , seconded by Commissioner , the above Resolution
is introduced by the Historic Preservation Review Commission of the City of Benicia at a
regular meeting of the Commission held on the 28th day of June, 2018 and adopted by the
following vote:
Ayes:

Commissioners

Noes:

Commissioner

Absent:

Commissioner

Abstain:

Commissioners

__________________________
Tim Reynolds, Chair

___________________________
Date
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AGENDA ITEM
HISTORIC PRESERVATION REVIEW COMMISSION MEETING
JUNE 28, 2018
CONSENT CALENDAR

TO

:

SUBJECT

:

PROJECT

:

Historic Preservation Review Commission
DESIGN REVIEW FOR MODIFICATION TO BELLA SIENA
APPROVED DESIGN REVIEW, AFTER A DETERMINATION
THAT THE PROJECT IS EXEMPT FROM CEQA
Design Review 18PLN-00060
127 First Street
APN: 0089-244-050

EXECUTIVE SUMMARY:
The applicant, James Lueschner, requests after the fact approval of modifications to the approved
Design Review for Bella Siena, 127 First Street, including modifications to the style of the
entrance door, windows, landscape trellis, color and new exterior lights. The subject property,
the “Tannery Building”, is a noncontributing structure in the Downtown Historic District.
RECOMMENDATION:
Adopt a resolution approving modifications to the Bella Siena approved Design Review based on
the findings and conditions of approval listed in the attached resolution, after a determination
that the project is exempt from CEQA.
BACKGROUND:
Applicant / Owner
General Plan designation
Zoning Designation
Existing / Proposed Use
Adjacent Zoning / Uses
North
South
East
West

James Lueschner (Contractor) / Joseph Lopez (Owner)
Downtown Commercial
Town Core
Restaurant / Restaurant
Town Core (TC) / Residential and Retail
Town Core (TC) / Restaurant
Town Core (TC) / Residential and Retail
Open Space (OS) / Park
Southampton Bay of the Carquinez Strait
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127 First Street
18PLN-00026
June 28, 2018

Site Description.
The project site is situated along the Carquinez Strait shoreline and lower First Street in
downtown Benicia. This application applies to the southern portion of the Tannery Building, a
noncontributing building located at 127-131 First Street. The tenant space, Bella Siena, has
recently been improved for a restaurant, outdoor dining patio and public access to the shoreline
path.
Prior Design Review Approval
The Historic Preservation Review Commission approved a design review application for Bella
Siena restaurant on May 25, 2017 (HPRC Resolution No. 17-6). The approved project included
changes to the east elevation; a new brick wall at the south property line; a new recessed front
entry door and windows; new awning with signage; replacement of gate and window inserts in
the brick patio opening wall on the east façade; new trash enclosure; new windows on the south
elevation; and a new concrete path through the property south of the patio to provide public
access to the shoreline path.
Building permits were subsequently reviewed for approval with the approved design review
application, including the conditions of approval specified in Resolution No. 17-6. On
November 21, 2017 an administrative change to the approved Design Review was approved to
allow filling of arches along the south property line with stucco in lieu of brick veneer, relocate
HVAC units, modify the style of the fence and install a vent pipe next to the lattice over the trash
enclosure.
In May 2018 staff conducted a site visit and observed field modifications to the approved plans
and conditions of approval. Due to the extensive nature of changes, the applicant was directed to
submit a new application fee and supporting information for the HPRC’s subsequent review.
Figure 1 – 127 First Street
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127 First Street
18PLN-00026
June 28, 2018

SUMMARY
A. Project Description
The applicant requests after-the-fact approval of modifications to the design and conditions of
approval for Bella Siena, HPRC Resolution No. 17-6 as follows:
•

•

•
•
•
•
•

•

Installed single pane windows with four-lite transoms on the east elevation in lieu of
multi-pane windows with two-lite transoms to match other windows on the building
and provide a clear view to the water.
Modified color scheme to match overall design of the restaurant and Tannery
Building. Dark brown exterior paint and/or stain and a white door was installed
instead of charcoal. (Condition 4)
Installed exterior wall-mounted light fixtures on the east elevation.
Modified design and entry dimensions for east facade entry door to single-pane
exterior grade wood with enlarged entrance to comply with ADA access.
Re-purposed existing doors for patio area in lieu of new redwood doors (Condition
2A).
Eliminated metal trellis and evergreen vines due to potential obstructions in ADA
access path and wind conditions (Condition 11).
Modified color scheme of west elevation lower panels to match the overall design of
the restaurant and Tannery. Dark brown exterior paint and/or stain was used instead
of charcoal. (Condition 15)
Reserve up to two (2) locations in the landscape area adjoining the west (rear)
elevation for future public art.

Figure 1: New windows and brown paint

Figure 2: New light fixtures
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127 First Street
18PLN-00026
June 28, 2018

Figure 4: Patio doors

Figure 3: East façade customer entry door
Figure 5: Walkway without metal trellis
and vines

Figure 6: East Elevation as Approved (Left) and as Built (Right
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127 First Street
18PLN-00026
June 28, 2018

To facilitate the HPRC’s objective after-the-fact review of changes to the approved plans and
recognizing that all changes may not be approved by the commission, the property owner has
provided a cash deposit with the City of Benicia to fund the cost of work to restore all or a
portion of the project to the approved design and conditions of approval as deemed by the
HPRC. Bella Siena has been granted a Temporary Certificate of Occupancy (TCO); issuance of
final occupancy is subject to the HPRC’s review of the design modifications.
B. Project Analysis
The proposed revisions are consistent with the Benicia General Plan and Downtown Historic
Conservation Plan as outlined below. The modifications to the approved Design Review are
generally consistent with the overall appearance of the Tannery and are compatible with the
surrounding area.
1. General Plan
The General Plan designates the land use for the site as Downtown Commercial. The
restaurant is consistent with the General Plan designation. The following General Plan goals
and policies pertain to the proposed application:
Community Development and Sustainability
Goal 2.1 Preserve Benicia as a small-sized city.
 Policy 2.1.1: Ensure that new development is compatible with
adjacent existing development and does not detract from Benicia’s
small town qualities and historic heritage.
Community Identity
Goal 3.1: Maintain and enhance Benicia’s historic character
 Policy 3.1.4 Promote the preservation and enhancement of historic
neighborhoods, commercial areas and governmental districts.
 Policy 3.1.5 Permit new development, remodeling and building
renovation in historic districts when consistent with the policies of
the applicable Historic Conservation Plan.
General Plan
Goal 3.13 Improve urban design qualities of the waterfront and public
access to the shoreline.
 Policy 3.13.2 Improve pedestrian amenities along waterfront
streets and walkways.
 Policy 3.13.3 Take advantage of water orientation for recreation
and industrial uses.
Goal 3.7: Maintain and reinforce Benicia’s small-town visual
characteristics.
 Policy 3.7.1: Ensure that new development is compatible with the
surrounding architectural and neighborhood character.
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127 First Street
18PLN-00026
June 28, 2018

2. Downtown Historic Conservation Plan
The proposed changes to modifications to the approved Design Review do not alter staff’s previous
findings regarding consistency with the Downtown Historic Conservation Plan. The changes did
not result in modifications to scale, proportions and façade composition; further, the materials and
finishes used as consistent with the HPRC’s approval and the Tannery itself. The selection of a
brown color scheme complements the building and is appropriate in its context. While the recess
of the entry was increased to accommodate accessibility standards, it does not alter the overall
rhythm or proportions of the building.
3. Environmental Review.
The California Environmental Quality Act (CEQA) requires state and local agencies to identify
the significant environmental impacts of their actions and to avoid or mitigate those impacts if
feasible. The proposed project is categorically exempt from CEQA as provided below.

CEQA
Analysis

The project is Categorically Exempt pursuant to Section 15301(e), Existing
Facilities of the California Environmental Quality Act (CEQA) Guidelines,
which applies to minor alterations to the exterior of existing structures
involving no expansion of use.

CONCLUSION:
The application for modifications to the Bella Siena approved Design Review are consistent with
the design guidelines of the Downtown Historic Conservation Plan. Staff recommends that the
Commission approve the Design Review based on the findings and conditions of approval
contained in the draft resolution.
FURTHER ACTION:
The decision of the Historic Preservation Review Commission may be appealed to the Planning
Commission within ten (10) business days.

Attachments:
1. Draft Resolution with Exhibit A and B
2. Correspondence: City of Benicia re: Modifications to Design Review June 1, 2018
3. Site photographs
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Attachment 1. Draft Resolution

RESOLUTION NO. 18- (HPRC)
A RESOLUTION OF THE HISTORIC PRESERVATION REVIEW COMMISSION OF
THE CITY OF BENICIA APPROVING DESIGN REVIEW FOR MODIFICATIONS TO
BELLA SIENA APPROVED DESIGN REVIEW (18PLN- 0060)
WHEREAS, on June 8, 2018, James Lueschner, applicant on behalf of property owner
Joseph Lopez, requested approval of modifications to the approved design review for Bella Siena
(127 First Street) based upon changes completed in the field; and
WHEREAS, the Historic Preservation Review Commission (HPRC) approved the
exterior alterations for Bella Siena on May 25, 2017 (Resolution No. 17-6) including conditions
of approval; and
WHEREAS, on November 21, 2017 the City of Benicia administratively approved
minor changes to the approved design review, in accordance with Condition 2 Resolution No.
17-6, to allow filling of arches along the south property line with stucco in lieu of brick veneer,
relocate HVAC units, modify the style of the fence and install a vent pipe next to the lattice over
the trash enclosure; and
WHEREAS, building permits for Bella Siena were subsequently reviewed and approved
in compliance with the approved Design Review and conditions of approval; and
WHEREAS, in May 2018 the City of Benicia observed field modifications to the
building that were inconsistent with approved plans and subsequently notified the applicant and
property owner that the changes require approval by the HPRC; and
WHEREAS, the commercial building at 127-131 First Street is a non-contributing
structure in the Downtown Historic Conservation District; and
WHEREAS, the Historic Preservation Review Commission at their regular meeting on
June 28, 2018 conducted a public hearing and reviewed the proposed project.
NOW, THEREFORE, BE IT RESOLVED THAT the Historic Preservation Review
Commission of the City of Benicia does hereby find:
a) The project is Categorically Exempt pursuant to Section 15301(e), Existing Facilities of
the California Environmental Quality Act (CEQA) Guidelines, which applies to minor
alterations to the exterior of existing structures involving no expansion of use; and
b) The proposed building modifications are consistent with the Downtown Historic
Conservation Plan (DHCP) policies and guidelines, because the modifications do not
alter the scale, proportions or façade composition and are consistent with the context of
the Tannery building; and
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1. Draft Resolution

c) The project is consistent with the purposes of Design Review as provided in Section
17.108.010.B BMC, notably that the architectural design of structures, their materials and
colors are visually harmonious with surrounding development.
BE IT FURTHER RESOLVED THAT the Historic Preservation Review Commission
of the City of Benicia hereby approves the proposed project subject to the following conditions:
1. This approval shall expire two years from the date of approval, unless made permanent
by the issuance of a building permit and the commencement of work that is diligently
pursued to completion. Alternatively, the time period may be extended, by the
Community Development Director, if the application for time extension is received prior
to the end of the initial two-year deadline and there has been no change in the City’s
development policies which affect the site, and there has been no change in the physical
circumstances nor new information about the project site which would warrant
reconsideration of the approval.
2. The appearance of the building shall substantially comply with the Design Review
approval authorized by Resolution No. 17-16 (HPRC) as modified by the as-built
elevations (Exhibit A) and specified design review modifications (Exhibit B). Any
change from this approval, including substitution of materials, shall be requested in
writing and approved by the Community Development Director, or designee, prior to
changes being made in the field.
3. The property owner is authorized to install public art in two (2) locations along the
western (rear) elevation of the Tannery building. Locations shall be subject to approval
by the Community Development Director, as well as any necessary additional review
required pursuant to the regulations and policies of the Bay Conservation and
Development Commission and the City of Benicia.
4. The project shall adhere to all applicable ordinances, standard plans, and specifications of
the City of Benicia.
5. The applicant or permittee shall defend, indemnify, and hold harmless the City of Benicia
or its agents, officers, and employees from any claim, action, or proceeding against the
City of Benicia or its agents, officers, or employees to attack, set aside, void, or annul an
approval of the Planning Commission, City Council, Community Development
Director’s, Historic Preservation Review Commission or any other department,
committee, or agency of the City concerning a development, variance, permit or land use
approval which action is brought within the time period provided for in any applicable
statute; provided, however, that the applicant’s or permittee’s duty to so defend,
indemnify, and hold harmless shall be subject to the City’s promptly notifying the
applicant or permittee of any said claim, action, or proceeding and the City’s full
cooperation in the applicant’s or permittee’s defense of said claims, actions, or
proceedings.
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1. Draft Resolution

*****
On motion of Commissioner , seconded by Commissioner , the above Resolution
is introduced by the Historic Preservation Review Commission of the City of Benicia at a
regular meeting of the Commission held on the 28th day of June, 2018 and adopted by the
following vote:
Ayes:

Commissioners

Noes:

Commissioner

Absent:

Commissioner

Abstain:

Commissioners

__________________________
Tim Reynolds, Chair

___________________________
Date
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Exhibit B
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Attachment 2. Correspondence: City of Benicia re: Modifications to Design Review
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Attachment 3. Site Photographs
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AGENDA ITEM
HISTORIC PRESERVATION REVIEW COMMISSION MEETING
JUNE 28, 2018
REGULAR AGENDA ITEMS

TO

:

SUBJECT

:

PROJECT

:

Historic Preservation Review Commission
DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 333
EAST K STREET, AFTER A DETERMINATION THAT THE
PROJECT IS NOT EXEMPT FROM CEQA
Design Review 18PLN-00033
333 East K Street
APN: 088-151-110

EXECUTIVE SUMMARY:
The owner, Marilyn Bardet, requests design review approval to remove a ribbon of three (3)
double-hung wood windows and replace with a new wood frame and three inoperable (fixed)
aluminum clad windows. The proposed replacement is intended to have the general appearance
and proportions of the existing windows. The residence is a contributing building in the
Downtown Historic District.
RECOMMENDATION:
No action is required. The property owner has requested that this application be withdrawn. She
has revised her project to install wood exterior windows and framing that meet the criteria for a
design review exemption.
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AGENDA ITEM
HISTORIC PRESERVATION REVIEW COMMISSION MEETING
JUNE 28, 2018
REGULAR AGENDA ITEMS

TO

:

SUBJECT

:

PROJECT

:

Historic Preservation Review Commission
DESIGN REVIEW FOR EXTERIOR MODIFICATIONS AT 2045
CAMEL ROAD, AFTER A DETERMINATION THAT THE
PROJECT IS EXEMPT FROM CEQA
Design Review 18PLN-00024
2045 Camel Road
APN: 089-120-020

EXECUTIVE SUMMARY:
The applicant, Daniel Seng, requests design review approval for exterior alterations including a
new sectional roll-up door, customer entry, exhaust flue, metal awning, safety railing, and site
fencing for a proposed crematorium. The industrial building is identified as a potentiallycontributing building within the Arsenal Historic Conservation Plan.
RECOMMENDATION:
Adopt a resolution approving Design Review for the exterior modifications at 2045 Camel Road,
based on the findings and conditions of approval listed in the attached resolution, after a
determination that the project is exempt from CEQA.
BACKGROUND:
Applicant / Owner
General Plan designation
Zoning Designation
Existing / Proposed Use
Adjacent Zoning / Uses
North
South
East
West

1

Daniel Seng (Contractor) / AMPORTS, Inc. (Owner)
Limited Industrial
Limited Industrial
Vacant1 / Crematory
Limited Industrial / Maintenance and Repair
Limited Industrial / Automobile Repair
Limited Industrial / Cultural Institutions, Conference
and Meeting Facilities
Limited Industrial / Maintenance and Repair

Prior to being vacant, the last permitted use was for commercial purposes (automobile repair).
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SUMMARY
A. Site Description.
The property is approximately one acre and was originally used as part of the U.S. Military
operations in the Benicia Arsenal. The Magazine buildings date back to the late 1920’s and were
the first permanent structures built for the Arsenal installation itself. The subject property is
developed with an industrial warehouse approximately 50 wide and 120 feet long, located at the
north corner of Park and Camel Roads. It has been identified as a potentially-contributing
building within the Arsenal Historic District and is located immediately west of a National
Register District, Benicia Arsenal. An unpaved parking lot abuts the north and west side of the
building. An elevated loading ramp is located on the east side of the building and immediately
adjacent to Fir Road.
Figure 1 – 2045 Camel Road
Project Site

B. Project Description
The property is identified in the Arsenal Historic Conservation Plan as a potentially-contributing
building in the Arsenal Historic District. The applicant requests design review to permit
installation of a new sectional roll-up door, customer entry, metal awning, safety railing, parking
lot fencing and after-the-fact in-kind replacement of three flues.
The proposed customer entry is a new opening that would be located at the north elevation of the
building. The entry would consist of glazing, single light aluminum door and aluminum framing
finished in “Benjamin Moore’s Mayflower Red HC-49” which appears as brownish-red, and two
transom lights. The applicant is also open to a wood clad entry. A metal cable awning would be
located above the entry also finished in “Benjamin Moore’s Mayflower Red HC-49” which
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appears as brownish-red, to match the existing trim of the building. At the west elevation a steel
roll-up door 16 feet wide by 10 feet high would also introduce a new opening; it would be
installed and finished in “Benjamin Moore’s Barley Harvest 1070” which appears as light brown,
to match the existing sliding doors on the east elevation. An existing 12-square-foot shutter
would be infilled to accommodate the roll-up door. The proposed metal safety railing would line
the perimeter of the existing elevated loading dock (see Figure 1) and finished in “Benjamin
Moore’s Mayflower Red HC-49”, which appears as brownish-red. The three existing exhaust
flues were replaced by the applicant prior to design review approval, due to extensive rust; these
would be properly authorized by the proposed design review.
Site improvements include screening of the parking lot with redwood fencing six feet in height.
The applicant is also requesting that future detached mechanical equipment and garbage
enclosure screening be reviewed administratively by staff as conditioned in the draft resolution.
Figure 1 – Existing South and East Elevation

Figure 2 –Existing North Elevation and Parking Lot
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Figure 3 – Existing North Elevation and Parking Lot

Figure 4 – Existing West Elevation
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B. Project Analysis
The project is consistent with the Benicia General Plan, Arsenal Historic Conservation Plan and
Industrial Design Guidelines; and is substantially consistent with the Secretary of Interior’s
Standards for Rehabilitation, as outlined below.
1. General Plan
The General Plan designates the land use for the site as Limited Industrial. The modifications
are consistent with the General Plan designation. The following General Plan goals and
policies pertain to the proposed application:

General Plan

Community Development and Sustainability
Goal 2.11 Preserve Benicia as a small-sized city.
 Policy 2.1.1: Ensure that new development is compatible with
adjacent existing development and does not detract from Benicia’s
small town qualities and historic heritage.
Community Identity
Goal 3.1: Maintain and enhance Benicia’s historic character
 Policy 3.1.4 Promote the preservation and enhancement of historic
neighborhoods, commercial areas and governmental districts.
 Policy 3.1.5 Permit new development, remodeling and building
renovation in historic districts when consistent with the policies of
the applicable Historic Conservation Plan.

2. Arsenal Historic Conservation Plan
The policies in the Arsenal Historic Conservation Plan encourage “maintaining the design
integrity and distinguishing features of historic buildings”. Staff has determined the project is
substantially consistent with the guidelines as described in Table 1.
Three exhausts have been replaced in-kind due to substantial rust are appropriate to the building
as they will maintain the same dimensions and character. The metal safety railing at the east
elevation is simplified in design and does not obscure the building or impair its historic integrity.
Table 1: Consistency with the Arsenal Historic Conservation Plan
Historic Non-Residential Building Types
The following guidelines apply specifically to all nonresidential designated historic buildings,
whether within or outside the historic district. They should be strictly applied to all landmark
buildings, while their application to contributing buildings may be more flexible. Whenever
feasible, any inappropriate modifications should be reversed and additional modifications
should follow these guidelines.
Policy 1

Design Integrity
Maintain the design integrity and distinguishing features of historic
buildings.
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Guideline 1.4

Additions should employ the
same materials, and similar
opening proportions, facade
rhythms and horizontal
elements as the original.

Policy 2

Facade Elements and Details
Retain the traditional facade elements, proportions and architectural
details which give historic buildings their special character and use
appropriate replacements where necessary.

Guideline 2.1

Do not remove original
architectural elements –
cornices, moldings, trim, etc.

Policy 3

Maintain the integrity of original building materials

Policy 4

Appropriate Materials, Color and Finishes
Promote the use of appropriate materials in restorations, renovations and
additions to historic buildings and the use of colors which complement their
styles and particular combination of building materials.

Guideline 6.6

On unpainted masonry or
concrete buildings, trim colors
may contrast with or closely
match the color value of the
masonry as long as the trim
color is earth-toned or neutral.

The new roll-up door at the west elevation
will not maintain a rhythm at the west
elevation. Similarly, the north elevation
customer entry will not be centered. The
applicant has provided an engineer’s letter
citing structural limitations for the
placement of the new opening (see
Attachment 2).

Some of the distinctive and primary
building material (brick) must be removed
to accommodate new door openings for the
new crematorium use.

The aluminum customer entry and metal
cable awning will all be finished in a
brownish-red earth tone that matches
existing trim paint on the building. The
steel roll-up door will be painted a lightbrown. The applicant is also open to a
wood clad entry.

3. Industrial Design Guidelines
The general objectives of the Benicia Industrial Design Guidelines are to:
1. Promote a functional and attractive environment
2. Ensure a quality development image
3. Protect and enhance private property values and investments
4. Protect public investments
5. Preserve the character of the historical Arsenal area



Project is substantially consistent with the Industrial Design Guidelines
Project does not conform to the guidelines for rhythm of openings because of structural
limitations from unreinforced masonry.
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Table 2: Consistency with the Industrial Design Guidelines
Circulation, Parking, and Loading
Pedestrian access to primary building entrances shall
be separated from auto access by walkways as much
as possible. Visitor parking should be located near
the entrance of a building and should be removed
from loading areas and truck parking areas to the
extent feasible.

The existing parking lot will include
new fencing that provides another
enclosed section for loading at the
west elevation. Visitor parking will be
located adjacent to the entrance. For
these reasons, the parking lot will
become more consistent with this
guideline.

Access to loading facilities shall eliminate the need
for trucks to back into or out of street rights-of-way.
Provision shall be made for adequate access and
circulation of emergency vehicles.

The proposed roll-up loading door at
the west elevation is required to
provide some separation/screening of
retrievals so that they are not visible
from the customer entry. The
proposed loading location is
consistent with this guideline.

Fencing and Screening
In accordance with Section 17.32.030.J., the
maximum height of a fence or wall shall be 12 feet,
except adjacent to an R or C district, where it shall be
eight feet.
Fencing shall be designed for compatibility with
nearby building and landscape materials. It should
have a high design quality and shall be constructed of
highly durable materials. Use of wood and masonry
is encouraged. Chain link and barb-wire fencing
should usually not be installed along street frontages.

The applicant proposes a redwood
fence six feet in height, consistent
with this guideline.

Architectural Design
Variety can be provided to large, flat, uninterrupted
expanses of exterior walls by the variety, size,
proportions, and rhythm of window and door
openings. Recessed openings help provide contrast
by creating shade patterns and by adding depth to flat
plans.

The applicant has provided an
engineer’s letter citing structural
limitations for the customer entry
placement (see Attachment 2). The
proposed opening would not maintain
rhythm of existing building openings.

4. Secretary of the Interior’s Standards for the Treatment of Historic Properties
The Secretary of the Interior’s Standards for the Treatment of Historic Properties provide
guidelines for Preservation, Rehabilitation, Restoration, and Reconstruction projects. Although
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the subject building is only designated as potentially-contributing, consistency with these
standards would maintain any existing integrity and not impair a potential resource.
Standards for the Treatment of Historic Properties, Rehabilitation include:
1. A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces, and spatial relationships.
The property’s use, commercial, will remain. Limited amounts of distinctive façade
material (brick) will be removed at the north and west elevations for a sectional roll-up
door for loading and customer entry.
2. The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces, and spatial relationships that
characterize a property will be avoided.
Some of the distinctive and primary building material (brick) must be removed to
accommodate two new openings for the permitted crematorium use: a loading retrieval at
the west elevation and a new ADA compliant customer entry at the north elevation.
Although a distinctive material will be removed, the building would substantially
maintain its character and spatial relationships due to the wall to void (window and door
openings) ratio of the building.
3. Each property will be recognized as a physical record of its time, place, and use.
Changes that create a false sense of historical development, such as adding conjectural
features or elements from other historic properties, will not be undertaken.
The proposed changes are compatible with the building and will not create a false sense
of historical development. The customer entry will consist of simple painted aluminum
framing and doors, glazing, and transoms that are not specific to the style of any historic
period. The steel roll-up door will feature wide flat panels as opposed to corrugated steel
present on the roll-up doors on the two buildings immediately north.
5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved.
Some of the distinctive and primary building material (brick) must be removed to
accommodate two new openings for the permitted crematorium use. Additionally, a 12suare-foot opening at the west elevation will be infilled to accommodate the proposed
steel roll-up door. While a substantial amount of this material will remain, these
alterations may not be reversed.
6. Deteriorated historic features will be repaired rather than replaced. Where the severity
of deterioration requires replacement of a distinctive feature, the new feature will match
the old in design, color, texture, and, where possible, materials. Replacement of missing
72
CITY MISSION
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.”

2045 Camel Road
18PLN-00024
June 28, 2018

features will be substantiated by documentary and physical evidence.
Three exhaust flues were replaced in-kind prior to design review approval. The age of the
exhaust flues is not known. The applicant has stated the old flues were deteriorated and
could not be repaired due to extensive level of rust.
9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new
work shall be differentiated from the old and will be compatible with the historic
materials, features, size, scale and proportion, and massing to protect the integrity of the
property and its environment.
As previously mentioned under Standard 2, some of the distinctive and primary building
material (brick) would be removed to accommodate two new openings: a sectional rollup door at the west elevation and a customer entry at the north elevation. While these
exterior alterations remove some distinctive material, spatial relationships will remain in
place due to the large building facades and the contemporary materials will assist in
differentiating the new work.

CEQA
Analysis

The project is Categorically Exempt pursuant to Section 15331 Existing
Facilities of the California Environmental Quality Act (CEQA)
Guidelines, which applies to minor alterations to the exterior of existing
structures involving no expansion of use.

CONCLUSION:
The application for design review approval exterior alterations including new sectional roll-up
door, entry, metal awning, safety railing, and site fencing, at Arsenal are consistent with the
Downtown Historic Conservation Plan. Staff recommends that the Commission approve the
Design Review based on the findings and conditions of approval contained in the draft
resolution.
FURTHER ACTION:
The decision of the Historic Preservation Review Commission may be appealed to the Planning
Commission within ten (10) business days.
Attachments:
1. Draft Resolution with Exhibit A
2. Stamped Engineer’s Letter provided by Applicant
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Attachment 1 – Draft Resolution

