
 Application No. 16-013 at 506 Walnut Ave. 

 

City of Pacific Grove 

Architectural Review Board Report 

March 8, 2016 

 

To:    Chair Steres and Members of the Architectural Review Board 

Submitted By:  Wendy Lao, Assistant Planner 

Subject: Consideration of Architectural Permit (AP) #16-013 for a vacant site to 

construct a two-story, single-family residence of 1,980 gross square feet, 

including an underground water cistern of 1,700 gallons to encroach 7 

feet into the front yard setback and 3.75 feet into the side yard setback, 

and apply to be on the water waitlist. 

 

Recommendation: 

Final Approval subject to the attached conditions 

Background and Project Description: 

Application: Architectural Permit #16-013 

Location: 506 Walnut Street. (Vacant lot adjacent to 516 Walnut Street) 

APN: 006-446-014     Applicant: Hannah Miller & Kirstie Wilde 

The project consists of the construction of a two-story residence, an underground water 

cistern, and an application to be on the water waitlist. The project proposes a 800 square foot 

first floor with a 286 square foot garage, and a 894 square foot second floor, creating a 1,980 

gross square foot residence on a 3,600 square foot lot. The new structure will have horizontal 

lap, board and batten, and brick veneer siding. The roof material will be composition shingle. 

The project also consists of an underground water cistern of 1,700 gallons to encroach 7 feet 

into the front yard setback and 3.75 feet into the side yard setback.  

Staff Analysis: 

R-1 Zoning Regulations: The proposed project is in conformance with all requirements of the R-

1 zone including, but not limited to, setbacks, height limits, and site coverage.  
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Architectural Review Guidelines: In staff’s findings, the project proposal adheres to the 

following Architectural Design Guidelines: 

Guideline #25: If a building would be larger than seen traditionally in the area, consider 

methods to reduce its perceived size. 

Guideline #36: Design a façade to provide visual interest to the street. 

Staff commends the design of the architecture in a neighborhood which consists of both 

one-story and two-story residences. Specifically, the proposed project will match board and 

batten siding materials similar to adjacent neighbors in order to create a harmonious design. 

Water Cistern:  The project proposes an underground water cistern of 1,700 gallons to 

encroach 7 feet into the front yard setback and 3.75 feet into the side yard setback. P.G.M.C. 

23.70.020(b)(6)(B) allows water cisterns of 1,500 gallons or less and if placed outside of the 

building setback areas. P.G.M.C. 23.70.030 (b)(2)(F) allows water cisterns to be larger and/or 

placed in the setback area with staff approval and public noticing, which is included in this 

permit. The City’s Environmental Programs Manager and Building Department have reviewed 

the water cistern, and are satisfied with the proposed location and specification details. 

Water Credits:  The subject site currently has no water credits. The applicant will apply for 

water credits by being placed into the City of Pacific Grove’s Water Waitlist after approval from 

the Architecture Review Board. 

Public Comments:  Staff has received one letter from a neighbor supporting the project (See 

Attachment F). 

Alternatives: 

The Architectural Review Board may: 

A. Recommend an alternative design or may include a condition to change minor aspects 

design 

B. Refer the approval back to staff or request a subcommittee made up of Architectural 

Review Board members for final approval 

C. Deny the application. 

 

Environmental Review:  

The proposed project is categorically exempt from CEQA requirements, pursuant to Section 

15303(a) – New Construction of Small Structures.  The proposed alterations do not present any 

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

 Attachment A – Permit Application 

 Attachment B – Draft Permit 

 Attachment C – Project Data Sheet 

 Attachment D – Residential Fixture Count Values 

 Attachment E – Water Cistern Specifications 

 Attachment F – Neighbor Letter of Support 

 Attachment G – Project Plans & Rendering 
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CITY OF PACIFIC GROVE 
Community Economic Development Department – Planning Division 
300 Forest Avenue, Pacific Grove, CA 93950 
T : 831.648.3183 • F : 831.648.3184 • www.ci.pg.ca.us/cdd 

