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CITY OF PACIFIC GROVE 
300 Forest Avenue, Pacific Grove, California 93950 

AGENDA REPORT 

TO: Architectural Review Board 

FROM: Laurel O'Halloran, Associate  Planner 

MEETING DATE: October 11, 2016 

SUBJECT: Architectural Permit Application No. AP 16-753 to allow the removal of 

146 sf of the existing residence, a first floor addition of 278 sf and a 

second story addition of 320 sf to an existing one story 2,487 sf 

residence for a total of a 2,936 sf two story residence; to also enlarge the 

existing basement by 240 sf, and install all new doors, windows and 

wood siding. 

ADDRESS: 102 2nd Street. (APN 006-222-002) 

ZONING/ 

LAND USE: 

R-3-PGR//High Density to 29 DU/ac

APPLICANT: Peter Davis on behalf of Gordon & Gayla Armstrong, Owner 

CEQA: Categorical Exemption, Section 15301(e)(1) 

RECOMMENDATION 

Receive report, hold public hearing, and approve AP 16-753 based on the findings and subject to 

the staff-recommended conditions.  

BACKGROUND 

On August 26, 2016, Peter Davis, applied for an architectural permit for additions to allow the 

removal of 146 sf of the existing residence, a first floor addition of 278 sf and a second story 

addition of 320 sf to an existing one story 2,487 sf residence for a total of a 2,936 sf two story 

residence; to also enlarge the existing basement by 240 sf, and install all new doors, windows 

and wood siding 

DISCUSSION 
The residence was constructed circa 1925 according to information on file.  Based on review of 

1926 Sanborn map, building permits, and visual observation of the residence exterior, it appears 

that the subject property is a rambling one-story wood framed residence lacking any specific 

style.  The features are noted on the documents referenced; copies are attached to the agenda 

report.   

The following General Plan, Historic and Archaeological Resources, Chapter 7, goals, policies, 

and programs are applicable to the Architectural Permit application. 
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Program M Ensure that development in the Retreat, and in other historic areas, 

is consistent with maintaining their traditional scale and character. 

 

The property is located in an archaeologically sensitive area in the coastal zone.  The Local 

Coastal Program Land Use Plan contains the following applicable policies 

 

2.4.4 General Policies 

 

1.  The City shall ensure the protection, preservation, and proper disposition of archaeological 

resources within the coastal zone. 

2.  The City shall assist developers and landowners by providing early identification of sensitive 

sites so that archaeological resources can be considered and protected during the early phases 

of project design. 

 

2.4.5 Specific Policies 

 

1.  Prior to the issuance of any permit for development or the commencement of any project 

within the areas designated on Figure 3, the Archaeological Sensitivity Map, the 

Archaeological Regional Research Center, shall: 

 

a)  Inspect the surface of the site and evaluate site records to determine the extent of the 

known resources. 

b)  Require that all sites with potential resources likely to be disturbed by the proposed 

project be analyzed by a qualified archaeologist with local expertise. 

c)  Require that a mitigation plan, adequate to protect the resource and prepared by a 

qualified archaeologist be submitted for review and, if approved, implemented as part of the 

project. 

 

In accordance with the Pacific Grove General Plan, Chapter 7, Archaeological Resources and the 

Local Coastal Program Land Use Plan, an archaeological report has been prepared for this 

project; a copy of the report is available for review in the Community and Economic 

Development Department.  The report concluded that no evidence of potentially significant 

historic period archaeological resources exists on the property; however, a condition of approval 

has been recommended in order to protect any archaeological resources or human remains that 

may be encountered during project activities. 

 

Zoning Code 

The proposed project is in conformance with all requirements of the R-3-PGR zone, including 

but not limited to setbacks, except for the existing legal non-conforming garage setback, height 

limits, and site coverage. 

 

The proposed project will have a building coverage of 49.9%, which is within the allowable 

maximum building coverage of 50%, pursuant to P.G.M.C. 23.26.050. The proposed project will 

have a site coverage of 59.9%, which is within the allowable maximum site coverage of 60%. 

The proposed project will have a gross floor area 2,936 square feet, which is within the allowable 

maximum gross floor area of 2,950 square feet. The additions in the basement area are exempt 
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from being counted as gross floor area pursuant to PGMC 23.08.020 Definitions “Gross Floor 

Area” (C) Those Portions of cellars/basements where the ceiling is not more than two feet above 

finish grade at any point. The proposed basement additions are no more than 2’ to the ceiling 

above finished grade at any point. 