RESOLUTION NO. 18- (HPRC)
A RESOLUTION OF THE HISTORIC PRESERVATION REVIEW COMMISSION OF
THE CITY OF BENICIA APPROVING DESIGN REVIEW FOR EXTERIOR
MODIFICATIONS AT 2045 CAMEL ROAD (18PLN- 00024)
WHEREAS, on June 28, 2018, Daniel Seng, applicant on behalf of property owner
AMPORTS, requested design review approval of exterior façade alterations, including new
sectional roll-up door, customer entry, exhaust flue, metal awning, safety railing, and site fencing
for a proposed crematorium.; and
WHEREAS, the industrial building at 2045 Camel Road is a potentially-contributing
structure in the Arsenal Historic District; and
WHEREAS, the Historic Preservation Review Commission at their regular meeting on
June 28, 2018 conducted a public hearing and reviewed the proposed project.
NOW, THEREFORE, BE IT RESOLVED THAT the Historic Preservation Review
Commission of the City of Benicia does hereby find:
a) The project is Categorically Exempt pursuant to Section 15301(e), Existing Facilities of
the California Environmental Quality Act (CEQA) Guidelines, which applies to minor
alterations to the exterior of existing structures involving no expansion of use; and
b) The proposed building modifications are consistent with the Arsenal Historic
Conservation Plan (AHCP) policies and guidelines, because the proposed materials and
colors comply with the guidelines of the AHCP and is compatible with the look and
character of the historic district; and
c) The proposed building modifications are substantially consistent with the Industrial
Design Guidelines, because the proposed parking location, loading, and fence screening
complies with the guidelines; and
d) The project is consistent with the purposes of Design Review as provided in Section
17.108.010.B BMC, notably that the architectural design of structures, their materials and
colors are visually harmonious with surrounding development.
BE IT FURTHER RESOLVED THAT the Historic Preservation Review Commission
of the City of Benicia hereby approves the proposed project subject to the following conditions:
1. This approval shall expire two years from the date of approval, unless made permanent
by the issuance of a building permit and the commencement of work that is diligently
pursued to completion. Alternatively, the time period may be extended, by the
Community Development Director, if the application for time extension is received prior
to the end of the initial two-year deadline and there has been no change in the City’s
development policies which affect the site, and there has been no change in the physical
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circumstances nor new information about the project site which would warrant
reconsideration of the approval.
2. The plans submitted for the building permit and construction shall substantially comply
with the plans stamped “Received” by the City of Benicia on May 04, 2018 and
consisting of four (4) sheets (Exhibit A). Any change from this approval, including
substitution of materials or colors, shall be requested in writing and approved by the
Community Development Director, or designee, prior to changes being made in the field.
3. The west elevation steel roll-up door shall be painted “Benjamin Moore’s Barley Harvest
1070”, which appears light brown in color, to match the east elevation sliding doors and
the north elevation aluminum entry shall be painted “Benjamin Moore’s Mayflower Red
HC-49” which appears as reddish brown to match the exiting downspouts, gutters, and
fascias.
4. Any requests for detached mechanical equipment and garbage enclosure submitted
subsequent to this approval shall be reviewed administratively to the satisfactory of the
Community Development Director.
5. The project shall adhere to all applicable ordinances, standard plans, and specifications of
the City of Benicia.
6. The applicant or permittee shall defend, indemnify, and hold harmless the City of Benicia
or its agents, officers, and employees from any claim, action, or proceeding against the
City of Benicia or its agents, officers, or employees to attack, set aside, void, or annul an
approval of the Planning Commission, City Council, Community Development
Director’s, Historic Preservation Review Commission or any other department,
committee, or agency of the City concerning a development, variance, permit or land use
approval which action is brought within the time period provided for in any applicable
statute; provided, however, that the applicant’s or permittee’s duty to so defend,
indemnify, and hold harmless shall be subject to the City’s promptly notifying the
applicant or permittee of any said claim, action, or proceeding and the City’s full
cooperation in the applicant’s or permittee’s defense of said claims, actions, or
proceedings.
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*****
On motion of Commissioner , seconded by Commissioner , the above Resolution
is introduced by the Historic Preservation Review Commission of the City of Benicia at a
regular meeting of the Commission held on the 28th day of June, 2018 and adopted by the
following vote:
Ayes:

Commissioners

Noes:

Commissioner

Absent:

Commissioner

Abstain:

Commissioners

__________________________
Tim Reynolds, Chair

___________________________
Date
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Attachment 2 - Stamped
Engineer's Letter

AGENDA ITEM
HISTORIC PRESERVATION REVIEW COMMISSION
JUNE 28, 2018
BUSINESS ITEMS

TO

:

Historic Preservation Review Commission

SUBJECT

:

ADOPTION OF THE DOWNTOWN HISTORIC DISTRICT
DESIGN GUIDELINES; AN AMENDMENT TO THE
DOWNTOWN HISTORIC CONSERVATION PLAN (DHCP) TO
REMOVE CHAPTER 3 (DESIGN REVIEW PROCEDURES),
CHAPTER FOUR (DESIGN GUIDELINES FOR COMMERCIAL
BUILDING TYPES) AND CHAPTER FIVE (DESIGN
GUIDELINES FOR RESIDENTIAL BUILDING TYPES) PLUS
APPENDICES; AND AMENDMENTS TO THE BENICIA
MUNICIPAL CODE CHAPTER 17.108 (DESIGN REVIEW)
REGARDING HISTORIC DISTRICT DESIGN REVIEW
PROCEDURES; AFTER A DETERMINATION THAT THE
PROJECT IS EXEMPT FROM CEQA.

EXECUTIVE SUMMARY:
The proposed project is the adoption of guidelines that address the treatment of historic
properties, alterations to non-historic buildings, and the design of new infill structures in the
Downtown Historic District and amendments to the design review procedures of Benicia
Municipal Code Chapter 17.108. The Historic Preservation Review Commission (HPRC) will
make recommendations to the City Council on two separate actions:
1. Adopt Downtown Historic Design Guidelines and amend the Downtown Historic
Conservation Plan (DHCP) to remove Chapters 3, 4, 5 plus appendices, which will be
superseded by the guidelines and subsequent code amendments for design review
procedures.
2. Amend Chapter 17.108 (Design Review) of the Benicia Municipal Code to update the
Design Review chapter and establish historic district design review procedures.
RECOMMENDATION:
Consider the proposed design guidelines, amendments to the Downtown Historic Conservation
Plan (DHCP) and amendments to the Benicia Municipal Code Chapter 17.108 (Design Review)
and adopt resolutions recommending City Council approval.
OVERVIEW:
The City of Benicia is updating the design guidelines within the Downtown Historic
Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of historic
properties, alterations to non-historic buildings, and the design of new infill structures within the
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historic district, as well as to update design review procedures. This project is expected to bring
Benicia into alignment with historic preservation “best practices,” including the Secretary of
Interior Standards for Treatment of Historic Properties, and streamline design review procedures.
The design guidelines are partially funded by a Certified Local Government (CLG) grant from
the California Office of Historic Preservation.
Open Government
Consistent with the findings of the Fair Political Practices Commission determinations regarding
ownership of property in the downtown, commissioners with a financial conflict of interest
related to this agenda item due to ownership of property or businesses in the downtown include
Commissioners Maccoun, Haughey, Van Landschoot, von Studnitz and Chair Reynolds. The
two architects on the commission, Commissioners McKee and Delgado, have a conflict of
interest if it is reasonably foreseeable that the decision will have a material financial effect on
any source of income.
Commissioners Haughey and von Studnitz are the designated historic district property owners on
the HPRC and need not recuse themselves. In order to take action on this agenda item a quorum
of commissioners must participate; therefore, it may be necessary to “draw straws” to determine
which commissioners will hear the agenda item.
Commissioners who cannot participate in the decision due to a conflict of interest must leave the
room during the deliberation on the item, except that an interested commissioner may speak on
the issue at the time that the general public speaks on the issue pursuant to Government Code
Section 87105.
BACKGROUND:
The design guidelines for the Downtown Historic District were established in 1990 with the
adoption of the DHCP. The guidelines are being updated to ensure consistency in the design
review process, reinforce the character of the historic district, and provide the basis for clear and
fair decision-making in the district.
On September 19, 2017, the City Council adopted a resolution approving an agreement with the
State Office of Historic Preservation for a Certified Local Government Grant in the amount of
$40,000, to update the Historic Design Guidelines within the DHCP, authorizing the City
Manager to execute the agreement on behalf of the City, and allocating funds in the FY2017-18
Budget.
On October 26, 2017 the HPRC adopted Resolution No. 17-10 in support of the initiation of an
update to the DHCP design guidelines and appointed Chair Tim Reynolds to serve on the
advisory group for the project.
Ad Hoc Advisory Group
An ad hoc advisory group was assembled in November 2017 to provide guidance and feedback
through the process of developing the draft guidelines. The advisory group was comprised of
individuals with design or construction expertise and with experience working on projects or
owning property in the historic district. The group met on four occasions and provided feedback
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on specific topics relating to the usability of the design guidelines and design review procedures.
Feedback from the advisory group has been summarized for the HPRC through monthly updates
and staff reports.
Community Outreach
The Planning Division conducted public meetings for the design guidelines on January 18 and
19, 2018 to obtain community comments, concerns and priorities; a community open house was
held on April 26, 2018 to present the public review draft document. In addition to ongoing web
updates and periodic media releases, the city mailed notice of the design guidelines to district
residents in April and June 2018. City staff also provided monthly agenda items to the HPRC to
provide updates and obtain feedback. Despite sparse attendance at the public meetings, some
community members provided comments on the public review draft, which are included as an
attachment to this memorandum. The proposed revisions to the guidelines and draft design
review procedures address a number of community comments including:
• Improved organization through numbering and table of contents;
• Clarification of relation to Downtown Mixed Use Master Plan (p.4 and 12);
• References to California Historic Building Code (p.76);
• Additional references that support preservation requirements, notably the Secretary of
Interior Standards and Technical Preservation Briefs (p. 16, 25, 53, 59, 60, 61, 64, 67, 74,
75, 79, 82, 168);
• Clarification of guidelines applicability to historic and nonhistoric building types (p.13);
• Revisions to guidelines for outdoor dining (p. 35-36);
• Guidelines for additions and alterations that have gained significance (p.77);
• Clarification re: new and raised foundations (p.85);
• Increased opportunities for administrative review of projects that conform to guidelines;
• Clarification of projects subject to design review via proposed text amendment.
SUMMARY
Downtown Historic Conservation Plan
The DHCP contains five chapters plus appendices, which will be revised to make way for
adoption of the new Downtown Historic District Design Guidelines and the zoning text
amendment for design review procedures. The remaining elements of the DHCP will remain in
place; at a future date they will be updated based upon information contained in the Historic
Context Statement and reformatted in a manner consistent with the design guidelines.
DHCP Chapter
Preface
1 Plan Overview
2 Historic Resources
3 Design Review Procedures
4

Proposed Amendment
Retain
Retain
Retain
Remove – will be addressed in amendment
to BMC Chapter 17.108
Design Guidelines for Commercial Building Remove – will be replaced by Downtown
Types
Historic District Design Guidelines
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5

Design Guidelines for Residential Building
Types

Remove – will be replaced by Downtown
Historic District Design Guidelines

DHCP Appendices
A Designation of Historic Properties within
the Downtown Historic H Overlay District

Remove – Included in Appendix of
Downtown Historic District Design
Guidelines
Glossary of Terms
Remove – Included in Appendix of
Downtown Historic District Design
Guidelines
Historic Conservation Plan Resource
Remove – Superseded by Historic Survey
Survey Form
(2009) - used DPR 523 form
City Council Resolution No. 92-201
Remove – this Resolution amended sections
Amending DHCP
of the DHCP that would be replaced by
proposed guidelines and text amendment.
City Council Resolution No. 05-91
Remove – this action is captured in
Delisting 195 East F Street
subsequent adoption of Historic Survey.
City Council Resolution No.08-62
Remove – this Resolution amended sections
Amending DHCP re: Design Review for
of the DHCP that would be replaced by
non-historic residences
proposed guidelines and text amendment.
City Council Resolution No. 09-26 adopting Remove – this Resolution is referenced in
historic survey and amending DHCP
the Appendix of the Downtown Historic
District Design Guidelines.

B

C
D

E
F

G

The elements of the downtown policy framework will be assembled into an online compendium
of information that is readily available to inform decision-making in the historic district
including:
1.
2.
3.
4.
5.
6.

Downtown Historic District Design Guidelines plus appendices
DHCP (remaining sections subject to future administrative update)
Downtown Mixed Use Master Plan
Historic Context Statement
Historic Survey
Downtown Streetscape Plan

Downtown Design Guidelines
The Downtown Design Guidelines are a graphic and resource-based approach to preservation,
rehabilitation and new construction in the Downtown Historic District. The guidelines carry over
some aspects of the current DHCP; additionally, they provide additional information about
planning a preservation project and align with the Secretary of Interior Standards for Treatment
of Historic Properties. The outline of the Guidelines is as follows:
1. Introduction
2. General Design Guidelines for All Projects
3. Design Guidelines for Historic Structures
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4. Guidelines for New Construction
5. Signs
Appendix
• Glossary
• Historic Property Addresses in the Downtown District
• Advisory Guidance for Environmental Sustainability
The Guidelines were initially presented to the HPRC on April 26, 2018; commissioners provided
individual comment and collectively discussed the topic areas of awnings and canopies;
balconies and galleries; building additions; and window materials on May 24, 2018. Review
comments were compiled and submitted to the consultant, Winter and Co., in May 2018
resulting in subsequent revisions including:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Update images and maps; provide glossary.
Revise the Introduction “Which Chapters Apply?” to provide example projects for
improved usability especially for small projects (p.10-11).
Reference DPR forms (see p.19 and Appendix).
Incorporate Secretary of Interior’s Standards for Rehabilitation (p.25) and reference
National Park Service Preservation Briefs throughout.
Update “Before and After Images” (p.17-18).
Revise outdoor dining guidelines (p.35-36 including parklets).
Update guidelines for awnings, canopies, balconies and galleries including historical
references (p.43-45).
Update masonry guidance and reference Preservation Brief (p.61, 74).
Clarify guidelines for fences (materials), street trees (p. 38, 40).
Update guidance for structured parking, especially relating to First Street frontage (p.42).
Update storefront context (p.56) and guidance, including materials and treatment of
transoms (p.78-79).
Update alternative materials guidance, including disallowing vinyl (p.63-64).
Update guidelines for Accessibility, including reference to California Historic Building
Code (p.76).
Provide guidance for handrails (p.76, 83, 105).
Update guidelines for residential additions and provide “connector” images (p.86-91).
Update guidelines for building materials and windows on new residential construction
and non-contributing structures and specifying acceptable materials (p.105-107, 120).

Additional revisions were completed in the interest of clarity at the suggestion of staff. The
guidance for environmental sustainability was placed in an appendix as it is highly contextual
and relates to items that would not necessarily require design review, such as maintenance and
landscaping. The sustainability guidelines are available for use by homeowners and potential
project applicants and may be referenced in the design of new buildings and additions.
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Design Review Procedures
The Historic Preservation Review Commission discussed a framework recommendation for
design review procedures at their meeting on May 24, 2018. Based on HPRC and community
comments, the overall objective for design review procedures is threefold:
• Preserve existing historic buildings;
• Encourage property owners to renovate historic buildings and restore those buildings to
their original materials and design;
• Provide a framework and guidelines for property owners when designing remodels,
additions, or new buildings.
During the commission meeting on May 24, a framework approach was presented that would
result in four tracks for review: “streamlined”, administrative review, administrative public
hearing and HPRC public hearing.
Following feedback from the commission, this approach was revised to result in two levels of
review in addition to an exempt category. A modification to current procedures is proposed to
provide notice of pending action to nearby property owners for any activity subject to
administrative design review citywide. Currently, the Zoning Ordinance provides an appeal
mechanism for administrative design review decisions but does not establish a means by which
to notify potentially interested parties of an application.
Level of Review
Commission

Administrative

Exempt

Nature of Activity
- Demolish, partially demolish or remove
historic structure; relocate historic
structure; remove, destroy, alter, obscure
character-defining feature of historic
structure; install alternative exterior
building materials on historic structure;
alter primary or highly visible secondary
façade of historic structure; construct new
building or addition visible from public
street.
Any activity that is not exempt and does
not require HPRC review

Notice/Hearing
Notice of Public Hearing /
HPRC public hearing.

