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Community Development Department

MEMORANDUM
Date: July 11,2014
To: Historic Preservation Review Commission
From: Suzanne Thorsen, Associate Planner
Re: DHCP - Strengths and Weaknesses
BACKGROUND:

The Historic Preservation Review Commission’s Priority List of Discussion Items,
identifies an update to the Downtown Historic Conservation Plan (DHCP) as a
priority and includes several sub-topics for discussion. These discussions will assess
the existing DHCP and identify areas of improvement so that the City will be
positioned to apply for grants that may become available to fund an update.

In order to address the sub-topics that have been identified within the
timeframe for the 2015 grant application cycle, staff hopes to agendize one to
two discussion topics for each meeting of the Commission through the end of
2014.

An update to the DHCP is not presently budgeted or scheduled, and must first
be authorized by the City Council.

On June 26, 2014, the Commission discussed the strengths and weaknesses of
the DHCP, based upon feedback previously provided in worksheets and
summarized in the corresponding agenda item. One member of the public also
spoke regarding the plan. Following the discussion, commissioners continued
this item to the July 24 HPRC meeting.

SUMMARY:
In addition to the feedback contained in the agenda item for June 26, the
following additional comments were provided at the meeting:

e Language of the planis ‘wishy-washy’ and should be more plain/direct. A
table or matrix would be helpful. However, adequate flexibility should be
retained for architectural design purposes.

o The DHCP conflicts with the Downtown Mixed Use Master Plan (DMUMP).

e The DHCP conflicts with the Secretary of Interior Standards.




o Ifis difficult for the average person to get information from the DHCP or to
understand what is allowed when the DHCP is reviewed together with the
DMUMP.

e There should be a reference to the Mills Act Program.

e The document should allow the user to look up a topic area of interest
without flipping back and forth to other sections.

e Regarding building additions, leeway should be given for the rear.

e Inreviewing the document, the user should be able to determine what
can or cannot be done, and what is likely to be approved.

e The glossary needs to be enhanced.

e The distinction between contributing and landmark should be clear, as
well as the applicability of the Secretary of Interior Standards to buildings
of differing designations.

FURTHER ACTION:

Continue discussion of the strengths and weaknesses of the DHCP, then direct
staff to update and retain the summary of strengths and weaknesses for
informational purposes in future discussion of the DHCP and preparation of
future grant applications to fund an update.

Aftachments:
o Agenda ltem (June 26, 2014)



Prior Agenda ltem
June 26, 2014



Community Development Department

MEMORANDUM
Date: June 17, 2014
To: Historic Preservation Review Commission
From: Suzanne Thorsen, Associate Planner
Re: DHCP — Commissioner Worksheet Responses
BACKGROUND:

On April 24, 2014 the Historic Preservation Review Commission approved the
Priority List of Discussion Items, which identifies an update to the Downtown
Historic Conservation Plan as a priority and includes several sub-topics for
discussion. The purpose of these discussions is to assess the existing DHCP and
identify the areas in need of improvement so that the City will be positioned to
apply for grants that may become available to fund an update. While
preliminary discussion may inform a scope of work for future efforts, it does not
constitute direction on the ultimate contents of an update, which must be
determined after further study and community engagement. An update to the
DHCP is not presently budgeted or scheduled, and must first be authorized by
the City Council.

Subsequently, on May 14, 2014 a worksheet was sent to the HPRC with
opportunities to provide feedback on the strengths and weaknesses of the
current DHCP. At the same time, discussion of this topic was scheduled for the
June 26 meeting. Four commissioners (Van Landschoot, McKee, Haughey and
Trumbly) responded with feedback on the document.

SUMMARY:

Feedback from the HPRC commissioners is compiled and summarized in the
body of this memorandum; individual responses are provided as an attachment.
This information is provided in order to inform and provide a framework for the
Commission’s discussion of the DHCP strengths and weaknesses at the June 24
meeting. Specific areas of detail that may arise during the course of the
discussion should be noted and a reference may be added to the priority list of

~ discussion items, which includes a schedule of sub-topics consideration at a
future date.




Purpose and Organization of the DHCP

Strengths

The City has a plan, which is a good thing.