 

ARCHITECTURAL PERMIT (AP) #16-013 

FOR A VACANT SITE LOCATED AT 506 WALNUT STREET (APN 006-446-014) TO CONSTRUCT A TWO-

STORY, SINGLE-FAMILY RESIDENCE OF 1,980 GROSS SQUARE FEET, INCLUDING AN 

UNDERGROUND WATER CISTERN OF 1,700 GALLONS TO ENCROACH 7 FEET INTO THE FRONT 

YARD SETBACK AND 3.75 FEET INTO THE SIDE YARD SETBACK, AND APPLICATION TO BE ON THE 

WATER WAITLIST. 

 

FACTS 

1. The subject site is located at 506 Walnut Street., Pacific Grove, 93950 (APN 006-446-014) 

2. The subject site has a designation of Medium Density Residential 17.4 DU/ac on the adopted City of Pacific 

Grove General Plan Land Use Map. 

3. The subject site is vacant and not development with any structures. 

4. The subject site is an interior lot of approximately 3,600 square feet. 

5. The project site is located in the R-1 zoning district. 

6. This project has been determined to be CEQA Exempt under CEQA Guidelines, Section 15303. 

 

FINDINGS 

1. The subject site currently has no water credits, and the applicant will apply for water credits by being placed into 

the City of Pacific Grove’s Water Waitlist, and; 

 

2. The proposed development will meet the development regulations set forth in the R-1-H zoning district including 

setbacks and height requirements, and; 

 

3. 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 will be consistent with Architectural Review Guidelines No. 

25 and 36, and; 

 

6. 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; 

 

7. 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) #16-013 to allow: 

1. The construction of a two-story single-family residence of 1,980 gross square feet, per P.G.M.C. 

23.70.060(c)(1). 

2. The installation of a water cistern of 1,700 gallons and encroach 7 feet into the front yard setback and 3.75 

feet into the side yard setback, per P.G.M.C. 23.70.030(b)(6)(B). 

 

CONDITIONS OF APPROVAL 

1. Conditions of Approval in 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 

 

2. 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 
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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. 

 

3. 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.  

 

4. 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. 

 

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

CDD 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. 

 

6. 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.   

 

7. Conformance to Plans.  Development of the site shall conform to approved plans for “Residence for 

Hannah Miller” dated 2/8/2016, on file with the Community Development Department, with the 

exception of any subsequently approved changes. 

 

8. Lighting: All exterior lighting must conform to Architectural Review Guidelines Nos. 10, 11, 12. 
 

 

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 AP 16-013 to permit the construction of a two-story, single-family 

residence of 1,980 gross square feet, including an underground water cistern of 1,700 gallons to encroach 7 

feet into the front yard setback and 3.75 feet into the side yard setback, and to apply for water credits. 

 

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 8
TH

 DAY OF MARCH, 2016, BY THE FOLLOWING VOTE: 

AYES:   
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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. 

 

 

 

 

 

Hannah Miller, Property Owner  Date 
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Professional Rainwater 
Harvesting Solutions

RHS Edition 0712

R A I N W A T E R  H A R V E S T I N G

S T O R M W A T E R  M A N A G E M E N T

R A I N W A T E R  H A R V E S T I N G

S T O R M W A T E R  M A N A G E M E N T

R A I N W A T E R  H A R V E S T I N G

S T O R M W A T E R  M A N A G E M E N T

Carat

Benefits of the Carat System
Strong, User-Friendly and Better for the Environment

The Modular Carat System
Choose Your Tank Size (1,700 - 3,400 US-Gallons)

Carat, vehicle bearing 
underground tank
Designed to be used in conjunction 
with the vehicle loading telescopic 
dome shaft. The access dome is
designed in accordance with German
DIN testing. Up to 8 ton max. axle 
loading and 12 ton max. total weight.

Technical data
NEW

Imported in the US by:
RainHarvest Systems
6075 Parkway North Dr.
Cumming, GA  30040
770-889-2533
www.RainHarvest.com

© