
 

File: AR 19-13 

   Architectural Review  
and Historic Preservation Board       
Agenda Report Meeting Date 7/10/2019 

 
DATE: June 10, 2019  
 

TO: Architectural Review and Historic Preservation Board  
 

FROM: Shannon Costa, Associate Planner, (879-6807, shannon.costa@chicoca.gov)  
 Community Development Department 
 

RE: Mangrove Commercial (AR 19-13), 1030 Mangrove Avenue, APN 003-220-051  

 

RECOMMENDATION 
 

Staff recommends that the Architectural Review and Historic Preservation Board adopt the 
required findings contained in the agenda report and approve the proposed project, subject 
to the recommended conditions. 
 
Proposed Motion 
 

I move that the Architectural Review and Historic Preservation Board adopt the required 
findings contained in the agenda report and approve Architectural Review 19-13 (Mangrove 
Commercial), subject to the recommended conditions. 
 
BACKGROUND 
 
The applicant proposes to construct a new two story, mixed use commercial building. The 
site is located on the east side of Mangrove Avenue, approximately 415-feet south of the 
intersection of Mangrove Avenue and E. 1st Avenue (see Attachment A, Location Map and 
Attachment B, Site Plan). The site is zoned CC-COS (Community Commercial with Corridor 
Opportunity Site) and is designated Commercial Mixed Use by the General Plan.  
 
The proposed development includes demolition of the existing commercial building and 
reconstruction of a new building within the same footprint. The drive-through facility is an 
existing, allowed use, authorized under a previously-approved use permit. The drive-through 
use would maintain compliance with all previously imposed conditions of approval and the 
approved site plan.  
 
DISCUSSION 
 
The proposed building would be 7,000 square feet in size, and includes space for restaurant, 
retail and office uses (see Attachment C, Project Description). The proposal would utilize 
many of the existing site improvements, including vehicle parking and access, trash 
enclosure, and site lighting.  
 
The site plan situates the building at the middle of the site, separated from the public right-of-
way by the drive-through aisle and landscaping planter. The site is accessed by two entry 
points from Mangrove Avenue, each shared by adjacent uses. A total of 35 vehicle parking 
spaces are provided on site, satisfying the minimum parking requirement for the proposed 
mix of uses. Two inverted-U bike racks would be installed between the building and the 
public right-of-way. The frame of an existing ground-mounted sign is located near the front 
property line and appears to exceed the allowable height for ground-mounted signs in the CC 
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zoning district. A condition of approval is recommended (see Condition of Approval #5) that 
the existing sign frame be removed, and that all new signage shall comply with CMC 19.74 
(Signs).  
 
The proposed elevations exhibit an agrarian architectural design including board-and-batten 
siding, standing seam metal roof and single-hung second story windows (see Attachment D, 
Elevations). The building would be rectangular in shape and reach 32-feet at the highest 
point. The southerly building elevation would feature a gable roof while the northerly 
elevation would feature both a flat roof and gable roof. The building’s exterior finish would be 
black-brown (“Black Fox”) with white trim (“Cloud White”). The metal roof would be dark 
bronze (“Dark Bronze”) and aluminum window systems would be red (“Redwood”) (see 
Attachment E, Colors and Materials). Sloped metal awnings are proposed over storefront 
entries and a flat metal awnings would provide cover at the drive-through window. An 
existing trash enclosure is located in the northwesterly corner of the site, and a condition of 
approval is recommended (see Condition of Approval #6) that the enclosure be painted to 
match the main building. White gooseneck wall-mounted light fixtures are proposed at 
various locations around the building. Existing parking lot light poles would be retrofitted with 
LED fixtures to illuminate the customer parking area (see Attachment F, Photometrics Plan). 
 
The landscape plans call for improvements to existing landscape planters, including 
extensive screening for the drive-through aisle (see Attachment G, Landscape Plan). 
Plantings would be a mix of low to medium water demand, including shrubs, grasses and 
groundcover. Three trees are identified for removal, including two liquid amber trees and one 
celtis tree. All tree removal is subject to the City’s Tree Preservation Regulations (CMC 
16.66), including A total of 25 new trees would be planted on site, including Chinese pistache 
and Canary Island pine. A variety of tree species would provide shade for the vehicle parking 
area, which is estimated to reach 55-percent at full tree maturity.  
 
ANALYSIS 
 
The project proposes a revitalization of an existing blighted property in the Mangrove Avenue 
Corridor Opportunity Site. The proposed project would implement General Plan goals and 
policies that support intensifying and redeveloping opportunity sites. The proposal is 
consistent with several General Plan policies, including those that encourage compatible infill 
development (LU-5.1, LU-2.4 and LU-4) and encourage positive neighborhood contributions 
(LU-4.4). The project is also consistent with goals and policies to enhance Chico’s long-term 
prosperity (ED-1) and ensure that regulations and permitting processes for the conduct of 
commerce do not unreasonably inhibit local business activity (ED-1.3).  Using the existing 
access driveways is consistent with policy CIRC-1.1 which calls for minimizing new 
driveways on larger streets.    
 
As mentioned, the proposal utilizes the existing drive-through layout of the site, limiting the 
orientation and scale of the new building. Because of that, the building is challenged by 
Design Guidelines (DGs) that call for varied building depth to avoid long, unarticulated 
elevations, as seen on the building’s northerly elevation. Design Guideline consistency is 
ultimately achieved through scale and character that does not overwhelm the surrounding 
neighborhood, enhanced landscaping, and minimizing views of parking areas from the public 
right-of-way (DG 1.2.13, 1.1.14, 2.1.25, 2.1.26 and 2.1.27). Covered storefront entries create 
a sense of focus so people may easily find the entrance (DG 2.2.23) and building materials 
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reinforce a sense of permanence, history and place (DG 1.2.32). Roof-mounted HVAC 
systems are hidden from public view within parapet walls (DG 2.2.28) and safe and 
convenient bicycle and pedestrian connections are provided (DG 2.1.21). For additional DG 
consistency analysis, see the applicant’s project description, Attachment B. 
 
REQUIRED FINDINGS FOR APPROVAL 
 
Environmental Review 
 

This project is categorically exempt from the California Environmental Quality Act (CEQA), 
pursuant to CEQA Guidelines Section 15302 (Replacement of Reconstruction). Consistent 
with this exemption, the project involves the replacement of and existing commercial 
structure with a new structure of substantially the same size, purpose and capacity, located 
on the same site as the previous structure.  
 
Architectural Review 
 

According to the Chico Municipal Code Section 19.18.060, the Architectural Review and 
Historic Preservation Board shall determine whether or not a project adequately meets 
adopted City standards and design guidelines, based upon the following findings: 
 
1. The proposed development is consistent with the General Plan, any applicable specific 

plan, and any applicable neighborhood or area plans. 
 

The project proposes a revitalization of an existing blighted property in the Mangrove 
Avenue Corridor Opportunity Site. Opportunity Sites are identified in the General Plan as 
areas expected to be the focus of change and revitalization. The proposed project would 
implement General Plan goals and policies that support intensifying and redeveloping 
opportunity sites. The proposal is consistent with several General Plan policies, including 
those that encourage compatible infill development (LU-5.1, LU-2.4 and LU-4) and 
encourage positive neighborhood contributions (LU-4.4). The project is also consistent 
with goals and policies to enhance Chico’s long-term prosperity (ED-1) and ensure that 
regulations and permitting processes for the conduct of commerce do not unreasonably 
inhibit local business activity (ED-1.3).  Using the existing access driveways is consistent 
with policy CIRC-1.1 which calls for minimizing new driveways on larger streets.    

 
2. The proposed development, including the character, scale, and quality of design are 

consistent with the purpose/intent of this chapter and any adopted design guidelines. 
 

The purpose and intent of CMC 19.18 (Site Design and Architectural Review) is to 
promote the general health, safety, welfare and economy of residents in the community 
through orderly harmonious development, enhancing the desirability of residence or 
investment in the City and to promote visual environments that are of high aesthetic 
quality and variety. Design Guideline consistency is achieved through enhanced 
landscaping and building placement, minimizing views of parking areas from the public 
right-of-way (DG 1.1.14, 2.1.25, 2.1.26 and 2.1.27). The proposed building is of a size 
and scale that does not overwhelm the surrounding neighborhood (DG 1.2.13), and 
covered storefront entries create a sense of focus so people may easily find the entrance 
(DG 2.2.23). Roof-mounted HVAC systems are hidden from public view within parapet 
walls (DG 2.2.28) and safe and convenient bicycle and pedestrian connections are 
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provided (DG 2.1.21). Overall, the proposed project is consistent with the purpose and 
intent of CMC 19.18.  
 

3. The architectural design of structures, including all elevations, materials and colors are 
visually compatible with surrounding development.  Design elements, including screening 
of equipment, exterior lighting, signs, and awnings, have been incorporated into the 
project to further ensure its compatibility with the character and uses of adjacent 
development. 

 
The design, materials and colors of the proposed new building are visually compatible 
with surrounding commercial development and would provide much needed 
enhancement to the Mangrove Avenue corridor. Exterior equipment will be properly 
screened from view by roof parapets, landscaping or painted to match approved colors. 
The project utilizes site improvements that have existing compatibly at this location for 
many years, including site lighting, access and landscape planters.  

 
4. The location and configuration of structures are compatible with their sites and with 

surrounding sites and structures, and do not unnecessarily block views from other 
structures or dominate their surroundings. 

   
The location and configuration of the proposed structure is compatible with existing 
surrounding uses. The building would occupy the same footprint as the previous 
development and would not unnecessarily block views or dominate its surroundings. The 
drive through lane will be adequately screened by new and existing landscaping.  

 
5. The general landscape design, including the color, location, size, texture, type, and 

coverage of plant materials, and provisions for irrigation and maintenance, and protection 
of landscape elements, have been considered to ensure visual relief, to complement 
structures, and to provide an attractive environment. 
 
The proposed landscaping will provide visual relief around the new building and would 
provide much-needed landscape improvements to the site. Particular attention is paid to 
the drive-through aisle, and new trees would shade the existing parking area. The 
proposed landscape would provide an attractive environment to an existing blighted 
building.  

 
RECOMMENDED CONDITIONS OF APPROVAL 

 
1. All approved building plans and permits shall note on the cover sheet that the project 

shall comply with AR 19-13 (Mangrove Commercial). No building permits related to 
this approval shall be finaled without authorization of Planning staff. 
 

2. The proposed landscape plan may be modified as necessary to comply with Low 
Impact Development (LID) requirements, as promulgated under Chico Municipal 
Code Section 15.50.  
 

3. All wall-mounted utilities and roof or wall penetrations, including vent stacks, utility 
boxes, exhaust vents, gas meters and similar equipment, shall be screened by 
appropriate materials and colors.  Adequate screening shall be verified by planning 
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staff prior to issuance of a certificate of occupancy. 
 

4. All new electric, telephone, and other wiring conduits for utilities shall be placed 
underground in compliance with CMC 19.60.120. 
 

5. The existing ground-mounted sign frame shall be removed, and all new signage shall 
be permitted through a separate sign permit in compliance with CMC 19.74 (Signs).  
 

6. The existing trash enclosure shall be painted to match the main structure.  
 

7. As required by CMC 16.66, trees removed shall be replaced as follows: 
 

a. On-site.  For every six inches in DBH removed, a new 15 gallon tree shall be 
planted on-site. Replacement trees shall be of similar species, unless otherwise 
approved by the urban forest manager, and shall be placed in areas dedicated for 
tree plantings.  New plantings’ survival shall be ensured for three years after the 
date of planting and shall be verified by the applicant upon request by the director.  
If any replacement trees die or fail within the first three years of their planting, 
then the applicant shall pay an in-lieu fee as established by a fee schedule 
adopted by the City Council. 
 

b. Off-site.  If it is not feasible or desirable to plant replacement trees on-site, 
payment of an in-lieu fee as established by a fee schedule adopted by the City 
Council shall be required. 
 

c. Replacement trees shall not receive credit as satisfying shade or street tree 
requirements otherwise mandated by the municipal code. 
 

d. Tree removal shall be subject to the in-lieu fee payment requirements set forth by 
Chico Municipal Code (CMC) 16.66 and fee schedule adopted by the City 
Council. 
 

e. All trees not approved for removal shall be preserved on and adjacent to the 
project site.  A tree preservation plan, including fencing around drip lines and 
methods for excavation within the drip lines of protected trees to be preserved 
shall be prepared by the project developer pursuant to CMC 16.66.110 and 
19.68.060 for review and approval by planning staff prior to any ground-disturbing 
activities.   

 
PUBLIC CONTACT 
 

A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of 
the site, a legal notice was published in the Chico Enterprise Record and a notice was 
posted on the project site at least 10 days prior to this ARHPB meeting. As of the date of this 
report no comments have been received in response to the public notice. 
 
 
ATTACHMENTS 

A. Location Map 
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B. Site Plan  
C. Project Description 
D. Elevations  
E. Colors and Materials  
F. Photometrics Plan  
G. Landscape Plans  

 
DISTRIBUTION 
Internal (3) 
Mike Sawley, Senior Planner 
Shannon Costa, Associate Planner 
Files:  AR 19-13 (Mangrove Commercial) 
 
External 
Scott Gibson, email: scottg@sgarchitect.net 
Pacific Property Group, email: kent@pacificpropertiesgroup.com 
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