Statements of intent, and the extent to which the document fulfills its
intent particularly at the time it was created.

For the most part it is possible to navigate the document, especially for
specific guidelines.

Weaknesses:

The plan is confusing and not in accordance with historic standards.

The organization should be updated, including a table of contents and
the ability to make it searchable (pdf).

The plan should be simplified.

There are inconsistencies within the plan.

Updated maps are necessary and should be coordinated with the
Downtown Mixed use Master Plan (DMUMP) and Zoning Ordinance.
There should be a clear reference to the list of (contributing and
landmark) historic buildings, which could be updated over time.

Tables 1 and 2 for Design Review processes need to be revisited and
replaced (e.g., non-historic structures).

There should be a linkage to appropriate CEQA exemptions.

The plan should be more explicit regarding relation of DHCP and
Secretary of Interior Standards to zoning codes when there are conflicts
(see p.30, which implies that DHCP prevails over zoning).

There should be reference to Secretary of Interior Standards which are the
base level guidance for any historic alteration; specific guidelines for sub-
areas should supplement or clarify the Secretary’s Standards.

A number of the appendices need to be incorporated into the body of
the document.

Ability to Understand and Use the Document

Strengths

The DHCP describes Benicia's unique areas and provides specific
guidelines for commercial and residential buildings.

Three types of downtown commercial buildings are addressed: Street Wall
Upper First Street, Street Wall Lower First Street, Setback Transitional area.
For residential, DHCP includes guidelines for new construction.

Weaknesses

Guidelines are scattered throughout the document and one might not
know where to look first for specific guidelines.

The guidelines are wordy/rambling. The writing is not concise and feels
though it is written for architectural historians, not the general public.
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The DHCP can be vague/confusing and has been interpreted in different
ways by different staff, commissioners, and community members.

It is unclear whether the text defining the policies is relevant to the
guidelines (see above).

It is unclear how DHCP links to Secretary of Interior's Standards (example:
DHCP guidelines for street wall buildings/human scale in relation to
Secretary's Standard for Rehabilitation No. 9).

No category for “potentially contributing".

The glossary is incomplete/should be expanded.

The glossary should be at the front of the document.

An acronym list would be helpful and use of acronyms would help the
overall flow.

Images are outdated and have been copied so many times that they are
not legible.

Design Review Exemptions and Requirements

Strengths: none specifically identified.

Weaknesses

This needs fo be reviewed, updated and made compatible with City
practices.

There should be a (square footage) threshold for administrative design
review.

Much detail seems out of step. (Staff note: refer to footnotes on p. 28-29.)
Why does the City require paint colors to be submitted during design
review if repainting is exempt from design review?e

Specific Guideline Topics

Strengths: none specifically identified.

Weaknesses:

The DHCP needs to spell out what “replacement” means as well as “in
kind".

There should be wording from the (Secretary of Interior) Standards to
articulate what “character-defining features” are.

The conflicts with the DMUMP are too numerous.

“View corridor” discussion (p.11) seems vague. The City violated it when a
pine free was added to the south end of First Street.

The writing on p.41 is too technical and should be revised for
understanding by the general public.

Update photographs and provide better descriptions of what is/isn't
acceptable.




o All guidelines should be reviewed for consistency with Secretary of Interior
Standards.

e The DHCP should reference helpful documents, such as those of restoring
banisters and porches sent by Linda Woodward forwarded by staff on
May 19, 2014. (Staff note: see also "Preservation Briefs,” publications of
the NPS that provide guidance on preserving, rehabilitating,
and restoring historic buildings.)

Other

Strengths:
o General statements of intent are helpful in this document because the
DHCP takes precedence of the DMUMP, dllowing the ability to override
bad DMUMP rules.