 

The existing garage has a legal non-conforming setback. The addition of the pitched roof to the 

garage reaches a maximum 4’ height. The nonconformity is the setback and that is not being 

expanded to occupy a greater area in any way.  

 

The front porch setback is within the allowable setback requirements pursuant to PGMC 23. 

26.070(a) and 23.64.160. The minimum front yard shall be eight feet; however, to encourage 

architectural variety in footprint and massing, the front yard may be reduced to no less than four 

feet for up to 50 percent of the front of the building. Open porches, landing places or outside 

stairways may project not exceeding three feet into any required front or side yard. 

 

The proposed addition has a building height of 24’ which is well under the allowable 30’ 

  

Storm Water: 

All Stormwater; roof, paving of both permeable and impermeable will be collected and retained 

on site to be dispersed in to percolation pits as shown on the site plan. All copper gutters and 

flashing shall be pre-treated. 

 

Trees and Landscaping: 

The only encroachment on a tree will be on a pier at the corner of the open porch. The City 

Arborist will observe and recommend tree protection standards if any roots are exposed. All 

existing non-conforming setbacks, other than the garage, will be removed which will create open 

space for landscaping around the entire site. 

 

Views: 

The proposed addition is not in a designated scenic area nor a public viewshed, according to the 

1989 adopted Local Coastal Program Land Use Plan. The proposed addition does not intrude 

into the public view corridor along 2
nd

 Street and Ocean View Boulevard since the proposed 2
nd

 

story is setback from the street. 

 

Coastal Development Permit: 

A Coastal Development Permit will be required after City approval. Staff has been working with 

Coastal Commission Staff and they are in agreement with City Staff on the design 

recommendations. 

 

Architectural Review Guidelines: 

The project proposal appears to adhere to the following Architectural Review Guidelines: 

 

Guideline #9: Attempt to preserve some portion of neighbors’ views by carefully positioning or 

limiting the width, depth, or height of proposed building elements. 

 

This is a guideline not a requirement. The proposed height is 7’ below the allowable 30’ height 

limit. The second story addition is 38’ from the adjacent property line, downhill, to allow views 

from the first floor. The ridge line runs parallel to minimize the view impact of the 2
nd

 floor 
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Guideline #24 A new structure should appear similar in scale to those seen as traditional in the 

neighborhood. 

 

The surrounding houses in the neighborhood are all second story. The eave runs parallel to the 

2
nd

 story to minimize the impact of mass and scale. Again the proposed height is 7’ below the 

allowable 30’ height limit. 

 

Guideline #35: Design a façade to appear similar in scale and character to those in its context. 

 

The proposed addition will use a combination of Cedar shingles, rough Redwood, and river rock 

to match the existing house. 

 

Guideline #28: An addition should complement and balance the overall form, mass, and 

composition of the existing building. 

 

The proposed addition appears to complement the form, mass, and composition of the existing 

property. 

 

Historic Review: 

A Phase 1 Historic Review was completed by qualified historian Kent L. Seavey on October 3, 

2015. The assessment found that the subject property is not listed in the National Register of 

Historic Places, does not meet the necessary criterion for listing in the California Register of 

Historical Resources, nor does it meet the criterion to qualify for inclusion in the City of Pacific 

Grove’s Historic Resources Inventory. The subject property was found to be both lacking in 

historic significance and aesthetic distinction. 

 

Environmental Determination: 

The project qualifies for a Class 1 exemption from CEQA requirements, pursuant to Section 

15301(e)(1) – Existing Facilities. The proposed addition and alterations do not present any 

unusual circumstances that would result in a potentially significant environmental impact. 

 

ATTACHMENTS 

A. Permit Application 

B. Project Data Sheet 

C. Draft Permit 

D. Phase 1 Historic Report 

E. Water Credit Form 

F. CEQA Documentation 

G. Project Plans 

 

RESPECTFULLY SUBMITTED: 

 

 

  
_______________________________  

Laurel O'Halloran, Associate Planner 
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ARCHITECTURAL PERMIT (AP) 16-753  

FOR A PROPERTY LOCATED AT 102 2
nd

 STREET TO ALLOW THE REMOVAL OF 146 SF OF THE 

EXISTING RESIDENCE, A FIRST FLOOR ADDITION OF 278 SF AND A SECOND STORY ADDITION OF 

320 SF TO AN EXISTING ONE STORY 2,487 SF RESIDENCE FOR A TOTAL OF A 2,936 SF TWO STORY 

RESIDENCE; TO ALSO ENLARGE THE EXISTING BASEMENT BY 240 SF, AND INSTALL ALL NEW 

DOORS, WINDOWS AND WOOD SIDING. 

