
 

File: AR 22-05 

    Architectural Review and  
Historic Preservation Board       
Agenda Report Meeting Date 11/16/2022 

 
DATE:  November 2, 2022  
 
TO: Architectural Review and Historic Preservation Board  
 
FROM: Tina Wilson, Associate Planner, 530-879-6807, tina.wilson@chicoca.gov 
 Community Development Department 
   
RE: Architectural Review 22-05 (Cussick Apartments); APN 042-450-022 

 
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 22-05 (Cussick 
Apartments), subject to the recommended conditions therein. 
 
BACKGROUND  
 
The applicant proposes to construct a 76-unit apartment complex, and associated site 
improvements including outdoor amenities, parking, and landscaping on an approximately 
3.23-acre site west of the intersection of Cussick and W. East Avenues (see Attachment A, 
Location Map). The site is designated Medium Density Residential (MDR) on the City of Chico 
General Plan Land Use Diagram and zoned Medium Density Residential (R2) and within the 
Corridor Opportunity Site (-COS) overlay zone. 
 
The proposed apartment complex would consist of six three-story and one two-story 
contemporary buildings. A community building would be centrally located on the site with 
outdoor amenities including a tot lot, benches, pergola, and community garden. A half-court 
basketball area and fenced dog park would be located on the northwest side of the site (see 
Attachment B, Project Description and Attachment C, Site Plan). The site is currently vacant. 
Surrounding land uses include single-family residences to the north and west, single-family 
and commercial veterinary uses to the east, and medical offices to the south. 
 
ANALYSIS 
 
The proposal is for the construction of a 76-unit apartment complex. The common open space 
has pedestrian access and is dispersed around the development, with a community building 
centrally located within the complex, outdoor seating, an enclosed dog park, bicycle parking, 
a community garden with raised planter beds, a half-court basketball play area, and other 
outdoor amenities. 
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Corridor Opportunity Site (-COS) Overlay Zone  
The -COS overlay zone is intended to encourage mixed use development of medium-and high-
density residential and commercial land uses and to promote increased density and 
transportation patterns that do not rely solely on the automobile. The development standards 
of the -COS overlay zone are designed to encourage a safe and pleasant pedestrian 
environment with an attractive streetscape and limited conflicts between vehicles and 
pedestrians. Residential projects within the -COS overlay zone must be developed at or above 
the midpoint range of the primary zoning district designation. Development standards specific 
to the -COS overlay zone include criteria regarding density, maximum height limit, and off-
street parking reduction. Regarding density, residential projects within the -COS overlay zone 
range from 15 dwelling units per acre minimum to a maximum of 70 dwelling units per acre. 
 
Density  
Pursuant to CMC Section 19.42.040, Table 4-5, the allowable density range of the R2 zoning 
district is 6 to 14 dwelling units per acre. As noted above, the Corridor Opportunity Site overlay 
increases the density range of this site to 15 to 70 dwelling units per acre. With 76 residential 
units proposed as part of the project, the density would be 23.5 dwelling units per acre and 
within the range required by the -COS overlay zone. 
 
Parking  
Pursuant to CMC Section 19.70.040, multi-family housing projects within Corridor Opportunity 
Site overlay zones are required to provide 1 parking space per each one-bedroom unit and 1.5 
spaces per each unit with two bedrooms or more. Based on these requirements, 110 parking 
spaces would be required for the proposed project. A total of 145 vehicle parking spaces are 
provided, meeting requirements for the minimum number of spaces. In addition, a total of 76 
bicycle parking spaces are required and 76 are provided, meeting requirements. 
 
Architectural Design 
As conditioned, the project complies with all development standards including lot size, site 
coverage, setbacks and building height. The exterior of the proposed three-story apartment 
buildings would be a variety of earth tones with yellow, orange, and blue contrast and a variety 
of materials. The exterior materials would be a combination of stucco and HardiePlank siding. 
Architectural accents would be incorporated, providing an aesthetically appealing, 
contemporary exterior with low-pitched hip roofs that blend with the character of the 
surrounding neighborhood (see Attachment D, Architectural Elevations). Planning staff will 
present the color and materials boards at the upcoming meeting. The color and materials 
boards and renderings of the proposed apartment complex have been attached to the report 
(see Attachment E, Material Color Boards and Renderings). 
 
Lighting and Landscaping 
The landscape plan proposes a variety of native oaks and other trees and plants (see 
Attachment F, Landscape Plan). A total of 84 new trees would be planted onsite, including 
redbud, gingko biloba, and oak trees.  
 
Exterior lighting would include parking lot lights with a finished height of 18 feet and wall-
mounted downlights on the buildings. Lighting design will be required to minimize glare and 
spillover impacts while still maintaining a safe atmosphere.  
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DISCUSSION 
 
General Plan Goals, Policies and Actions 
The Medium Density Residential land use designation is generally characterized by duplexes, 
small apartment complexes, single-family attached homes such as town homes and 
condominiums, and single-family detached homes on small lots. The proposed project is for 
the construction of a 76-unit apartment complex, and associated site improvements including 
outdoor amenities, parking, and landscaping on an approximately 3.23-acre site. The 
apartment complex would consist of six three-story and one two-story contemporary buildings 
with 76 units ranging including one-, two-, three-, and four-bedroom units. The proposal is 
consistent with General Plan goals and policies that facilitate increased density and intensity 
of development in Corridor Opportunity Sites (LU-5.1), support new development within the 
Corridor Opportunity Sites to support ridership (CIRC-5.2.1), and enable sufficient housing 
construction to meet future needs (Housing Element 2022 Policy 4.1). 
 
Consistency with Design Guidelines Manual 
The design intent of the Multi-Family Residential project type ranges from duplexes and 
triplexes to large multi-unit apartment buildings. The proposed housing project provides for 
much needed housing options for people in the community. The design of the project provides 
amenities for the people who would live in the proposed apartment complex. The common 
open space has pedestrian access and is dispersed around the development, with a 
community building centrally located within the complex, outdoor seating, an enclosed dog 
park, bicycle parking, a community garden with raised planter beds, a half-court basketball 
play area, and other outdoor amenities (DG 4.1.42, 4.1.45). This encourages individuals to 
make use of the open space by setting it in a meaningful relationship with its surroundings. 
Lighting design will be required to minimize glare and spillover impacts while still maintaining 
a safe atmosphere (DG 1.5.14, 1.5.15). The overall plan has the character, scale, and quality 
expected of new architecture in the City of Chico by the Chico Municipal Code and by the 
Design Guidelines (DG 1.2.11).  
 
Environmental Review 
The project has been determined to be categorically exempt under CMC Section 1.40.220 and 
pursuant to the California Environmental Quality Act (CEQA) Guidelines Section 15332 (Infill 
Development Projects). Consistent with this exemption, the project site is less than five acres, 
surrounded by urban uses, and can be adequately served by all required utilities and public 
services. 
 
REQUIRED FINDINGS FOR APPROVAL 
 
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. 
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The proposal is for the construction of a 76-unit apartment complex, and associated 
site improvements including outdoor amenities, parking, and landscaping, on property 
designated Medium Density Residential (MDR) on the City of Chico General Plan Land 
Use Diagram. The proposal is also consistent with General Plan goals and policies that 
facilitate increased density and intensity of development in Corridor Opportunity Sites 
(LU-5.1), support new development within the Corridor Opportunity Sites to support 
ridership (CIRC-5.2.1), and enable sufficient housing construction to meet future needs 
(Housing Element 2022 Policy 4.1). 
 

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 proposed structures have meaningful architectural character and high-quality 
design elements. The proposed landscaping and configuration of the parking area help 
to minimize the views of automobiles (DG 1.1.14). The common open space has 
pedestrian access and is dispersed around the development, with a community building 
centrally located on the site with outdoor amenities including a tot lot, benches, pergola, 
and community garden. Other outdoor amenities include a dog park and half-court 
basketball (DG 4.1.42, 4.1.45). This encourages individuals to make use of the open 
space by setting it in a meaningful relationship with its surroundings. Lighting design 
will be required to minimize glare and spillover impacts while still maintaining a safe 
atmosphere (DG 1.5.14, 1.5.15). The overall plan has the character, scale, and quality 
expected of new architecture in the City of Chico by the Chico Municipal Code and by 
the Design Guidelines (DG 1.2.11). 

 
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 type of construction of the apartment building would be wood frame supported by 

perimeter foundations. The exterior materials would be a combination of stucco and 
HardiePlank siding. Architectural accents would be incorporated, providing an 
aesthetically appealing, contemporary exterior with low-pitched hip roofs that blend with 
the character of the surrounding neighborhood. 

  
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 apartment complex buildings are predominantly sited close to Cussick 

and W. East Avenues. Parking is provided along a loop with an access driveway on 
each street at points furthest from the intersection. Four of the seven buildings are sited 
along W. East Avenue where they are located farthest from neighboring single-family 
residences. In addition, outdoor amenities such as the dog park and interior access 
drive aisle would create a buffer between surrounding existing development and most 
of the proposed buildings. Consequently, the development should not unnecessarily 
block views from other structures or dominate its surroundings (DG 1.2.13). 
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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 apartment complex and outdoor 
amenities, 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 
project shall comply with Architectural Review 22-05 (Cussick Apartments). 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. The site and landscape plans submitted for construction shall show parking set 
back a minimum of six feet from the common property line shared with the R1-
zoned properties to the north, with a landscaped planter as a buffer, in compliance 
with CMC 19.70.060(E)(3)(b). 

4. 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. 

5. All exterior lighting shall be shielded and directed downward to avoid light spillage 
onto adjacent properties.  

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

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. 
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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.   

 
8. To minimize potential impacts to existing trees along the alignment of the proposed 

CMU wall, all excavation within the dripline of any tree not approved for removal 
shall be done by hand tools. 

9. If during ground disturbing activities, any bones, pottery fragments or other potential 
cultural resources are encountered, the applicant or their supervising contractor 
shall cease all work within the area of the find and notify the Community 
Development Department at 879-6800. A professional archaeologist who meets the 
Secretary of the Interior’s Professional Qualification Standards for prehistoric and 
historic archaeology and who is familiar with the archaeological record of Butte 
County, shall be retained by the applicant to evaluate the significance of the find. 
Community Development Department 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. 
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 Community Development 
Department, including recommendations for total data recovery, Tribal monitoring, 
disposition protocol, or avoidance, if applicable. All measures determined by the 
Community Development Director 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. 

10. 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) 
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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. 

 
PUBLIC CONTACT 
Public notice requirements are fulfilled by mailing a 10-day public hearing notice to all 
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 (4) 
Mike Sawley, Principal Planner 
Marie Demers, Housing Manager 
Tina Wilson, Associate Planner 
File: AR 22-05 
External (5) 
George Schmidbauer, Email: georgeschmidbauer@gmail.com  
Danco Communities, Attention: Chris Dart, 5251 Ericson Way, Arcata, CA 95521, Email: 
cdart@danco-group.com  
DG Group Architecture, Attention: Douglas Gibson, 430 E. State Street, Suite 100, Eagle, ID 
83616, Email: douglasg@tpchousing.com  
East Avenue Properties, LLC, 575 Manzanita Avenue, Chico CA 95926, Email(s): 
bbowen575@yahoo.com and bbowen1744@yahoo.com 
 
ATTACHMENTS 

A. Location Map 
B. Project Description  
C. Site Plan 
D. Architectural Elevations 
E. Material Color Boards and Renderings 
F. Landscape Plan 
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