Weaknesses/Additional Comments:

e Addresses of houses need to be included and just an outline of the
District.

o There should be an explanation of the State's role in Historic Preservation
or use of the Secretary of Interior Standards.

e The "3 commercial building types"” (they then list 4 types) on p.33 seem
confusing or at least at odds with the DMUMP.

e It would be nice to create an online interactive map that would link to site
records. This would be useful when reviewing projects or for having a
clearer picture of listings in an area, and would be a great tool/resource
for the public when buying or selling homes.

o Consistency with other documents is lacking and needs o be reviewed.

e A complete set of Secretary of Interior's Standards (Rehabilitating,
Reconstructing, Preserving, Restoring) needs to be provided as a
centerpiece of the DHCP.

e Refer to Jon Van Landschoot response for links to recent plans (cities of
Burbank, Orange, Sausalito, San Francisco).

o The updated DHCP needs to be prepared by a consultant with relevant
experience.

In addition to the responses that were received in June, the City previously
conducted a survey of HPRC members in August 2012. While the focus of that
survey was focused on Boards and Commissions, some feedback was relevant
to the DHCP including the following comments:

o The City ought to align the DMUMP with the 1991 DHCP.

o For the layperson, an overview of layers of regulation regarding historic
preservation is critical — including General Plan, DMUMP, Historic Overlay
Zoning District, Design Guidelines, etc.



o The DHCP is outdated and out of compliance with the CEQA due to
conflicts it creates with Secretary of Interior Standards.

FURTHER ACTION:

1. Discuss the strengths and weaknesses of the Downtown Historic Conservation
Plan, then direct staff to update and retain this summary of strengths and
weaknesses for informational purposes in future discussion of the DHCP and
preparation of future grant applications to fund an update.

2. Defer discussion of “opportunities” and “threats” (Discussion Topic 2.a.) until a
later date and agendize "DHCP Relation to Historic Context Statement”
(Discussion Topic 2.b.) for discussion at the HPRC's next meeting.

Attachments:
o Commissioner worksheets (June, 2014)
a Priority List of Discussion Items (April, 2014)



COMMISSIONER WORKSHEETS
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June 4, 2014

Hi Suzanne,

Below are my comments for an update to Benicia’s Downtown Historic Conservation
Plan (DHCP).

Your “Commissioner Worksheet” is great, easy to understand, well thought out. I
couldn’t figure out how to type in the boxes, however, so I prepared this memo.

Plan Purpose and Organization
Does the DHCP achieve what is intended? Can you find what you are looking for?

Strengths

The DHCP served its purpose relatively well back when it was first created in the
early 1990’s.

Weaknesses

Much has happened since the 1990’s and the document is now woefully out of
date, particularly in the following ways: ]

1.

The maps of the Downtown Historic Conservation District (DHCD) need to
be updated given Carol Roland’s 2004-2008 Survey; Though the maps
have been updated on-line, they should be included in the hard-copy Plan
as well. Also, a citizen has informed me that the on-line map contains
some errors.

The maps of the DHCD need to be coordinated with the Downtown Mixed
Use Master Plan and the Benicia Zoning Code.

The listing of historic buildings needs to be clearly referenced in the Plan.
Also, while the list need not be part of the Plan, in order for the list to be a
“living document” that may be modified without requiring a complete
update of the Plan, the most current list should be dated and bundled with
the hard copy of the DHCP.

Tables 1 and 2 for the Design Review Approval Process for Major and
Minor Projects need to be replaced with new Tables (which eliminate, for
example, the exemption of non-historic residences from design review.)

The Secretary’s Standards should be clearly referenced as the base level
guidance for any historic alteration. In areas where the Secretary’s
Standards may be vague, specific additions should be provided.

Yan \anisdngot




6. City guidelines for specific areas (e.g. The need for “transitional” buildings
on the first block of DHCD side streets) should be provided as
supplements to the Secretary’s Standards.

7. The fact that the DHCP, including the Secretary’s Standards, prevails over
the zoning codes when there are conflicts, should be clearly noted (see
e.g. page 30 in the current DHCP.) Also, a link to the appropriate CEQA
exemption for historic assets, which would include new construction in the
historic district, should be included.

Ability to Use and Understand the Document
(e.g. clarity of terms, consistency, use of images)

Strengths

1. The document describes Benicia’s unique areas providing specific
guidelines for Commercial and Residential buildings.

2. In addition, within Commercial buildings the Guidelines address the three
main types of commercial buildings in Benicia’s downtown historic area:
Street Wall Upper First Street, Street Wall Lower First Street and Setback
Transitional area (side street) buildings. .

3. Within Residential, the DHCP includes specific guidelines for new
construction.

Weaknesses

1. The DHCP can be tricky to use. For example, if one wishes to make a specific
alteration, it's sometimes hard to tell what page one should go to first.

2. The existing DHCP can be vague, confusing and has often been interpreted
in different ways by different staff, commissions and members of the public.
For example, the current DHCP includes Policies, with text describing each
policy, followed by several guidelines for each policy. Sometimes the text
describing the policy is clearer than the guidelines following that policy. A past
Community Development Director took the position that the text defining the
Policies could be ignored, and only the guidelines applied. However, no
where in the DHCP is the public told that the text defining the policies is
irrelevant (if it is).

~Consequently, given-the above, the new DHCP should be clearer-and easier
to understand than the existing DHCP.

3. ltis unclear how the existing DHCP is linked to the Secretary’s Standards.
For example, in the current DHCP for “Type 2: Street Wall Buildings with Roof
(Lower First Street)” (page 39) “Policy 3: Human Scale” states: “Maintain the



human scale of existing historic buildings by encouraging new construction
that does not overwhelm them.”

Policy 3 could possibly be linked with The Secretary's Standard of
Rehabilitation number 9 which states in part: “New additions, exterior
alterations or related new construction will not destroy historic materials,
features and spatial relationships that characterize the property.”

There is the added problem here of the fact mentioned above that a former
Community Development Director took the position that the text describing a
Policy can be ignored.

The result is that we have DHCP policy text that may supplement a
Secretary’s Standard but also, depending on the current Community
Development Director, may be ignored. Further, the DHCP does not point the
user to the similar Secretary’s Standard number 9 which cannot be ignored.

As | am sure you know, there are several Secretary’s Standards. There are
Standards for Rehabilitating, Reconstructing, Preserving and Restoring
Historic Buildings. For each set of Standards, there are detailed guidelines. A
complete set of the Secretary’s Standards, with all guidelines for each set of
standards, should be the centerpiece of the DHCP.

The DHCP might be more helpful if it resembled an historic area plan recently
prepared by another jurisdiction. Here are some links to other plans-

http.//www.burbankca.gov/about-us/burbank-history/historic-preservation
http://www.nps.gov/history/hps/pad/localpresplan/localplanlinks.html
http://www.cityoforange.org/depts/commdev/preservation_online/preservati

ononline.asp and

Sausalito Historic Design Guidelines

.pdf A good consultant could advise on this.

6.

7.

The new DHCP could also reference the document for restoring porches and
banisters sent by Lucinda Woodward of the State Office of Historic
Preservation which you, Suzanne; forwarded to HPRC commissioners:
http://www.gifford-park-

assoc.org/images/stories/pdfs/porchquidelines3 9 14

Also San Francisco has extensive historic guidelines:

San_Francisco_Planning Department : Historic Preservation




sf—planning,org/index.aspx?page=18254

And a really good window restoration document accessible via the above
site: www.sf-planning.org/ftp/files/publications reports/Standards

folWindows Replacement.pdf click here

Design Review Exemptions and Requirements
(e.g. level of review, historic/non-historic)

See above responses.

Specific Guideline Topics
(e.g. guidelines for materials or features, topics that are not covered, etc.)

See above responses.

Other
(e.g. District Boundaries, Sec. of Interior Standards, consistency with other City
documents, etc.)

See above responses.

Also a consultant with experience in writing historic plans and design
requirements/guidelines should be hired soon to update the DHCP.

I've been informed that Nancy Stoltz, one of the preparers of Benicia’s current
DHCP, felt that compromises were required in the Plan to satisfy political
pressure. She was able to do this because historic preservation law was less
developed back in the early 1990’s than it is now. For example, jurisdictions have
become much more practiced in using the Secretary’s Standards, which were
revised in1990.

Finally, the updated DCHP should reference up to date descriptions of
1. How to get a building added to the Historic List;
2. And what the requirements are before an historic building may be
demolished. =
Thanks for moving forward with this project!

Your-chum,

Jon Van
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