 

 

FACTS 

 

1. The subject site is located at 102 2
nd

 Street, Pacific Grove, 93950 APN 006-222-002 

2. The subject site has a designation of High Density 29.0 du/ac on the adopted City of Pacific Grove 

General Plan Land Use Map. 

3. The project site is located in the R-3-PGR zoning district. 

4. The subject site is 5,243 square feet.  

5. The subject site is developed with a 2,487 sf single story single family dwelling.  

6. The subject site is located in the Coastal Zone and a Coastal Development Permit is required. 

7. The subject site is located in the area of Special Biological Significance Watershed. 

8. The subject site is located in an Archaeological Sensitive Area. 

9. An Archaeological report was prepared by Susan Morley on August 2016. 

10. A Phase I Historic Report was prepared by Kent Seavey on October 3, 2015 and it was determined the 

structure cannot be considered an historic resource.  

11. This project has been determined to be CEQA Exempt under CEQA Guidelines Section 15301(e) (1). 

 

FINDINGS  

 

1. The proposed development will meet the development regulations set forth in the R-3-PGR zoning 

district including setbacks and height requirements and; 

2. The architecture and general appearance of the completed project is compatible with the neighborhood 

because the proposed exterior will be compatible with the size, scale and proportions of the existing 

residence and other residences in the neighborhood, in that the proposal is consistent with Architectural 

Review Guidelines 7, 9, 28, 32 and; 

3. The completed project will neither be detrimental to the orderly and harmonious development of the city 

nor impair the desirability of investment or occupation in the neighborhood because the project will be 

improving the subject property, and; 

4. The Staff have been guided by and made reference to applicable provisions of the Architectural Review 

Guidelines in making its determinations on single-family residences. 

 

PERMIT 

 

Architectural Permit (AP) 16-753: 
To allow the removal of 146 sf of the existing residence, a first floor addition of 278 sf and a second story addition of 320 

sf to an existing one story 2,487 sf residence for a total of a 2,936 sf two story residence; to also enlarge the existing 

basement by 240 sf, and install all new doors, windows and wood siding. 

 

CONDITIONS OF APPROVAL 

Item 7a

http://www.ci.pg.ca.us/cdd


 

Page 2 of 3  Permit No. AP 16-753 

 

 

1. Permit Expiration.  This permit shall expire and be null and void if a building permit has not been 

applied for within one (1) year from and after the date of approval.  Application for extension of this 

approval must be made prior to the expiration date.  

2. Construction Compliance.  All construction must occur in strict compliance with the proposal as set 

forth in the application, subject to any special conditions of approval herein. Any deviation from 

approvals must be reviewed and approved by staff, and may require Architectural Review Board 

approval. 

3. Terms and Conditions.  These terms and conditions shall run with the land, and it is the intention of the 

CEDD Director and the Permittee to bind all future owners and possessors of the subject property to the 

terms and conditions, unless amended. Amendments to this permit may be achieved only if an 

application is made and approved, pursuant to the Zoning Code. 

4. Public Works, Fire and Building.  Review and approval by the Public Works, Fire and Building 

Departments are required prior to issuance of a building permit.  Work taking place in the public right-

of-way shall require an encroachment permit prior to issuance of the building permit.   

 

5. Archeology.  If archaeological resources or human remains are discovered during construction, work 

shall be halted within 50 meters of the find until it can be evaluated by a qualified professional 

archaeologist.  If the find is determined to be significant, appropriate mitigation measures shall be 

formulated, with the concurrence of the City of Pacific Grove staff, and implemented. 

 

6. California Health and Safety Code. If any human remains are exposed, the Health and Safety Code 

7050.5 requires that no further excavation or disturbance occurs in the area and that the county coroner 

within 24 hours of notification calls the Native American Heritage Commission if the remains are 

thought to be Native American. 

