Architectural Review and
Historic Preservation Board
Agenda Report

Meeting Date 05/19/2021

DATE:

May 5, 2021

TO:

Architectural Review and Historic Preservation Board

FROM:

Tina Wilson, Associate Planner, 530-879-6807, tina.wilson@chicoca.gov

RE:

Architectural Review 21-06 (North Fork Storage); Thorntree Drive, APN 016-200122-000

File: AR 21-06

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 21-06 (North Fork
Storage), subject to the recommended conditions therein.
BACKGROUND
The applicant proposes to construct approximately 61,000 square feet of new mini storage
rental space and an approximately 1,800 square-foot rental office / caretaker’s residence on
an undeveloped 7.0-acre site located at the southerly side of Thorntree Drive, approximately
700 feet east of Cohasset Road (see Attachment A, Location Map). The site is designated
Industrial/Office Mixed-Use on the City of Chico General Plan Land Use Diagram and zoned
IOMU (Industrial Office Mixed-Use).
The proposed project is comprised of five one-story mini storage buildings and one rental office
/ caretaker’s residence to be constructed in two phases. Phase One would include the rental
office / caretaker’s residence, Building A, and Building B. Phase Two would include Building
C, Building D, and Building E. Buildings A, B, and C would each be 14,000 square feet, while
Buildings D and E would each be 9,332 square feet (see Attachment B, Project Description
and Attachment C, Site Plan). The site is currently vacant. Surrounding land uses include the
Sycamore Creek Federal Setback Levee to the south and vacant parcels to the east and west.
ANALYSIS
The building to house both the caretaker’s residence and rental office would be located at the
northwest corner of the site, west of the access driveway from Thorntree Drive. A wrought iron
vehicle security gate and fence would separate the access to the residence and office from the
five mini-storage buildings. The mini-storage buildings would be located parallel to one another
with vehicular and pedestrian access around them. A six-foot tall, galvanized chain link security
fence would surround the mini-storage buildings to both the east and west. The southerly third
of the project site would primarily be left in open space.
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Parking
Pursuant to CMC Section 19.70.040, personal or mini storage projects are required to provide
one off-street parking space for an on-site manager/caretaker, plus one off-street parking
space for each 375 square feet of office space, with a minimum of three spaces. The proposed
office area is 270 square feet. The project would provide four parking spaces accessible to
visitors to the project site, and two covered parking spaces within an attached garage on the
south side of the caretaker’s residence / rental office building, meeting requirements.
Covered bicycle parking is proposed under the covered porch on the south side of the
caretaker’s residence / rental office building, meeting requirements.
Architectural Design
The project complies with all development standards including lot size, site coverage, setbacks
and building height. The proposed one-story buildings would be white with green metal roofing,
similar to the Eaton Road Storage project (see Attachment D, Photos of Eaton Road Storage
Project Site, Exterior Elevations of Mini-Storage Buildings, Floor Plan of Caretaker’s
Residence, and Exterior Elevations of Caretaker’s Residence).
Lighting and Landscaping
The landscape plan proposes a variety of native and drought tolerant trees and plants (see
Attachment E, Landscape Plan). A total of 34 new trees would be planted onsite, including
oak and sycamore trees. The City’s Urban Forester recommends replacing the seven crape
myrtle trees with different species, as noted in recommended condition of approval No. 6. A
selection of shrubs having vibrant colors would be planted near building entrances and along
the street frontage, further enhancing the aesthetic appeal of the site. Exterior lighting would
include one parking lot light with a finished height of 14 feet, wall-mounted downlights on the
buildings, and concealed ground-mounted lighting for the monument sign.
DISCUSSION
General Plan Goals, Policies and Actions
The Industrial Office Mixed Use land use designation accommodates a wide range and
combination of light industrial and office development. Light industrial development often
stands alone. Live-work uses, such as the proposed caretaker’s residence for the project site,
may be permitted with special consideration for compatibility with predominant uses, such as
the proposed mini-storage buildings.
The proposed project is consistent with General Plan goals and policies that enhance Chico’s
long-term prosperity (ED-1), provides a needed service in the community especially as people
rebuild after the Camp Fire (LU-2), and is very compatible near the airport whereas other land
uses are constrained (CIRC-6.1.1).
Consistency with Design Guidelines Manual
The design intent of the Industrial Office Mixed Use project type is to balance functional needs
with aesthetics. A pedestrian-friendly environment is achieved by placing the residential / office
building near the street frontage on Thorntree Drive (DGs 1.1.13 and 1.1.15). Lighting has
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been designed to promote safety and security and minimize light spillage and glare offsite (DG
1.5.14 and 6.2.24). Pre-manufactured colors of the roll-up doors of the storage units offer
continuity in both colors and materials (DG 6.2.33).
REQUIRED FINDINGS FOR APPROVAL
Environmental Review
The project falls within the scope of the Mitigated Negative Declaration (MND) prepared for the
Thorntree Grading and Mini Storage Project (ER 19-01, SCH#: 2019089050) adopted by the
City in September 2019, and as addended by the City in June 2020. Pursuant to Section 15162
of the California Environmental Quality Act (CEQA) Guidelines, no subsequent environmental
review is necessary.
The Mitigated Negative Declaration and Mitigation Monitoring Program is included as
Attachment F of this report and all mitigation measures have been included as conditions of
approval. Correspondence received during the public review period are provided under
Attachment G. The agency comments are routine in nature and do not refute any conclusions
of the environmental documentation.
Architectural Review
According to 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 proposal is for the construction of approximately 61,000 square feet of mini-storage
buildings, including a caretaker’s residence / rental office building, on a vacant property
designated Industrial/Office Mixed-Use on the City of Chico General Plan Land Use
Diagram. The proposal is also consistent with General Plan goals and policies that
enhance Chico’s long-term prosperity (ED-1), provides a needed service in the
community especially as people rebuild after the Camp Fire (LU-2), and is very
compatible near the airport whereas other land uses are constrained (CIRC-6.1.1).

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 project would use materials that are common for this type of development, and are
compatible with existing development in the neighborhood (including other mini-storage
facilities and metal industrial and commercial buildings), as called for by the purpose of
Chapter 19.18 of the Chico Municipal Code. The project is consistent with the Design
Guidelines Manual, particularly the following guidelines:
DG 1.1.15 –

Place buildings close to streets to reinforce a pedestrian-friendly
environment depending on the size and traffic capacity of the adjacent
streets. For instance, the quieter the street, the closer the buildings may
come to the street and public sidewalk. Conversely, buildings may be
placed further away from busier streets.

Architectural Review 21-06 (North Fork Storage)
ARHPB Mtg. 05/19/2021
Page 4 of 7

DG 1.5.14 –
DG 6.1.50 –

DG 6.2.13 –

DG 6.2.24 –
DG 6.2.33 –

3.

Incorporate the minimum [lighting] intensity necessary for safety and
security to minimize glare impacts and energy consumption.
Incorporate design features that foster a sense of security through
features that may include: landscaping, parking lot access, and
pedestrian circulation improvements that facilitate surveillance from the
street and from neighboring structures...
Incorporate a human scale and form for building masses near primary
entrances, street frontages, or where industrial projects transition to
non-industrial uses such as residential or smaller scale commercial
projects.
Prioritize downwash techniques, rather than uplighting, to avoid light
pollution into night skies.
Select pre-manufactured colors of loading bays and roll-up doors that
are coordinated with the exterior color of the primary structures.

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 proposed mini-storage facility includes complementary pre-finished metal siding
and roofing colors, along with a stucco finish compatible with the storage buildings. The
AC condenser is screened by a small fence. Exterior lighting consists of full cutoff
security and parking lighting of limited intensity, along with small architectural fixtures
near pedestrian use areas.

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 proposed structures are placed close to the street frontage, and parking is provided
to the side of the residence/office building. All buildings are single-story construction
and should not block views from other structures or dominate their surroundings.

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 landscape design includes a variety of trees and shrubs with moderate to low water
use. The design will complement the proposed structures, help to screen certain
portions of the site, and provide sufficient visual relief to create an attractive
environment.

RECOMMENDED CONDITIONS OF APPROVAL
1. The front page of all approved building plans shall note in bold type face that the
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project shall comply with Architectural Review 21-06 (North Fork Storage). No
building permits related to this approval shall receive final approval without prior
authorization of Community Development Department Planning staff.
2. All development shall comply with all other State and local Code provisions,
including those of the City of Chico Community Development and Public Works
Departments. The permittee is responsible for contacting these offices to verify the
need for compliance.
3. All approved building plans and permits shall note that 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. All parapet caps and other metal flashing shall be painted, consistent with
the approved building colors. Adequate screening shall be verified by Planning staff
prior to issuance of a certificate of occupancy.
4. All exterior lighting shall be shielded and directed downward to avoid light spillage
onto adjacent properties.
5. All new electric, telephone, and other wiring conduits for utilities shall be placed
underground in compliance with CMC 19.60.120.
6. The landscape plan shall be modified to replace the proposed crape myrtle trees
with species approved by the City’s Urban Forester.
7. The applicant shall defend, indemnify, and hold harmless the City of Chico, its
boards and commissions, officers and employees against and from any and all
liabilities, demands, claims, actions or proceedings and costs and expenses
incidental thereto (including costs of defense, settlement and reasonable attorney’s
fees), which any or all of them may suffer, incur, be responsible for or pay out as a
result of or in connection with any challenge to or claim regarding the legality,
validity, processing or adequacy associated with: (i) this requested entitlement; (ii)
the proceedings undertaken in connection with the adoption or approval of this
entitlement; (iii) any subsequent approvals or permits relating to this entitlement;
(iv) the processing of occupancy permits and (v) any amendments to the approvals
for this entitlement. The City of Chico shall promptly notify the applicant of any
claim, action or proceeding which may be filed and shall cooperate fully in the
defense, as provided for in Government code section 66474.9.
8. MITIGATION D.2 (Biological Resources): The project will incorporate the
avoidance and minimization measures (AMMs), standard best management
practices (BMPs) and other notification requirements identified in applicable
permits into project plans and specifications and/or contract documents.
Incorporation of these requirements will protect sensitive natural resources and
water quality from project impacts and ensure that the project will not jeopardize
the continued existence of special-status species.
MITIGATION MONITORING D.2: Planning and Engineering staff will require all
standard BMPs and AMMs to be incorporated into project plans prior to issuance
of any grading permit for the project.
9. MITIGATION Q.1. (Tribal Monitor): The applicant’s contractor shall, at no fiscal
cost to the applicant or applicant’s contractor, provide for the presence of a
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Mechoopda Indian Tribal Monitor during all earth moving and ground disturbing
activities. The applicant shall provide the contractor’s contact information for the
purpose of providing direct information to the Tribal Monitor regarding project
scheduling and safety protocol, as well as project scope, location of construction
areas, and nature of work to be performed. The determination to be present for any,
some, or all construction activities shall be at the discretion of the Tribal Monitor.
MITIGATION MONITORING Q.1: Planning staff will verify that the above wording
is included on construction plans. Should tribal cultural resources be encountered,
the supervising contractor shall be responsible for reporting any such findings to
Planning staff, and contacting a professional archaeologist, in consultation with
Planning staff, to evaluate the find.
10. MITIGATION Q.2. (Inadvertent Discovery): If during ground disturbing activities,
any potentially prehistoric, protohistoric, and/or historic cultural resources are
encountered, the supervising contractor shall cease all work within 10 feet of the
find (100 feet for human remains) and notify the City. A professional archaeologist
meeting the Secretary of the Interior’s Professional Qualification Standards for
prehistoric and historic archaeology and being familiar with the archaeological
record of Butte County, shall be retained to evaluate the significance of the find.
City staff shall notify all local tribes on the consultation list maintained by the State
of California Native American Heritage Commission, to provide local tribes the
opportunity to monitor evaluation of the site. If human remains are uncovered, the
project team shall notify the Butte County Coroner pursuant to Section 7050.5 of
California’s Health and Safety Code. Site work shall not resume until the
archaeologist conducts sufficient research, testing and analysis of the
archaeological evidence to make a determination that the resource is either not
cultural in origin or not potentially significant. If a potentially significant resource is
encountered, the archaeologist shall prepare a mitigation plan for review and
approval by the City, including recommendations for total data recovery, Tribal
monitoring, disposition protocol, or avoidance, if applicable. All measures
determined by the City to be appropriate shall be implemented pursuant to the
terms of the archaeologist’s report. The preceding requirement shall be
incorporated into construction contracts and documents to ensure contractor
knowledge and responsibility for the proper implementation.
If paleontological resources are encountered during Project subsurface
construction, all ground-disturbing activities within 10 feet shall be redirected and a
qualified paleontologist contacted to assess the situation, consult with agencies as
appropriate, and make recommendations for the treatment of the discovery.
MITIGATION MONITORING Q.2: Planning staff will verify that the above wording
is included on construction plans. Should tribal cultural resources be encountered,
the supervising contractor shall be responsible for reporting any such findings to
Planning staff, and contacting a professional archaeologist, in consultation with
Planning staff, to evaluate the find.
PUBLIC CONTACT
Public notice requirements are fulfilled by mailing a 10-day public hearing notice to all
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landowners and residents within 500 feet of the site, by placing a notice on the project site and
by posting of the agenda at least 10 days prior to the ARHPB meeting. As of the date of this
report no comments have been received in response to the public notice.
DISTRIBUTION
Internal (3)
Mike Sawley, Principal Planner
Tina Wilson, Project Planner
File: AR 21-06
External (2)
Jill McMahon, 2865 Cactus Avenue, Chico, CA 95973, Email: donjilloffice@gmail.com
NorthStar, Attn: Nicole Ledford, 111 Mission Ranch Road, Suite 100, Chico, CA 95926, Email:
nledford@northstareng.com
ATTACHMENTS
A. Location Map
B. Project Description
C. Site Plan
D. Photographs of Eaton Road Storage Project Site, Exterior Elevations of Mini-Storage
Buildings, Floor Plan of Caretaker’s Residence, and Exterior Elevations of Caretaker’s
Residence
E. Landscape Plan
F. Mitigated Negative Declaration and Mitigation Monitoring Program
G. Correspondence

ALLISON

MEADOW RD

WHITCHURCH LN

VISPERA DR

CONTRACTORS DR

VIENTO DR

THORNTREE DR

PROJECT
SITE

COHASSET RD

¸

0

1,000

A

ER
GLACI P EA K LN

RA INIE
R

AVE
EN
S
AS

L

ES

E

E EATON RD

CE
R

VE

Feet

LN

AR 21-06 (North Fork Storage)
Thorntree Drive
APN 016-200-122-000

Attachment A

Attachment B

Attachment C
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Attachment E
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MITIGATED NEGATIVE DECLARATION
AND MITIGATION MONITORING
AND REPORTING PROGRAM
CITY OF CHICO PLANNING DIVISION

Based upon the analysis and findings contained within the attached Initial Study, a Mitigated
Negative Declaration and Mitigation Monitoring and Reporting Program is proposed by the City
of Chico Planning Division for the following project:
PROJECT NAME AND NUMBER: Thorntree Grading and Mini Storage (ER 19-01)
APPLICANT NAME:

Don Brown
2865 Cactus Avenue
Chico, Ca 95973

PROJECT LOCATION:

Southerly side of Thorntree Drive, approximately 700 feet easterly
of Cohasset Road, within the City of Chico city limits, APN 016200-122

PROJECT DESCRIPTION: The proposed project involves grading of an approximate 6.9-acre
area to facilitate the future development of the site with a personal storage facility (mini storage).
The grading will involve a cut volume of approximately 1,017 cubic yards with a fill volume of
approximately 8,550 cubic yards of material across the site. The types of equipment used for the
project may include, but are not limited to, a grader, dumb haul trucks, backhoe, excavator, and
work trucks. An upland flow conveyance ditch will be constructed along the eastern, southern,
and a portion of the western boundaries of the property. The conveyance ditch will be
approximately 10-feet wide and the base approximately 2-feet deep. The bottom of the bioretention basin will contain a subsurface drainage/storage layer consisting of gravel overlain with
a layer of soil. Native grasses will be planted along the slope of the basin to prevent erosion. The
basin will also include an outfall weir near its southern intersection with the upland flow ditch.
The project will maintain a distance of 15-feet away from the tow of the existing Sycamore Creek
Federal Setback Levee. With the addition of the 10-foot width for the upland flow conveyance
ditch the distance grading will maintain from the setback levee is 25-feet. The project is
approximately 110 feet away from the top of bank of Sycamore Creek and approximately 165 feet
from the centerline of Sycamore Creek.
The proposed grading is to facilitate the future development of the site with a personal storage
facility (mini storage). The project involves approximately 68,800 square feet of building footprint,
including five storage buildings and one office building. Access to the site would be provided by
a private driveway from Thorntree Drive. Other site improvements include landscaping, parking
areas and new lighting, such as pole-mounted box lights and building mounted pack-lights. Full
Site Design and Architectural Review in compliance with Chico Municipal Code (CMC) section
19.18 will be required at a future date, at which time detailed plans will be reviewed and
conditioned as necessary to ensure adherence to all applicable CMC development requirements.
FINIDING: As supported by the attached Initial Study there is no substantial evidence, in light of
the whole record before the agency, that the project will have a significant effect on the
environment if the following mitigation measures are adopted and implemented for the project:
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MITIGATION D.2 (Biological Resources): The project will incorporate the avoidance and
minimization measures (AMMs), standard best management practices (BMPs) and other
notification requirements identified in applicable permits into project plans and specifications
and/or contract documents. Incorporation of these requirements will protect sensitive natural
resources and water quality from project impacts and ensure that the project will not jeopardize
the continued existence of special-status species.
MITIGATION MONITORING D.2: Planning and Engineering staff will require all standard BMPs
and AMMs to be incorporated into project plans prior to issuance of any grading permit for the
project.
Implementation of the above mitigation measure and monitoring will avoid potential conflicts with
the nesting raptors, owls or migratory birds to a level that is considered less than significant
with mitigation incorporated.
MITIGATION Q.1. (Tribal Monitor): The applicant’s contractor shall, at no fiscal cost to the
applicant or applicant’s contractor, provide for the presence of a Mechoopda Indian Tribal Monitor
during all earth moving and ground disturbing activities. The applicant shall provide the
contractor’s contact information for the purpose of providing direct information to the Tribal
Monitor regarding project scheduling and safety protocol, as well as project scope, location of
construction areas, and nature of work to be performed. The determination to be present for any,
some, or all construction activities shall be at the discretion of the Tribal Monitor.
MITIGATION Q.2. (Inadvertent Discovery): If during ground disturbing activities, any potentially
prehistoric, protohistoric, and/or historic cultural resources are encountered, the supervising
contractor shall cease all work within 10 feet of the find (100 feet for human remains) and notify
the City. A professional archaeologist meeting the Secretary of the Interior’s Professional
Qualification Standards for prehistoric and historic archaeology and being familiar with the
archaeological record of Butte County, shall be retained to evaluate the significance of the find.
City staff shall notify all local tribes on the consultation list maintained by the State of California
Native American Heritage Commission, to provide local tribes the opportunity to monitor
evaluation of the site. If human remains are uncovered, the project team shall notify the Butte
County Coroner pursuant to Section 7050.5 of California’s Health and Safety Code. Site work
shall not resume until the archaeologist conducts sufficient research, testing and analysis of the
archaeological evidence to make a determination that the resource is either not cultural in origin
or not potentially significant. If a potentially significant resource is encountered, the archaeologist
shall prepare a mitigation plan for review and approval by the City, including recommendations
for total data recovery, Tribal monitoring, disposition protocol, or avoidance, if applicable. All
measures determined by the City to be appropriate shall be implemented pursuant to the terms
of the archaeologist’s report. The preceding requirement shall be incorporated into construction
contracts and documents to ensure contractor knowledge and responsibility for the proper
implementation.
If paleontological resources are encountered during Project subsurface construction, all grounddisturbing activities within 10 feet shall be redirected and a qualified paleontologist contacted to
assess the situation, consult with agencies as appropriate, and make recommendations for the
treatment of the discovery.
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MITIGATION MONITORING Q.1 and Q.2: Planning staff will verify that the above wording is
included on construction plans. Should tribal cultural resources be encountered, the supervising
contractor shall be responsible for reporting any such findings to Planning staff, and contacting a
professional archaeologist, in consultation with Planning staff, to evaluate the find.
Implementation of the above mitigation measure and monitoring will avoid potential conflicts with
the inadvertent discovery of Tribal Cultural and Cultural Resources on the site and will reduce
potential impacts to a level that is considered less than significant with mitigation
incorporated.
PROJECT APPLICANTS INCORPORATION OF MITIGATION INTO THE PROPOSED
PROJECT:
I have reviewed the Initial Study for The Gonzales Grading Plan (ER 18-01), and the mitigation
measures identified herein. I hereby modify the project on file with the City of Chico to include
and incorporate all mitigation set forth in this document.
______
Authorized Signature, Project Applicant
Don Brown
Prepared by:

Shannon Costa, Associate Planner
Community Development Department

Adopted via: ________________________________________

Date
______________________
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From:
To:
Subject:
Date:

Zaitz, Scott@Waterboards
Shannon Costa
RE: Comment received- MND Thorntree Grading
Monday, September 9, 2019 11:53:36 AM

Hi Shannon, the BRA is sufficient. I have printed and attached it to our letter in Butte County’s file.
Thanks much, Scott
From: Shannon Costa <shannon.costa@Chicoca.gov>
Sent: Monday, September 9, 2019 10:23 AM
To: Zaitz, Scott@Waterboards <Scott.Zaitz@waterboards.ca.gov>
Subject: Comment received- MND Thorntree Grading
Hi ScottI received your comments regarding the Mitigated Negative Declaration for the Thorntree Grading
and Mini Storage project located on Thorntree Drive in Chico, CA (SCH # 2019089050) (your letter
attached). Your comments indicate that the evaluation for jurisdictional waters needs to be
determined prior to any disturbance of the site. I do have a BRA (attached) for the project site
concluding that “no aquatic features within the project area that would be considered
jurisdictional”. Is this determination sufficient for you, or are your comment based on concerns
specific to this site?
Thank you,

Shannon Costa

Associate Planner
(530) 879-6807
City of Chico- Community Development Department
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