- Repair and maintenance; emergency
stabilization of unsafe condition excluding
demolition; roof replacement without
structural or architectural changes;
landscaping, fences or landscape features;
replacement of windows or doors that
restore original materials and design.
- Alteration to non-historic structure in
Eastern Residential Area.

None

Notice of Pending Action /
No hearing unless appealed.

87
CITY MISSION
“SERVING AND ENHANCING OUR COMMUNITY WITH CARE, COMMITMENT AND PRIDE.”

Downtown Design Guidelines
Design Review Procedures
June 28, 2018

The proposed amendment to Chapter 17.108 of the Benicia Municipal Code would apply these
design procedures to all H- Overlay districts, which currently include the Downtown Historic
District and the Arsenal Historic District. The draft ordinance would preserve the existing
procedural requirements of the Arsenal Historic Conservation Plan at this time, as those
procedures have not yet been reviewed.
The proposed amendments reorganize Chapter 17.108 to consolidate information and eliminate
outdated or unnecessary procedures. Many of the procedural steps outlined in Chapter 17.108 are
now embodied in State law (Permit Streamlining Act); additionally, the city maintains an up-todate list of submittal requirements that are readily available on the city website and in the
Community Development Department. Staff also proposes to allow the Community
Development Director to determine when a project is exempt or subject to administrative design
review, or refer an application to the HPRC. Under the proposed amendments, an application
may be deemed withdrawn if there is no activity (including submission of information or plans)
after a period of 120 days (four months).
The Zoning Ordinance specifies that signs are exempt from Design Review (Section
17.108.020); staff is preparing a minor amendment to the Sign Ordinance (Title 18) to clarify
that signs are subject to any adopted design guidelines. The Planning Commission will consider
this amendment. Sign guidelines are in place for both the Downtown and Arsenal Historic
Conservation Districts.
NEXT STEPS
Following the HPRC public hearing, this matter will be forwarded to the Planning Commission
for an additional public hearing and to the City Council for adoption. The Planning Commission
public hearing is tentatively scheduled for August 9. A date has not been set for the City Council
hearing; however, the guidelines must be adopted by September 30, 2018.
Staff recommends the city adopt the design guidelines and review the amended regulations oneyear after adoption. The purpose of the review is to evaluate the effectiveness of the guidelines
and regulations and make minor adjustments as needed. This recommended review is reflected
in the draft Resolutions.
GENERAL PLAN:

General Plan

Community Development and Sustainability
Goal 2.1 Preserve Benicia as a small-sized city.
 Policy 2.1.1: Ensure that new development is compatible with
adjacent existing development and does not detract from Benicia’s
small town qualities and historic heritage.
Community Identity
Goal 3.1: Maintain and enhance Benicia’s historic character
 Policy 3.1.4 Promote the preservation and enhancement of historic
neighborhoods, commercial areas and governmental districts.
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 Policy 3.1.5 Permit new development, remodeling and building
renovation in historic districts when consistent with the policies of
the applicable Historic Conservation Plan.
Goal 3.7: Maintain and reinforce Benicia’s small-town visual
characteristics.
 Policy 3.7.1: Ensure that new development is compatible with the
surrounding architectural and neighborhood character.
CEQA:

CEQA
Analysis

The project is exempt from environmental review under California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines
Section 15331 which exempts projects that are consistent with the
Secretary of Interior’s Standards for the Treatment of Historic Properties,
and Section 15305 Minor Alterations in Land Use Limitations, which
consists of minor changes to land use limitations which do not result in
any changes in land use or density. The project establishes design
guidelines that advance local historic preservation priorities, implement
the Secretary of Interior Standards, and modify procedures for design
review to implement the guidelines.

CONCLUSION:
The Historic Preservation Review Commission’s action will be a recommendation to the City
Council.
Attachments:
1. Draft Resolution – Amendment to Downtown Historic Conservation Plan and Adoption
of Downtown Historic District Design Guidelines
2. Draft Resolution – Amendments to BMC Chapter 17.108 Design Review
3. Final Draft Historic District Design Guidelines (provided under separate cover; available
for viewing at Benicia Community Development Department or download at
www.ci.benicia.ca.us/downtowndesign)
4. Downtown Historic Conservation Plan (provided under separate cover; available for
viewing at Benicia Community Development Department or download at
www.ci.benicia.ca.us/downtowndesign)
5. Resolution No. 17-10 (HPRC)
6. Community comments on Public Review Draft
a. Trevor Marcenski – April 19, 2018
b. Leann Taagepera – May 16, 2018
c. Brian Harkins – June 6, 2018
7. Draft Design Review Amendments – redline
8. Draft Design Review Amendments – clean
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For more information contact: Suzanne Thorsen, Principal Planner
Phone: 707.746.4382
E-mail: SThorsen@ci.benicia.ca.us
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Attachment 1: Amendment to DHCP and Adoption of Downtown Historic District Design Guidelines

RESOLUTION NO. 18- (HPRC)
A RESOLUTION OF THE HISTORIC PRESERVATION REVIEW COMMISSION OF
THE CITY OF BENICIA RECOMMENDING TO CITY COUNCIL APPROVAL OF
AMENDMENTS TO THE DOWNTOWN HISTORIC CONSERVATION PLAN AND
ADOPTION OF THE DOWNTOWN HSITORIC DISTRICT DESIGN GUIDELINES
WHEREAS, City of Benicia is updating the design guidelines within the Downtown
Historic Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of
historic properties, alterations to non-historic buildings, and the design of new infill structures
within the historic district, as well as to update design review procedures; and
WHEREAS, this project is expected to bring Benicia into alignment with historic
preservation “best practices,” including the Secretary of Interior Standards for Treatment of
Historic Properties, and streamline design review procedures. The design guidelines are partially
funded by a Certified Local Government (CLG) grant from the California Office of Historic
Preservation; and
WHEREAS, the Downtown Historic Conservation Plan was adopted in 1990 and has
been subsequently amended; and
WHEREAS, the city conducted public meetings for the design guidelines on January 18
and 19, 2018 to obtain community comments, concerns and priorities; a community open house
on April 26, 2018 to present the public review draft; provided complete information on the city
webpage and periodic media releases; made monthly updates to the Historic Preservation Review
Commission and mailed notice of the design guidelines to district residents in April and June
2018; all in the interest of public information and outreach; and
WHEREAS, the proposed design guidelines are a graphic and resource-based approach
to preservation, rehabilitation and new construction that carry over many existing guidelines,
provide additional information and align with the Secretary of Interior Standards for Treatment
of Historic Properties; and
WHEREAS, proposed amendments to the Design Review procedures will replace
Chapter 3 of the Downtown Historic Conservation Plan; and
WHEREAS, the Downtown Historic District Design Guidelines will replace Chapters 4
and 5 of the Downtown Historic Conservation Plan; and
WHEREAS, the Historic Preservation Review Commission at a regular meeting on June
28, 2018, conducted a hearing, heard public comment and reviewed the guidelines and found
them to be consistent with the City of Benicia General Plan and Secretary of Interior Standards
for Treatment of Historic Properties;
NOW, THEREFORE, BE IT RESOLVED that the Historic Preservation Review
Commission of the City of Benicia hereby recommends the City Council adopt a Resolution
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amending the Downtown Historic Conservation Plan to remove Chapters 3, 4 and 5 plus the
appendices and to adopt the Downtown Historic District Design Guidelines. The Commission
recommends that the City Council authorize review of the guidelines after one year, whereby the
effectiveness of the guidelines may be evaluated and subsequent amendments considered as
appropriate
BE IT FURTHER RESOLVED THAT the Historic Preservation Review Commission
of the City of Benicia finds that:
a) The proposed amendments and design guidelines are exempt from environmental
review under California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines Section 15331 which exempts projects that are consistent with the
Secretary of Interior’s Standards for the Treatment of Historic Properties, and Section
15305 Minor Alterations in Land Use Limitations, which consists of minor changes
to land use limitations which do not result in any changes in land use or density. The
project establishes design guidelines that advance local historic preservation
priorities, implement the Secretary of Interior Standards, and modify procedures for
design review to implement the guidelines.
b) The proposed amendments and design guidelines are consistent with the Benicia
General Plan, particularly Goal 2.1 Preserve Benicia as a small-size city; Goal 3.1
Maintain and enhance Benicia’s historic character; and Goal 3.7 Maintain and
reinforce Benicia’s small-town visual characteristics. The proposed action supports
implementation of guidelines for historic preservation and compatible new
development consistent with the city’s preservation priorities, the Secretary of
Interior Standards for Treatment of Historic Properties, and current best practices.

92

*****
On motion of Commissioner , seconded by Commissioner , the above Resolution is
introduced by the Historic Preservation Review Commission of the City of Benicia at a regular
meeting of the Commission held on the 28th day of June 2018 and adopted by the following
vote:
Ayes:
Noes:
Absent:
Abstain:

__________________________
Tim Reynolds, Chair

___________________________
Date
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Attachment 2: Draft Resolution Amendments to BMC Chapter 17.108 Design Review

RESOLUTION NO. 18- (HPRC)
A RESOLUTION OF THE HISTORIC PRESERVATION REVIEW COMMISSION OF
THE CITY OF BENICIA RECOMMENDING CITY COUNCIL APPROVAL OF
AMENDMENTS TO THE BENICIA MUNICIPAL CODE TITLE 17 (ZONING)
REGARDING DESIGN REVIEW PROCEDURES
WHEREAS, City of Benicia is updating the design guidelines within the Downtown
Historic Conservation Plan (DHCP) to provide user-friendly guidelines for the treatment of
historic properties, alterations to non-historic buildings, and the design of new infill structures
within the historic district, as well as to update design review procedures; and
WHEREAS, design review requirements are currently contained within the DHCP while
procedures are referenced in the Benicia Municipal Code; and
WHEREAS, it is in the interest of public convenience and clarity to include design
review requirements and procedures within the Benicia Municipal Code; and
WHEREAS, the objective of the amendments for design review procedures is to
preserve existing historic buildings, encourage property owners to renovate and restore historic
buildings, and provide a framework for property owners when designing new construction; and
WHEREAS, the proposed amendments to Chapter 17.108 Design Review are consistent
with the objectives, support implementation of design guidelines and uphold the purposes of the
H- overlay district designation; and
WHEREAS, the Historic Preservation Review Commission at a regular meeting on June
28, 2018, conducted a hearing, heard public comment and reviewed the draft ordinance found it
to be consistent with the City of Benicia General Plan;
NOW, THEREFORE, BE IT RESOLVED that the Historic Preservation Review
Commission of the City of Benicia hereby recommends the City Council approve an Ordinance
amending the Benicia Municipal Code to update the Design Review chapter and establish
historic district design review procedures. The Commission recommends that the City Council
authorize review of the amended regulations after one year, whereby the effectiveness of the
regulations may be evaluated and subsequent amendments completed as appropriate
BE IT FURTHER RESOLVED THAT the Historic Preservation Review Commission
of the City of Benicia finds that:
a) The proposed amendments are exempt from environmental review under California
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15331
which exempts projects that are consistent with the Secretary of Interior’s Standards
for the Treatment of Historic Properties, and Section 15305 Minor Alterations in
Land Use Limitations, which consists of minor changes to land use limitations which
do not result in any changes in land use or density. The project establishes design
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guidelines that advance local historic preservation priorities, implement the Secretary
of Interior Standards, and modify procedures for design review to implement the
guidelines.
b) The proposed amendments are consistent with the Benicia General Plan, particularly
Goal 2.1 Preserve Benicia as a small-size city; Goal 3.1 Maintain and enhance
Benicia’s historic character; and Goal 3.7 Maintain and reinforce Benicia’s smalltown visual characteristics. The amendments support implementation of guidelines
for historic preservation and compatible new development and establish design
review procedures for exterior alterations in a H-overlay district.

*****
On motion of Commissioner , seconded by Commissioner , the above Resolution is
introduced by the Historic Preservation Review Commission of the City of Benicia at a regular
meeting of the Commission held on the 28th day of June 2018 and adopted by the following
vote:
Ayes:
Noes:
Absent:
Abstain:

__________________________
Tim Reynolds, Chair

___________________________
Date
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Attachment 3. Final Draft Historic District Design Guidelines

Downtown Historic District Design Guidelines
The final draft of the Downtown Historic District Design
Guidelines may be viewed online at
www.ci.benicia.ca.us/downtowndesign; in the offices of the
Community Development Department at 250 East L Street; or in
the Benicia Public Library at 150 East L Street
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Attachment 4. Downtown Historic Conservation Plan

Downtown Historic Conservation Plan
The Downtown Historic Conservation Plan may be viewed
online at www.ci.benicia.ca.us/downtowndesign; in the offices
of the Community Development Department at 250 East L
Street; or in the Benicia Public Library at 150 East L Street

97

98

Attachment 5. Resolution No. 17-10 HPRC

99

100

While the design guidelines are written for
use by the layperson to plan improvements,
property owners are strongly encouraged to
enlist the assistance of qualified design and
planning professionals, including architects and
preservation consultants, before beginning a
project in the historic district..

Benicia Downtown Historic District Design Guidelines | PUBLIC REVIEW DRAFT April 6, 2018

Benicia Historic Preservation Goals
› The method that requires the least
intervention is always preferred.
› The highest degree of integrity will be
maintained.

These Design Guidelines have been developed
to help preserve the Benicia Downtown Historic
District’s (“Downtown District”) character and
historic resources. This document provides
guidance to assist in the preservation, treatment
and maintenance of their buildings and properties
in the district. In addition, this document provides
design guidelines for construction of new
buildings that are compatible with the district.

The design guidelines provide a basis for making
consistent decisions about the appropriateness
of improvements that are subject to approval
in the City’s design review process. In addition,
they serve as educational and planning tools for
property owners and design professionals who
wish to improve a historic property or who
propose new construction in the Downtown
District.

Property Owners

The design guidelines promote preservation
of historic, cultural and architectural heritage
within Benicia. They seek to maintain Benicia as a
cohesive, livable place and avoid the inappropriate
alteration or demolition of historic resources.
Maintaining historic fabric and the context is a
fundamental concept.

3

The guidelines also convey the City’s
expectations to the public so they can better
understand what design elements are appropriate
in Benicia.

The Community

City staff and the Historic Preservation Review
Commission use the design guidelines to review
historic rehabilitation and new construction
projects. In doing so, they consider how each
project meets the guidelines and promotes the
design goals set forth here.

City Staff and the Historic Preservation
Review Commission

Owners should use the guidelines when planning
improvements to properties in the Downtown
District to establish an appropriate approach
for rehabilitation and new construction. For
owners of historic properties, the guidelines also
provide information that will help promote good
stewardship.

Who Uses the Design Guidelines?

Why Have Design Guidelines?

CHAPTER 1: INTRODUCTION

These Guidelines apply to the following types of projects and
require some level of design review:
Rehabilitation, remodel, or any alteration affecting the exterior
appearance of a building, including, but not limited to:
a change in exterior materials;
a change in paint colors;
cleaning, repair, or replacement of masonry;
window replacement, including transom windows;
replacing or removing design features such as molding and
corruces;
replacing or removing threshold features such as marble,
tile, and stairs;
awnings and canopies;
rear entrances;
all mechanical equipment;
placement of security gates or grills;
repair or replacement of damaged or worn materials .
Signs, including the removal, repair, or repainting of historic
signs;

Author: tmacenski Subject: Sticky Note
Date: 4/19/2018 8:31:20 AM
I think we should give a short list of the activities right up front... something like this. Please edit those that do not apply.
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Attachment 6. Community Comments on Public Review Draft
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Many of the historic building materials used
in the district contribute to environmental
sustainability though local sourcing and long
life cycles. Buildings constructed with locally
sourced material, such as wood and stucco, were

Building Materials

Embodied energy is the amount of energy used
to create and maintain the original building and
its components. Preserving a historic structure
retains this embodied energy by preserving the
energy and resources invested in its construction,
and reduces the need for producing new
construction materials, which require more
energy to produce. Studies confirm that the
loss of embodied energy by demolition takes
three decades or more to recoup, even with the
reduced operating energy costs in a replacement
building.

Embodied Energy

Figure 5. Preserving a historic structure retains its embodied
energy by preserving the energy and resources invested in its
construction.

Figure 4. Creating a sense of a connection with the past
and participation within a broader tradition engages residents,
business owners and visitors.

CHAPTER 1: INTRODUCTION

Rehabilitation of historic resources is an
important part of environmental sustainability
and green building initiatives. It directly supports
environmental sustainability through conservation
of embodied energy, adaptability and other
factors that keep historic buildings in use over
long periods of time.

ENVIRONMENTAL
This is the most often cited component of
sustainability. It relates to maintenance of the
natural environment and the systems that
support human development.

Benicia Downtown Historic District Design Guidelines | PUBLIC REVIEW DRAFT April 6, 2018
Ben

The historic development pattern of the district
promotes a high quality of life and helps build
a sense of community. Benicia developed as a
small town centered around the First Street
business district and waterfront industries. As
a result, the neighborhoods around First Street
are compact and walkable with vistas toward
the Carquinez Strait. The physical arrangement
of the downtown provides opportunities to
meet and greet along the street and waterfront
paths. Storefronts, plazas, sidewalks and other
direct connections to the public spaces provide
opportunities for community interaction.
opp

Many properties in the Benicia Historic
Conservation District provide direct links to the
past. These links convey information about earlier
ways of life that help build an ongoing sense of
identity within the community. It is this sense
of a connection with the past and participation
within a broader tradition that engages residents,
business owners and visitors to celebrate
Benicia through civic participation and individual
investment.

CULTURAL
This component of sustainability relates to
the maintenance of the community’s cultural
traditions. Preserving historic places and patterns
promotes cultural sustainability by supporting
everyday connections between residents and
the cultural heritage of the community. Benicia’s
history and a description of many of its historic
buildings can be found in its Historic Context
Statement that is available at the Benicia City Hall,
Planning Division.
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PRESERVATION AND ENHANCEMENT
PHILOSOPHY
The intent of the Design Guidelines is to ensure that the
characteristics, which justified designating the Benicia Historic
Conservation District are maintained
and, where necessary, revitalized. Thus, it is crucial that the
existing harmony of proportions and materials be enhanced and revitalized with new construction, reconstruction, alterations, and additions. The
characteristics of each individual structure must
remain within the vocabulary of details consistent with its particular
style. Construction, reconstruction, or rehabilitation of any
building within the district must be accomplished within the
parameters of scale, materials, and detailing typical of pre-19XY
structures, and must be of a design that is consistent or compatible
with an architectural style authentic to the District.

Benicia's Historic Conservation District represents the
development of commerce in the City from X to Y. It also provides a diverse and
well designed collection of commercial buildings, the architecture
of which is unmatched in Solano County. Although the district
has changed its appearance somewhat since 19XY, it retains a high
degree of architectural integrity, and building improvements have
maintained an association to the historic period.

Author: tmacenski Subject: Sticky Note
Date: 4/19/2018 8:42:55 AM
NATIONAL REGISTER OF HISTORIC PLACES
For a building to be listed on the National Register of Historic
Places, either individually or as part of a district, means it must be
determined to be historically significant for its association either
with an important event, person, and/ or architectural style. For a
property to qualify for the National Register it must meet the
National Register Criteria for Evaluation by:
• being associated with an important historic context; and
• retaining the historic integrity of those features necessary to
convey its significance.
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CHAPTER 1: INTRODUCTION

A “contributing property” is one determined to
be historically significant. Designations of historic
significance are based upon the period between
1847-1940, which is defined as the historic
district’s “period of significance.” A contributor
will possess sufficient integrity to convey its
history, or is capable of yielding important
information about that period.

A “landmark” is a building that is determined to
be historically significant. Designations of historic
significance are based upon the period between
1847-1940, which is defined as the historic
district’s “period of significance.” A landmark will
possess sufficient integrity to convey its history,
or is capable of yielding important information
about that period, and is a unique resource to the
community. They are significant in national and/or
local history, architecture, engineering and culture.
For all landmark properties, the Preservation
Track shall apply. The design guidelines will be
applied rigorously.
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Note that some designated historic properties
may have been altered from their original
designs. These alterations may include window
replacement, cornice removal, a porch enclosure
or covering of a building’s original materials.
Nonetheless, these altered properties may
retain sufficient building fabric to be considered
contributors. For all contributing properties, the
Preservation Track shall apply. Some flexibility
may be allowed in the application of the design
guidelines.

Contributing Property

Landmark Structure
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The classification of “non-contributing” applies to
those lacking historic significance. This includes
a range of properties. Some are of more recent
construction (those less than 50 years old.)
Others are older (more than 50 years) but have
been so substantiallyy altered that they no longer
retain their integrity.
y. The
Th New Construction
Track applies to these properties, except as
noted below.

Non-Contributing Property

All existing structures in the Downtown District are classified with respect to their historic significance, using criteria established by the National Park
Service. A historic survey inventory serves as the starting point for determining historic significance. However, in some cases, conditions may have changed
or new information is now available that would influence a determination of significance. The City will work with the property owner to confirm the status of
historic significance. Three classifications are used:

Step 3: What Type of Existing Building?
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Author: tmacenski Subject: Sticky Note
Date: 4/19/2018 8:45:52 AM
A noncontributing building may become contributing through rehabilitation and the application of the design criteria. Therefore, noncontributing buildings may also have historic relevance of their own associated with their period of construction, and are also subject to the
provisions of these Guidelines.
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which retains its original architecture, scale, mass, and other features to the degree that it contributes to the historical sense of time and place of
the district.
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P r e s e r ve t h e s e c h a r a c t e r def ining features on a
commercial building front:

›

›

Cornice
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Kickplate

Lintel
Transom
Display window
Recessed entry

Upper story windows

51

Display windows: The main portion of
glass, often located within the storefront
system, where goods and services are
displayed. In Benicia, display windows
also appear as ganged and individual
windows placed within the building
facade.
Entry: Usually set back from the
sidewalk in a protected recess, also
sometimes a part of a storefront system;
in Benicia entries for corner buildings
may be set at an angle to the corner
Kickplate: Found beneath the display
window within the storefront system
Architectural details: Trim, moldings,
etc. (sometimes with stylistic influence)

The following illustration represents some,
but not all, of the typical character-defining
elements of commercial building façades.
See the Architectural Styles section in the
Appendix to identify key features of other
commercial façade styles.

-

-

-

-

CHAPTER 3: DESIGN GUIDELINES
HISTORIC STRUCTURES

Cornice: A decorative band at the top of the
building
Upper-story windows: Windows located
above the street level, often having a vertical
orientation
› Lintel or mid-belt cornice: A decorative
band at the top of the first floor
› Sign band: A flat band running above the
transoms to allow for the placement of signs
› Storefront: A composition of the following
features:
- Transom: The upper portion of the
storefront system, separated by a frame

3.4

CHARACTER-DEFINING FEATURES OF A COMMERCIAL FAÇADE

HISTORIC COMMERCIAL PROPERTIES
Many building fronts along First Street in Benicia’s
downtown have commercial building components,
such as storefronts, that should be preserved.
The repetition of these character-defining
features creates a visual unity at the street level
that defines the historic use of the buildings
and encourages patrons to explore the business
district. These features should not be altered,
obscured or removed.

This section provides specific guidance for
historic building types and identifies characterdefining features that should be maintained. These
guidelines should be followed in addition to the
guidelines beginning in the “Architectural Details”
section on page 55.

Character-Defining Features
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Masonry Storefronts
Some storefronts are constructed of brick or stone, and, like their metal and wooden counterparts, also may have been subjected to
physical damage or alterations over time. Although mortar may have disintegrated, inappropriate surface coatings applied, and openings
reduced or closed, careful rehabilitation will help restore the visual and physical integrity of the masonry storefront. (Insert Picture of Adobe
Building East J and 1st)

Wood Storefronts
The key to the successful rehabilitation of wooden storefronts is a careful evaluation of existing physical conditions. Moisture,
vandalism, insect attack, and lack of maintenance can all contribute to the deterioration of wooden storefronts. Paint failure should
not be mistakenly interpreted as a sign that the wood is in poor condition and is therefore irreparable. Wooden storefronts were historically
painted to deter the harmful effects of weathering, as well as to define and accent architectural features. Repainting exterior woodwork is thus an
inexpensive way
to provide continued protection from weathering and to give the storefront a fresh appearance. (Insert Picture of Pacifica Pizza) Storefront.

Metal Storefronts
Rehabilitating metal storefronts can be a complex and time consuming task. Before steps are taken to analyze or treat
deteriorated storefronts, it is necessary to know the type of metal involved because each has unique properties and distinct
preservation treatments. Storefronts were fabricated using a variety of metals, including cast iron, bronze, copper, tin, galvanized sheet
iron, cast zinc, and stainless steel. Cast iron is shaped by molds and can withstand great compressive loads and is the most commonly
used metal storefront material in Benicia's Downtown. (Insert Picture of East I and 1st Street)

Author: tmacenski Subject: Sticky Note
Date: 4/19/2018 8:57:51 AM
It is the storefront, which includes many of these elements, that is often considered the most important architectural feature of a
commercial building. The storefront also plays a crucial role in a store's advertising and merchandising strategy to draw customers
and increase business. Not surprisingly, then, the storefront has become the feature most commonly altered in a historic commercial building.
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Figure 71. Provide a storm window that is simple in design. Its
framing components should be designed to match the width of
the historic windows side, top, middle and bottom rails, if placed
externally.

Figure 73. Restore a historic window opening that previously
existed.

Figure 72. Unfinished metal storm windows such as these alter
the character of window openings, and should not be used on
primary elevations. A metal storm window may be appropriate
if the frame matches the proportions and profiles of the original
window and has a painted finish.

CHAPTER 3: DESIGN GUIDELINES FOR
HISTORIC STRUCTURES
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Install full exterior storm windows to
provide protection and enhance energy
efficiency.
If a window did not historically have a storm
window, consider locating a new storm
window internally to avoid exterior visual
impacts, when feasible.
Provide a storm window that is simple in
design. Its framing components should be
designed to match the width of the historic
windows side, top, middle and bottom rails,
if placed externally.
It should also match the material and finish
of the historic window.
Storm windows should provide a full view of
the original window.

Restore a historic window opening that
previously existed.
Place a new window to fit within the historic
opening.

›

›

Chapter 3: Design Guidelines for Historic Structures

Locate a new window opening to match the
general arrangement of historic windows in
a building wall.
Design a new window opening to match
historic window proportions on the same
façade.

3 . 2 4 W h e n n e c e s s a r y, l o c a t e a n d
d e s i g n a n ew w i n d ow o p e n i n g t o
p r e s e r ve t h e ove r a l l r hy t h m a n d
a r r a n g e m e n t o f w i n d ow s o n a
secondar y or rear building wall.

›

›

3 . 2 3 R e s t o r e a h i s t o r i c w i n d ow
opening that has been altered,
when feasible.

›

›

›

›

›

3 . 2 2 D e s i g n a s t o r m w i n d ow t o
minimize its visual impacts.

Awnings, like signs, can be used to excess on building facades. Care must be taken not to overpower a building with awnings, and not to cover
up or destroy the architectural quality of a building. Illustration #1 is an example of how NOT to improve your building with awnings (Insert
Picture of East G and 1st St North/West Corner). Instead, a more appropriate solution would have been to install individual awnings at each
window. Some buildings, because of their design, will not adapt to awnings successfully, as shown in Illustration #2. (Insert Picture of East G and
1st St South/East Corner)

The canvas awning was an important design element in the traditional storefront. It provided cover, added color, and served as a transition
between the storefront and the upper facade. Most buildings that face the sun had awnings. An awning can be attached above the display
windows and below the cornice or sign panel. It may be mounted between the transom and the display window, which allows light into the store
while shading the merchandise and pedestrians from the sun. An awning should reinforce the frame of the storefront and should not cover the
piers or the space between the second-story window sills and the storefront cornice.

Author: tmacenski Subject: Sticky Note
Date: 4/19/2018 9:18:49 AM
AWNINGS
Awnings can become an important element of storefront design. The use of awnings is an effective means of creating an inviting space in front
of a store where people may step away from the flow of traffic and find a shady, protected area. An awning should not dominate the storefront;
instead, it should be an effective element coordinated with the overall building or storefront image. The valance of an awning can be used as an
integral and creative location for signs, perhaps serving as the primary message area.

Page: 64

Leann Taagepera’s Comments on DHCP Draft May 16, 2018

Acknowledgement Page - The DHCP “Stakeholder” Group seems to have been inadvertently left out of
the Acknowledgements at the beginning of the document. This group is composed of individuals with
longs histories of involvement in historic preservation in Benicia. I respectfully ask that you give this
group credit by including it on this page. Curiously, the “Ad Hoc Advisory Group” was included on the
Acknowledgement page. While this group has members with an interest in Benicia, it must be known
that the individuals were chosen by staff to participate, with the exception of the specific members of
the two Commissions, and other members of the community were not provided the opportunity to
become members of this group.
Same page – the disclaimer on the right appears to term this document a “historic context statement”
instead of a conservation plan.
Overall comment - Many times the term “rehabilitation” is used, but it is not apparent that the
document is referring to this term as defined in the Standards. It seems like it is also referring
potentially to restoration/rehabilitation as the case may be with specific projects that could come up.
Page 3 – Under “Goals” is stated “The highest degree of integrity will be maintained.” This is not
currently required by the DHCP and the Secretary of the Interior Standards offers flexibility. I would add
“while also considering cost.”
Page 4 – First sentence “The …Guidelines…and updated in 2017.” Is this date referring to this current
update? Perhaps this should say 2018. The “Downtown District Design Guidelines” is not a separate
document. There is only one design review document for the Downtown District and that is the
Downtown Historic Conservation Plan. I think it is confusing for the reader to have a heading on the
top of “Background for the Design Guidelines” and then talking about the subject when the Design
Guidelines and the DHCP are the same thing – the same document. So when it says at the end of that
paragraph that “The documents described below provide the basis for the design guidelines” and then it
lists and describes the DHCP, these two documents are the same document.
Same page, under BMC. Last paragraph says that “The BMC also sets parameters for land use and site
development that are applied in combination with the design guidelines in the Downtown Historic
District.” Is this accurate? The DMUMP took the place of zoning within those blocks of the District that
it regulates. So the other areas of the District follow the zoning in the BMC.
Same page, under Benicia DMUMP. This section states that “The Form-Based Code replaces many
zoning aspects of the Benicia Municipal Code…” What zoning aspects does it not replace? I thought it
completely replaced zoning. The last sentence should be revised to reflect that part of the District falls
under regular zoning in the BMC and part under the DMUMP. So, it should say “Where there is a
conflict between the DMUMP or the BMC and the guidelines, as determined through the design review
process, the guidelines take priority.”
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Page 5 – Three properties are subject to the design guidelines, but are outside of boundaries. Beware
that if the boundary ever changes, this page and the document need to be reprinted. The boundary line
should wrap around the southwest boundary as part of the boundary line appears to be have left off.
As a separate matter, staff should consider analyzing the appropriate location for the District boundary.
As it apparent, it has been gerrymandered in different locations to take out properties. The boundary
line in location makes no design or historic sense. It was probably moved away from a property owner
who asked to not be included.
Strangely, the map depicts my western property line in an inaccurate location as it shows the garage/
2nd unit of the neighboring property on W H St (perhaps 286 W H St.) as being on my property. Here
and there, the property lines look skewed and perhaps others are inaccurate. A new lot was created at
W. 2nd and W. I St. and a house was built in that location, but the base map doesn’t reflect this. Also the
new house on W I St. one house from W. 2nd St. is not shown on the map. This needs to be checked for
all sites.
Page 6 - The photo above that with a caption about preserving the City's historic places shows the nonhistoric tannery building. I suggest using a photo that shows a historic building, such as the really nice
one below in Figure 2Page 12 does not show the whole district Eastside areas not shown.
P 7 – Second paragraph. The “District” is called here the “Benicia Historic Conservation District” but in
other locations and in the current DHCP, it is referred to as the “Downtown Historic District.” The
language should be consistent.
P 8 – Figure 6 shows the Tannery building, which is not a historic building. Use a photo of a historic
building instead to illustrate the point in the caption.
P 9 – While Carol’s house in Figure 8 is really great, this photo is the third one used in the document. I
suggest using other photos to include more examples of historic properties.
P 9 – The HPRC currently does not review signs – will this be changed in the new design review process
tables?
P 11 – First paragraph about “Which Zoning District?” - It would be helpful for the user of the document
if this stated that the DMUMP applies to First Street, the 100 blocks and the first parcel of the 200 blocks
(I believe this is correct.) So, some properties refer to the BMC and others refer to the DMUMP.
P 11 – First paragraph – this says that in the DMUMP, “the design guidelines MAY supersede the FormBased Code where in conflict…” This is not what the current DHCP plan and what is stated earlier in this
document. This needs to be changed to be consistent with the earlier language that says “Where there
is a conflict between the DMUMP or the BMC and the guidelines, as determined through the design
review process, the guidelines take priority.” If this is left at “MAY supersede” this is the huge loophole
that will be used to make sure that it does not supersede. There wouldn’t be a point to the DHCP if
zoning could supersede when there was a conflict and this seems like it would be inconsistent with the
Secretary of the Interior Standards and then not exempt from CEQA.
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P 11 - Different standards of review for “Landmark” and non-landmark buildings – we have never done
this before. This status was applied without criteria and somewhat haphazardly. Why should there be
flexibility for non-landmarks? Are they less important? Why should owners of properties that were
somewhat arbitrarily termed to be Landmarks be subject to more stringent requirements? The
standards should be the same for all contributing properties. There’s never been a problem with
applying design review requirements in the same way for all buildings before. It even would seem to be
more difficult for a commission if it could decide to let a Contributor get away with not following some
design requirements. Which requirements are those buildings allowed not to follow? This would be
setting up an inherent inconsistency in the review of buildings in the District, creating unfairness
between property owners. This has already occurred over time and it results in a lot of resentment and
a loss of support of preservation planning by the affected property owners.
P 12 – This combination zoning map, DMUMP map, and partial boundary of the Downtown Historic
District is confusing to the reader. Also the entire Downtown District is not included. Is there a reason
to include this in the DHCP? A note on the map states “See downtown mixed use master plan zoning
districts map on right for larger view.” There isn’t a map on the right and view is incorrectly spelled.
Consider removing this figure unless it furthers something in the DHCP.
P 13 – Under Step 3, it says “The City will work with the property owner to confirm the status of historic
significance.” Why is this sentence here? The City recently adopted a list of designated historic
structures. This County-adopted list provides the status of each building and if it was determined to be
listed as historic or not. There would appear to be no need to “confirm the status of historic
significance.” I suggest removing this sentence.
P 13 – This page states that for Landmark buildings “The design guidelines will be applied rigorously”
and that for Contributors “Some flexibility may be allowed in the application of design standards.” Did
someone request that this change be made to the DHCP? All properties have always received the same
level of protection before and all of them have been reviewed with the standards. I believe this is a
mistake and that it should be removed from this revised DHCP. Who will decide what “some flexibility”
“may be allowed?” So, some property owners get a free pass to not follow some parts of the design
guidelines and the Secretary of the Interior Standards? As I said below, this is a recipe for disaster and
method to help property hate the preservation requirements as some buildings would arbitrarily be
required different standards than others.
Page 14 - shows the district boundary and buildings historic status. Every dot should be checked as 251
W G St is not listed and there could be other errors. From looking at this map, it may be that other blue
dots are missing. I don’t see a dot on 216 W I St. After the newest historic resource survey was
approved, a map was first produced that had errors, so staff should be aware that this map may not be
correct.
However, I have always said that this map showing designated structures should not be included this in
the DHCP. I think it should be a living document so that if here are additions or deletions the City doesn't
have to reprint it and so people's copies won't have different versions.

108
3

Page 18 and 19 - The before and after photos do not show the success of Benicia's historic preservation
program! These are just some older photos and more recent photos. The second photos on page 18
show inappropriate alterations and don’t illustrate some sort of success. Also, the dates of the top
photos stated that they are from 1977. The photo of the Majestic Theater is clearly not from 1977.
P 19 1st St. looking toward I St. – this photo wasn’t taken from the same location, so it isn’t a good
comparison.
P 22 – Top paragraph states “The rear wall is sometimes the least important (except for free-standing
landmark, those along waterfronts or certain institutional buildings)…” Why would a rear wall not be
the least important for a “freestanding” landmark (could the consultant define this?) or along
waterfront or the institutional building. If the point is that the back wall can’t be seen from a public
place, shouldn’t it still remain the least important and not being able to be seen be the criteria and not
whether it is along a waterfront, etc.?
P 22 – B states “Preservation is preferred, especially on Historic Landmark buildings.” I recommend
striking out “especially on Historic Landmark buildings.” If preservation is preferred, it should be
preferred on all buildings or no buildings. There should be consistency in the treatment of buildings.
P 22 and 23 – Shouldn’t this also present a situation of a building on a corner lot? Which façade is
considered primary – both?
P 24 – The three approaches refer to a “financial assistance” – who would be getting and giving such
assistance? What form would this assistance take?
P 29 – Figure 14 doesn’t show entire district. This map doesn’t look accurate either. There’s no
boundary on the SW and it looks wrong on Gull Point.
P 34 – This appears to not allow dining on First St. – why would we want to do this? It says “A dining
area should be located to the side or rear of a building. See the city for other potential locations.” This
seems very odd and I think it should be removed. This means that we couldn’t have all of the outdoor
seating that we have at restaurants with tables on First Street now. Also, the part that says “See the city
for other potential locations” should be stricken. What would staff say if someone walked in and asked
– what other locations? This seems odd and not appropriate.
P 34 – The section states that dining areas are to be “flush with the sidewalk.” Does this mean not
raised above the sidewalk? I don’t understand why we would allow dining to the side of a building to be
raised anyway or why a property owner would want it to be raised.
P 34 – It then says that if the dining area not on First St. isn’t flush with the sidewalk, but is greater than
2 feet above the sidewalk, it should be set back at least 15 feet from the front façade. Why should this
be and since most buildings not on First St. are of a different type (smaller and actually mostly single
family homes), why would the not-flush dining need to be 15 feet from the front façade. Maybe this
isn’t appropriate in Benicia, but worked in another area with a different layout.
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P 34 - Why does it say that “outdoor dining should be open to the sky?” What does that mean; diners
can’t have an umbrella, awning or any shade? What does that have to do with historic preservation?
Page 36 – Is this section proposing regulating fencing? Are we saying that the City will require design
review and fees for fencing? This is currently not done and fences do not need building permits either.
It should be clear that this is for advisory purposes only and that property owners will not be required to
follow these standards or be charged fees for a review.
P 36 – This section states “Do not increase the height of a retaining wall or fence.” Is this saying that a
house or other building in the District is not allowed the increase the height of a wall or fence? I believe
this should be removed. This does not appear to further the historic preservation of buildings or the
district and presents an unfair requirement only to buildings in the district.
Page 37 – “Site Lighting” – would the addition of this section require that lighting on houses be subject
to design review? It should be clear that this is for advisory purposes only and that property owners
will not be required to follow these standards or be charged fees for a review.
P 39 – This section states “Do not damage or remove existing street trees.” Trees are allowed to be
removed under the municipal code and if trees are damaging sidewalks or other property, those trees
should be removed. Perhaps more information could be added here or this section should be removed.
P 50 – This section states “The highest degree of historic integrity should be maintained when improving
a historic property.” This would unfairly financially burden historic property owners. Who decides what
the “highest degree” is? This is not consistent with the Standards are replacement materials are
allowed under various circumstances. This section also says “the method that requires the least
intervention is always preferred.” I recommend that “always” be removed. It would appear that cost
should be a factor for the historic property owner.
P 58 – the word “Metal” is listed as a bullet point, when it appears to be a heading.
P 59 – Are the alternative materials recommended to be used? These types of materials (aluminum
siding etc.) were not allowed on historic buildings in the past. Is Figure 64 indicating that “hardi-plank”
is acceptable? In the past, I don’t believe it was considered so.
P 62 – Some windows cannot be repaired and this section should acknowledge that.
P 62 – Windows – what about using wavy glass? Re-using historic glass should be encouraged. Also, any
divided windows were required to be true-divided windows in the past.
P 66 - The section is correct that “Preservation of historic garages is encouraged, but isn’t required.”
Since currently no mechanism exists for preserving accessory buildings, as none were adopted as
“historic” by the Council, design review cannot be required for them. Section states “Garage doors and
windows may be replaced with alternative material when they are located along an alley.” Since this
section is encouraging the preservation of historic garages, why would it state that “garage doors and
windows may be replaced with alternative material when they are located along the alley?” The alley
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may be the only place from which the public could view the garage/carriage house, so the alley façade
would be the prominent, easily view-able wall. I think the writer of this section may not have realized
that the alley is probably the only way to access these buildings and the only way the public could see
them. 3.30 states “Maintain historic garage doors on the front of the building, when feasible.” The
front of the building, to the public, is the side facing the garage, it would seem. This contradicts 3.29
saying that the garage doors and windows could be replaced with other materials. If these buildings are
encouraged to be preserved, then I suggested that it state that garage doors and windows may be
replaced with alternative material when they cannot be seen from a public location. The next section
(3.31) speaks about when replacing a garage door that faces the street. Perhaps this where it should say
“that faces the street or alley.” Where there are alleys in the District, the garages or carriage houses
typically face them.
P 66 – This states that “a new garage door should not compete with the architectural style of the historic
building.” This is vague and open to a lot of interpretation. This section should be revised to indicate
what the door should look like. How will staff or the public interpret “compete?”
P 67 and 69 – Light fixtures and gutters are currently not regulated. These sections should make clear
that they are advisory. It is not financially feasible for most property owners to install wooden or even
metal gutters. I don’t want the light fixture and gutter police going around the District and regulating
these items and charging property owners fees.
P 71 Section on paint – Paint for historical residences is currently not regulated. It is only regulated for
non-historic due to a fluke when adding design review for these buildings. It should be clear that this is
for advisory purposes only and that property owners will not be required to follow these standards or be
charged fees for a review. Paint can always be changed. The section states “Using a historic color
scheme is encouraged.” Originally houses older than a certain time were painted entirely white as paint
technology had not evolved. A “historic color scheme” may be a modern invention. Also, if houses were
required to only have paint that was used during a certain time period, we never would have gotten San
Francisco’s Painted Ladies.
P 72 – It would be helpful if guidelines for accessibility for commercial building be included. How should
buildings on First Street include accessibility so that the integrity of the District is protected?
P 74 – It would be helpful if this section provided suggestions for replacement a non-historic door with a
more appropriate door in a commercial building. Many buildings on First St. do not have original doors.
P 80 – Some porches were enclosed decades ago and have obtained significance. The City should not
require that already-enclosed historical porches be un-enclosed and this section does not call for that.
Also, section 3.65 states “do not enclose an open porch.” I recommend this refer to a porch that can be
seen by the public or a front porch. If a back porch were enclosed that faces a private yard, the public
wouldn’t see it.
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P 83 – Section 3.73 and 3.74 refer to allowing a residential building to be raised. Is this section allowing
a single-story house to be raised to be a two-story house? This is currently not allowed. There was at
least one building that was de-listed during the last survey due to being raised an entire level and being
turned into a two-story house. This section appears to be allowing such raising, which I thought was not
consistent with the Standards.
P 85 – This section should provide guidance on the size allowed for an addition to a historic building.
During the last survey and designation process, at least two building were de-listed as a result of
additions which were larger than the original building and another building was denied listing for this
reason. Figure 101 appears to show a large addition that may be larger than the original house.