 

7. Tree Protection Standards During Construction:  Pursuant to Municipal Code Chapters 12.20 and 

12.30, and the Urban Forestry Standards, all trees that are otherwise protected and will be impacted as a 

result of Development, both proposed for pruning or removal and where the development will impact 

the critical root zone of the tree are protected.  Prior to issuance of the building permit, the Project 

Arborist shall review grading, drainage, utility, building and landscape plans to determine impacts to 

individual Trees, to determine required minimum Tree protection standards during construction. 
 

8. Street Trees. One tree must be planted per 30 feet of frontage, with a minimum of two trees 
 

9. Stormwater Treatment Measure:  The stormwater treatment measures shall be maintained by the 

property owner in perpetuity and City of Pacific Grove staff shall be allowed access to inspect all 

stormwater treatment measures on an annual basis.  

 

10. Lighting: All exterior lighting must conform to Architectural Review Guidelines Nos. 10,11,12. 
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11. Building Plans: All conditions of approval for the Planning permit(s) shall be printed on a full size sheet and 

included with the construction plan set submitted to the Building Department. 

 

12. Story Poles and Netting: Following the 10 day appeal period all story poles and netting are required to be 

removed. 

 

 

NOW, THEREFORE, BE IT RESOLVED BY THE ARCHITECTURAL REVIEW BOARD OF THE 

CITY OF PACIFIC GROVE: 
 

 

1. The Board determines that each of the Findings set forth above is true and correct, and by this 

reference incorporates those Findings as an integral part of this Permit. 

 

2. The Board authorizes Approval of Architectural Permit (AP) 16-753 To allow the removal of 146 sf 

of the existing residence, a first floor addition of 278 sf and a second story addition of 320 sf to an 

existing one story 2,487 sf residence for a total of a 2,936 sf two story residence; to also enlarge the 

existing basement by 240 sf, and install all new doors, windows and wood siding. 

 

3. This permit shall become effective upon the expiration of the 10-day appeal period. 

 

4. This permit shall not take effect until the owner acknowledges and agrees to all terms and conditions 

and agrees to conform to and comply with those terms and conditions. 

 

 

Passed and adopted at a regular meeting of the Architectural Review Board of the City of Pacific Grove on 

the 11th day of October, 2016, by the following vote: 

AYES:   

NOES:   

ABSENT:                                         

APPROVED: 
 

                 _______________________________ 

      Rick Steres, Chair 

                        

                                                                                                                                     

The undersigned hereby acknowledge and agree to the approved terms and conditions, and agree to fully 

conform to, and comply with, said terms and conditions. 

 

 

 

 

  Date 
Gordon Armstrong, Owner 
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September 12, 2016

Architectural Review Board &
Planning Commission Members
City of Pacific Grove

Architectural Review Board and Planning Commission members,

I am writing this follow up letter to remove my opposition to the reconstruction of 102 2nd Street, 
Pacific Grove as was stated in my previous letter of protest of September 6. 

I was contacted soon after by the Architect of this project, Peter Davis who explained that the 
original staking of 102 2nd Street with corner and roofline poles and netting showing the 
reconstruction profile was incorrect. This staking was redone immediately even as my letter 
reached you. He explained the situation and invited me to look at the corrected staking and 
examine the reconstruction plans with him, which I have now done.

The mass of the reconstruction and the interference with Bay views from our residence at 116 
2nd Street is considerably less than was suggested by the original staking and the design of the 
reconstruction, in my opinion, is in keeping with the historical nature of the Julia Morgan house 
across the Street and the general character of this neighborhood.

While the 102 reconstruction does block some of the view that our neighbor closest to the 
reconstruction and located at 112 2nd Street enjoys, my estimation is about 25% blocked, it is 
apparent to me that the new owners of this property and the Architect have made an effort to 
minimize this interference.

While we have had considerable previous construction and continuing disruption in this block of 
2nd Street over the past three years and contend with the continuing impairment of long term 
residential life every day by a large and very active short term vacation rental duplex 100 feet 
from the 102 reconstruction project and 30 feet from our residence I believe this 102 2nd Street 
reconstruction all in all will be a positive addition to the neighborhood.

I wish our new out of town type neighbors well in their project.

Peter Robinson, PhD
116 2nd Street
Pacific Grove
panderobinson@yahoo.com
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