P 91 – What is the point of these photo montages? It seems like they should relate to a standard or
some point that the document is making. Text should accompany the figures or else they are just
photos with no meaning.
P 112 – The section states “The preferred location of a balcony is on the rear or secondary façade of the
home.” Some historic homes in Benicia include balconies on the front façade so this isn’t unheard of,
historically in the District. Also, this pushes the new balcony onto the back of a house which could result
in the removal of privacy from all adjoining and even nearby yards as the new balcony creates a location
from which those residents can easily look into other people’s properties.
P 112 – and nearby sections – why not clarify that new additions or new construction should not place
windows that look directly into historic or existing residence’s windows or back yards? New additions
should respect the layout of the existing neighborhood and privacy of residences.
Chapter 4 and overall DHCP – The previous DHCP had design guidelines for Lower First Street and Upper
First Street and transitional areas. The Lower First and Upper First historical context seems to have been
lost. Previously, this was considered important. Does the new plan address what was termed
“transitional” areas anymore? If not, why not?
P 126 – Sustainability. This section should make it clear that it is partly advisory as landscaping is not
included in design review for residential buildings.
P 143 – A-board signs – are they really that bad? Why say they “aren’t appropriate on First Street”?
These signs are already on First Street. Is this already in the BMC? If they aren’t allowed, then staff
would need to visit all the business owners with these signs on First Street now. Otherwise, why not
take this out of the BMC and the design guidelines and let businesses have A-board signs. These signs
can have information that is helpful to potential customers.
Also regarding signs, the updated regulatory table should be clear as to whom or what body approves
signs. In the past, signs were not allowed to be approved by the HPRC, yet sign regulations are in the
DHCP and signs can be very important to the aesthetics of the District. If a project is before the HPRC
for design review approval, it doesn’t make sense and doesn’t seem fair to the applicant by forcing the

112
7

project to go before the PC also or to pay separate and more fees for sign review. Is this section
consistent with the existing regulations for signs in the BMC? Does this supersede the BMC regarding
signs? What if the guidelines are silent on a type of sign if the BMC is not?
P 155 – It looks like “Barber Pole” above the graphic was coped from previous page and the graphic
should be labeled something else.
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From:
To:
Cc:
Subject:
Date:

Brian Harkins
Suzanne Thorsen
Adrian Lopez
Comments Historic District Design Guidelines
Wednesday, June 6, 2018 11:10:17 AM

Dear Suzanne,
Thank you for the opportunity to review the DOWNTOWN HISTORIC DISTRICT DESIGN GUIDELINES
PUBLIC REVIEW DRAFT 04.06.2018. My comments are as follows:
General:
1. Explain the relationship of the CBC to the California Historic Building Code (CHBC). I
believe the CHBC does not apply to non-contributing structures or new structures (ref CHBC
Preface). Assuming that is correct, please state clearly that compliance to CBC is required
and use of CBHC is not allowed for projects on non-contributing and new structures.
2. By definition non-contributing structures are not equal in historic value to contributing
or landmark structures. Still, to benefit the Historic District it may be appropriate to require
non-contributing structures to comply with certain guidelines. However, any guidelines that
increase project costs should be justified considering other goal like reducing exposure to
lead (and other toxic materials often present in older residential units), conserving energy,
environmental sustainability, encouraging owners to perform basic property maintenance,
low cost housing, and improving life safety (from falls, fire and seismic events).
3. Consider the Impact of historic preservation guidelines on the cost of multi-family
housing. Particularly since owners of multi-family structures will likely pass costs for historic
preservation on to tenants.
4. The document outline format is confusing. The relationship of guidelines to each other
is not clear because the document lacks a traditional paragraph outline system. Specifically,
clarify which guidelines are the topics, subtopics, sub-subtopics etc. Also provide cross
references to reduce subjectivity and contradictions.
5. Ministerial guidelines are needed for decisions on changes to windows on historic and
non-contributing structures. The consultant and staff should review and pre-approve
specific materials, designs, and functional requirements to limit and clarify what is allowed
and what is not allowed, without requiring subjective reviews by staff and HPRC. The
current practice of paying fees, preparing staff reports, and submitting proposals for
subjective HPRC review is burdensome to the community, yields inconsistent results, and is
generally unproductive.
6. The Draft Guide lacks supporting references. In the Introduction please identify and cite
references that serve as the fundamental basis for preservation requirements. Particularly
for requirements that impact new construction and non-contributing structures that are also
required by law and the Benicia Building Department to comply with current California
Building Code (CBC).
7. Please cite references that allow and govern deviations from current building codes for
purposes of historic preservation. Identify any limitations on the use of those
references.
Additional comments with document references:
In the Table on Page 10 add a separate track to better focus guidelines for non-contributing
structures instead of combining them with guidelines for new structures. Particularly since goals
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and code status of non-contributing structures are not the same as new construction.
On pages 29 and 110 identify specific routine projects that can be approved by staff over the
counter without design review, possibly to include upgrades to windows and roofing materials and
other changes that comply with CBC, addition of solar panels, and maintenance painting. Historic
preservation guidelines should be sufficiently clear so that routine projects can be approved by staff
over the counter without requiring subjective reviews by HPRC. It is particularly important to
provide the community with as many ministerial decisions as possible given recent fee increases
effecting cost and the time and effort it requires to have HPRC review.
On Page 11, provide separate guidelines to cover existing non-contributing buildings, so that
differences from new construction are identified and addressed appropriately and consistent with
overall goals (reference general comments above). Existing structures face difficulties and
complexities not found in new construction. Separate guidelines are required to ensure that all
priorities are evaluated and considered on non-contributing and multi-family structures, not just
historic preservation of the community as is currently the case at HPRC.
On Page 13, add specific citations for the sentence that reads “The New Construction Track applies
to these properties, except as noted below.”
On Page 18, provide words to explain the claim “the before and after photos show success of Benicia
HPRC program.”
On Page 97, clarify that “inappropriate materials” on this page apply to wall surfaces only, and not
roofs. Composition shingles are valid options to meet cool roof and fire rating requirements in CBC.
On Page 136, add a note that deconstruction of structures built before 1978 must address risk of
exposure to lead, asbestos and other toxic materials.

Please feel free to contact me if you have any questions about my comments.
Regards,
Brian Harkins
707-853-5108
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Attachment 7. DRAFT Clean Amendment - Design Review

17.108.010 Purposes.
Design review is intended to implement general plan policies. More specifically, the
purposes of design review are to:
A. Ensure that the location and configuration of structures are visually harmonious with
their sites and with surrounding sites and structures, and do not unnecessarily block
scenic views from other buildings or public parks or dominate their surroundings to an
extent inappropriate to their use;
B. Ensure that the architectural design of structures, their materials and colors are
visually harmonious with surrounding development and with the natural landforms and
vegetation of the areas in which they are proposed to be located;
C. Ensure that plans for the landscaping of open spaces conform with the requirements
of this title, and that they provide visually pleasing settings for structures on the site and
on adjoining and nearby sites and blend harmoniously with the natural landscape;
D. Prevent excessive and unsightly grading of hillsides, and preserve natural landforms
and existing vegetation where feasible;
E. Ensure the provision of adequate, safe and efficient parking and circulation areas,
which conform to the requirements of this title;
F. Provide a functional, efficient, and attractive site design which is sensitive to existing
uses in the area and to the topography and conditions of the site;
G. Ensure that new development is consistent with specific design guidelines developed
for use within the community, where applicable, and to any specific plan or planned
development plan.
17.108.020 Applicability.
A. In an H Historic Overlay District. Design approval shall be required prior to issuance
of a permit for any project that involves demolition, construction, or exterior alterations
as provided in Section 17.108.030.
B. In All Other Districts. Design approval shall be required prior to issuance of a permit
for all projects that involve new construction, exterior alterations and additions or
requests for an exception to criteria.
C. Exemptions. The following projects are exempt from design review:
1. Single-family residences and related accessory buildings that are located
outside of an H- overlay district, unless otherwise specified in an adopted
planned development plan;
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2. Site alterations and buildings in the IL, IG, IW, and IP districts that are less
than 50,000 square feet in gross floor area and do not require a use permit or
variance;
3. Emergency shelters;
4. Accessory dwelling units; and
5. Signs.
17.108.030 Review responsibilities.
A. Administrative. The community development director shall be responsible for design
review for the following applications:
1. In the industrial districts: for projects greater than 50,000 square feet of gross floor
area;
2. Outside the industrial districts: for projects that involve construction of less than
2,500 square feet of floor area;
3. In a H- overlay district: for projects that are specified in Section 17.108.040;
4. Exceptions to criteria: for requests for exceptions to zoning criteria as specifically
authorized in this Title.
B. Commission. The historic preservation review commission shall be responsible for
design review of the following applications:
1. Projects that are not exempt as specified in Section 17.108.020 and that are not
subject to administrative review.
2. In an H- overlay district: for projects that are specified in Section 17.108.040
3. Administrative projects that the community development director refers to the
commission where the director determines that the project may substantially change
the design of a building or character of a neighborhood; generate significant public
interest; involve matters of public policy; or require other land use entitlements
subject to approval by the zoning administrator or planning commission.
17.108.040 Design review in an H- Overlay District.
The design review procedures specified herein shall apply to exterior alterations of any
structure in a H- overlay district; except for exterior alteration of a non-historic residence
in the Eastern Residential Area of the Downtown Historic District or as modified by the
Arsenal Historic Conservation Plan.
A. H- overlay exemptions. In addition to the exemptions of section 17.108.020, no
design review shall be required for repairs and replacements of a minor, routine nature
that do not modify the exterior appearance of a historic structure, as determined by the
community development director, including the following activities:
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1. Emergency stabilization of an unsafe condition to address an imminent threat to
public health and safety, without demolition;
2. Replacement of a roof when there are no structural or architectural changes;
3. Landscaping, fences or landscape features;
4. Projects that do not require a building or demolition permit;
5. Replacement of doors or windows that restore a building to its original materials
and design.
B. Administrative. The community development director shall review any project in an Hoverlay district that is not subject to review by the historic preservation review
commission as specified herein. The director shall refer a project to the commission for
a public hearing upon a determination that it does not conform to the adopted design
guidelines for the historic district.
C. Commission. The historic preservation review commission shall review projects that
would:
1. Demolish, partially demolish or remove a historic structure;
2. Relocate a historic structure;
3. Remove, destroy, alter or obscure a character-defining feature of a historic
structure as determined by the community development director;
4. Install alternative (non-original) exterior building materials on a historic structure
as such materials are described in the adopted design guidelines;
5. Alter the primary or highly visible secondary façade for any historic structure; or
6. Construct a building or new addition that is visible from the public street, except as
otherwise specified in Section 17.108.020.C.
17.108.050 Procedures.
A. Initiation. A design review project shall be initiated by filing a completed application,
signed by the property owner or authorized agent, accompanied by a fee established by
city council resolution, and such plans and documentation as shall be prescribed by the
community development director.
B. Public notice.
1. Administrative. Notice of pending administrative action shall be given to owners of
property located within 100 of the subject property and posted prominently on the
project site. Notice shall be provided at least 10 days prior to the administrative
action on a form set by the community development director and shall include the
project location, a description of the project, a reference to materials on file in the
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community development department, a statement that any interested party may
provide comment, and a date on which the decision is to be made.
2. Commission. A public hearing shall be required for design review by the historic
preservation review commission. Notice of public hearing shall be given pursuant to
the procedures prescribed herein and the requirements of California Government
Code sections 65090 and 65091.
a. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on
the site of the project.
b. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall
be mailed to the applicant and all owners of property within 500 feet of the
boundaries of the site, as shown on the last equalized property tax assessment
roll.
C. Decision. A decision to approve, conditionally approve, or deny an application shall
be based on the findings that the application is in compliance with the purposes of this
chapter and any applicable design guidelines or planned development plan. Any
conditions imposed shall be reasonable and designed to assure attainment of the
purposes and standards established by this title. Changes in a project required as a
condition of approval shall not include use, density, floor area ratio, parking, or loading
requirements more restrictive than those prescribed by applicable district regulations or
a valid use permit or variance.
D. Applications deemed withdrawn. The community development director may deem an
application withdrawn if the applicant has been notified that more information is needed
to process the application and there is no submittal of new or revised information to
complete the application for a period of 120 days, unless the community development
director determines there is good reason to grant a further extension to provide the
needed information.
17.108.090 Effective date – Lapse and renewal – Alterations.
A. Effective Date. Design review decisions shall become effective at the end of the
appeal period, unless appealed as provided in Chapter 1.44 BMC.
B. Lapse of Approvals. Design approval shall lapse two years from its effective date
unless:
1. A building permit has been issued and construction diligently pursued; or
2. An occupancy permit has been issued; or
3. The approval is renewed.
C. Renewal. The community development director may renew design approval for a
period of one year upon determining that the findings made remain valid. Application
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shall be made in writing prior to the lapse of the original approval, but no more than 120
days prior to that date.
D. Changed Plans. The community development director may approve changes to
approved plans or in conditions of approval without a public hearing upon determining
that the changes in conditions are minor and are consistent with the intent of the original
approval. Revisions involving substantial changes in project design or conditions of
approval shall be treated as new applications.
17.108.100 Appeals.
A. Rights of Appeal and Review. Design review decisions of the community
development director may be appealed by any interested party to the historic
preservation review commission. Design review decisions of the historic preservation
review commission may be appealed, by any interested party, to the planning
commission.
B. Procedures – Public Hearings. Procedures for appeals shall be as prescribed by
Chapter 1.44 BMC.
C. Limits on Appeals. Appeal decisions of the historic preservation review commission
shall be final.
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Attachment 8. DRAFT Markup Amendment - Design Review

17.108.010 Purposes.
Design review is intended to implement general plan policies. More specifically, the
purposes of design review are to:
A. Ensure that the location and configuration of structures are visually harmonious with
their sites and with surrounding sites and structures, and do not unnecessarily block
scenic views from other buildings or public parks or dominate their surroundings to an
extent inappropriate to their use;
B. Ensure that the architectural design of structures, their materials and colors are
visually harmonious with surrounding development and with the natural landforms and
vegetation of the areas in which they are proposed to be located;
C. Ensure that plans for the landscaping of open spaces conform with the requirements
of this title, and that they provide visually pleasing settings for structures on the site and
on adjoining and nearby sites and blend harmoniously with the natural landscape;
D. Prevent excessive and unsightly grading of hillsides, and preserve natural landforms
and existing vegetation where feasible;
E. Ensure the provision of adequate, safe and efficient parking and circulation areas,
which conform to the requirements of this title;
F. Provide a functional, efficient, and attractive site design which is sensitive to existing
uses in the area and to the topography and conditions of the site;
G. Ensure that new development is consistent with specific design guidelines developed
for use within the community, where applicable, and to any specific plan or planned
development plan.
17.108.020 Applicability.
A. In an H Historic Overlay District. Design approval shall be required prior to issuance
of a zoning permit for all any projects that involves demolition, construction, or exterior
alterations as provided in Section 17.108.030.
B. In All Other Districts. Design approval shall be required prior to issuance of a zoning
permit for all projects in all other zones that involve new construction, or exterior
alterations and additions or requests for an exception to criteria. , except single-family
residences and related accessory buildings, buildings in the IL, IG, IW, and IP districts
that are less than 50,000 square feet, emergency shelters subject to BMC
17.70.390(D), and signs.
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C. Exemptions. The following projects are exempt from design review:
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1. Single-family residences and related accessory buildings that are located
outside of an H- overlay district, unless otherwise specified in an adopted
conservation plan or planned development plan;
2. Site alterations and buildings in the IL, IG, IW, and IP districts that are less
than 50,000 square feet in gross floor area and do not require a use permit or
variance;
3. Emergency shelters;
4. Accessory dwelling units; and
5. Signs.
17.108.030 Sequence of design review. Review responsibilities.
A. By the Community Development Director Administrative. The community
development director shall be responsible for design review for the following
applications:
1. In the industrial districts: for projects greater than 50,000 square feet of gross floor
area in the IG, IL, IW and IP districts;
2. Outside the industrial districts: for and for projects outside the industrial districtsthat
involve construction of less than 2,500 square feet of floor area;
3. In a H- overlay district: for projects that are specified in Section 17.108.040;
4. Exceptions to criteria: for requests for exceptions to zoning criteria as specifically
authorized in this Title, authorize reductions in stall size per BMC 17.74.100 B; timing
of construction for an accessory structure, projection of detached garage in the RS
District, separation between buildings per BMC 17.70.050 A; and an increase in lot
coverage to accommodate an accessory dwelling unit per BMC 17.70.060 D.2.
B. By the Historic Preservation Review Commission Commission. The historic
preservation review commission shall be responsible for design review of the following
applications in the RS (nonresidential structures only), RM, RH, C, OS, PS, PD and the
H overlay districts, for:
1. pProjects that are not exempt as specified in Section 17.108.020 and that are not
subject to community development director administrative review.
2. In an H- overlay district: for projects that are specified in Section 17.108.040
3. Administrative projects that the community development director refers to the
commission where the director determines that the project may substantially change
the design of a building or character of a neighborhood; generate significant public
interest; involve matters of public policy; or require other land use entitlements
subject to approval by the zoning administrator or planning commission. The historic
preservation review commission shall hold a public hearing, as provided in BMC
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17.108.080, and shall approve, conditionally approve, or disapprove applications for
design approval. Decisions of the design review commission may be appealed to the
planning commission in accordance with Chapter 1.44 BMC.
Design review shall consist of two steps:
A. Preliminary consultation between the project sponsor and the community
development director to discuss design guidelines and establish design criteria
applicable to the site and use.
B. Design review by the community development director or the historic preservation
review commission, as prescribed by this chapter. Approval shall require the findings
prescribed in BMC 17.108.040(A).
17.108.040 Scope of design review. Design review in an H- Overlay District.
The design review procedures specified herein shall apply to exterior alterations of any
structure in a H- overlay district; except for exterior alteration of a non-historic residence
in the Eastern Residential Area of the Downtown Historic District or as modified by the
Arsenal Historic Conservation Plan.
A. H- overlay exemptions. In addition to the exemptions of section 17.108.020, no
design review shall be required for repairs and replacements of a minor, routine nature
that do not modify the exterior appearance of a historic structure, as determined by the
community development director, including the following activities:
1. Emergency stabilization of an unsafe condition to address an imminent threat to
public health and safety, without demolition;
2. Replacement of a roof when there are no structural or architectural changes;
3. Landscaping, fences or landscape features;
4. Projects that do not require a building or demolition permit;
5.Replacement of doors or windows that restore a building to its original materials
and design.
B. Administrative. The community development director shall review any project in an Hoverlay district that is not subject to review by the historic preservation review
commission as specified herein. The director shall refer a project to the commission for
a public hearing upon a determination that it does not conform to the adopted design
guidelines for the historic district.
C. Commission. The historic preservation review commission shall review projects that
would:
1. Demolish, partially demolish or remove a historic structure;
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2. Relocate a historic structure;
3. Remove, destroy, alter or obscure a character-defining feature of a historic
structure as determined by the community development director;
4. Install alternative (non-original) exterior building materials on a historic structure
as such materials are described in the adopted design guidelines;
5. Alter the primary or highly visible secondary façade for any historic structure; or
6. Construct a building or new addition that is visible from the public street, except as
otherwise specified in Section 17.108.020.C.
A. Required Findings. Design approval shall require a finding that the design of a project
is consistent with the purposes of this title.
B. Limits on Conditions Required. Changes in a project required as a condition of
design approval shall not include use, density, FAR, private open space, parking, or
loading requirements more restrictive than those prescribed by applicable district
regulations or a valid use permit or variance.
17.108.050 Initiation of design review. Procedures.
A. Initiation. A design review project shall be initiated by filing a completed application,
signed by the property owner or authorized agent, accompanied by a fee established by
city council resolution, and such plans and documentation as shall be prescribed by the
community development director. Projects in an H-overlay district that are exempt from
design review as provided in section 17.108.040 shall be subject to staff review and a
fee, established by city council resolution, to evaluate the exemption and determine
compliance with the purposes of this chapter.
B. Public notice.
1. Exempt. No notice shall be required for projects that are exempt from design
review.
2. Administrative. Notice of pending administrative action shall be given to owners of
property located within 100 feet of the subject property and posted prominently on
the project site. Notice shall be provided at least 10 days prior to the administrative
action on a form set by the community development director and shall include the
project location, a description of the project, a reference to materials on file in the
community development department, a statement that any interested party may
provide comment, and a date on which the decision is to be made.
3. Commission. The historic preservation review commission shall hold a public
hearing, as provided in BMC 17.108.080, and shall approve, conditionally approve,
or disapprove applications for design approval A public hearing shall be required for
design review by the historic preservation review commission. Notice of public
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hearing shall be given pursuant to the procedures prescribed herein and the
requirements of California Government Code sections 65090 and 65091.
a. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on
the site of the project.
b. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall
be mailed to the applicant and all owners of property within 500 feet of the
boundaries of the site, as shown on the last equalized property tax assessment
roll.
C. Decision. A decision to approve, conditionally approve, or deny an application shall
be. All decisions shall be based on the findings that the application is in compliance with
the purposes of this chapter required by BMC 17.108.040 and any applicable design
guidelines or planned development plan. Any conditions imposed shall be reasonable
and designed to assure attainment of the purposes and standards established by this
title. Changes in a project required as a condition of design approval shall not include
use, density, FAR floor area ratio, private open space, parking, or loading requirements
more restrictive than those prescribed by applicable district regulations or a valid use
permit or variance.
D. Applications deemed withdrawn. The community development director may deem an
application withdrawn if the applicant has been notified that more information is needed
to process the application and there is no submittal of new or revised information to
complete the application for a period of 120 days, unless the community development
director determines there is good reason to grant a further extension to provide the
needed information.
A. Preliminary Consultation. Preliminary consultation shall be initiated by requesting an
appointment with the community development director or a designated representative.
B. Design Review. Design review shall be initiated by filing the following with the
community development director:
1. A completed application form; and
2. Six sets of tThe following information:
a. A fully dimensioned site plan showing the locations of existing and proposed
structures, driveways, walks, walls, fences and open spaces, property lines,
right-of-way lines, dedications and easements, and the relation of the site to the
surrounding area;
b. A fully dimensioned landscape plan including specification of landscape
species and sizes as if required by BMC 17.70.190;
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c. An improvement plan or preliminary engineering plan including stormwater
management;
d. Scaled building elevations that depict existing and proposed buildings or
alterations. Building materials shall be specified. The community development
director may additionally require Architectural drawings, renderings, or sketches
drawn to scale showing elevations of proposed structures and describing exterior
materials. P color elevations, photo simulations, perspective drawings or scale
models in order to aid the community understanding of the project also may be
required at the discretion of the community development director;
d. Floor plans showing the proposed use and exterior wall openings;
e. Roof plans and Pproposed screening of all exterior equipment and electrical
equipment including specification of materials;
f. Photometric plans and proposed exterior lighting fixtures using catalog cuts or
sketches; and
g. Samples, catalog cuts or manufacturer’s specifications or descriptions of all
proposed exterior materials and paint colors, including surfacing materials for
paved areas.
C. Consolidated Review. An applicant may request simultaneous design review and
approval of development plans under Chapter 17.112 BMC if:
1. Development plans and materials are submitted in lieu of, or in addition to, plans
and materials required for design review;
2. All other requirements for a zoning permit have been met; and
3. The applicant acknowledges in writing an understanding of the risk of loss if
development plans are disapproved or substantial redesign is required. (Ord. 87-4
N.S., 1987).
17.108.060 Review responsibilities.
Except as modified by an adopted conservation plan the following review
responsibilities will apply:
A. By the Community Development Director. The community development director shall
be responsible for design review for the following applications:
1. In the industrial districts: for projects greater than 50,000 square feet of gross floor
area in the IG, IL, IW and IP districts;
2. Outside the industrial districts: for and for projects outside the industrial districtsthat
involve construction of less than 2,500 square feet of floor area;
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3. Exceptions to criteria: for requests for exceptions to zoning criteria, authorize
reductions in stall size per BMC 17.74.100 B; timing of construction for an accessory
structure, projection of detached garage in the RS District, separation between
buildings per BMC 17.70.050 A; and an increase in lot coverage to accommodate an
accessory dwelling unit per BMC 17.70.060 D.2.
B. By the Historic Preservation Review Commission. The historic preservation review
commission shall be responsible for design review in the RS (nonresidential structures
only), RM, RH, C, OS, PS, PD and the H overlay districts, for of projects not subject to
community development director review. The historic preservation review commission
shall hold a public hearing, as provided in BMC 17.108.080, and shall approve,
conditionally approve, or disapprove applications for design approval. Decisions of the
design review historic preservation review commission may be appealed to the planning
commission in accordance with Chapter 1.44 BMC.
17.108.070 Review process and time limits.
A. Prerequisite for Review. Unless an applicant selects consolidated review, as
provided in BMC 17.108.050(C), review of development plans shall follow design
review.
B. By Community Development Director (IG, IL, IW, and IP Districts). The community
development director shall review plans submitted for design approval within 30 days of
receipt and u shall approve, conditionally approve, or disapprove the plans. Within five
working days after a decision, notice shall be mailed to the applicant.
C. By Design Review Commission (R, C, OS, PS and PD Districts, and H Overlay
District). After a duly noticed public hearing, the design review commission shall
approve, conditionally approve or disapprove the plans. Within five working days of a
design review commission decision, the secretary of the commission shall mail notice of
the decision to the applicant.
D. Action Required. All decisions shall be based on the findings required by BMC
17.108.040. Any conditions imposed shall be reasonable and designed to assure
attainment of the purposes and standards established by this title.
17.108.080 Notice and public hearing by historic preservation review commission.
A. Time of Hearing. Within three working days after acceptance of a complete
application for design review, the community development director shall set a date,
time, and place for the hearing. A public hearing shall be held within 60 days of receipt
of the application, unless the applicant agrees to a later date.
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B. Notice. Notice of a public hearing required by this chapter shall be given in the
following manner:
1. Posted Notice. Notices shall be posted at least 10 days prior to the hearing on the
site of the project.
2. Mailed or Delivered Notice. At least 10 days prior to the hearing, notice shall be
mailed to the applicant and all owners of property within 500 feet of the boundaries
of the site, as shown on the last equalized property tax assessment roll.
C. Public Hearing. At the time and place set for the public hearing, the commission shall
hear comments on the proposed design. The commission may continue a public
hearing without additional notice.
17.108.090 Effective date – Lapse and renewal – Alterations.
A. Effective Date. Design review decisions shall become effective at the end of the
appeal period, unless appealed as provided in Chapter 1.44 BMC.
B. Lapse of Approvals. Design approval shall lapse two years from its effective date
unless:
1. A building permit has been issued and construction diligently pursued; or
2. An occupancy permit has been issued; or
3. The approval is renewed.
C. Renewal. The community development director or the historic preservation review
commission, as the case may be, may renew design approval for a period of one year
upon determining that the findings made remain valid. Application shall be made in
writing prior to the lapse of the original approval, but no more than 120 days prior to that
date.
D. Changed Plans. The community development director or the historic preservation
review commission, as the case may be, may approve changes to approved plans or in
conditions of approval without a public hearing upon determining that the changes in
conditions are minor and are consistent with the intent of the original approval.
Revisions involving substantial changes in project design or conditions of approval shall
be treated as new applications.
17.108.100 Appeals.
A. Rights of Appeal and Review. Design review decisions of the community
development director may be appealed by any interested party to the historic
preservation review commission. Design review decisions of the historic preservation
review commission may be appealed, by any interested party, to the planning
commission.
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B. Procedures – Public Hearings. Procedures for appeals shall be as prescribed by
Chapter 1.44 BMC.
C. Limits on Appeals. Appeal decisions of the historic preservation review commission
shall be final.
17.108.110 Design review guidelines.
The historic preservation review commission may adopt guidelines for design review
consistent with the purposes of this chapter to facilitate the review process.
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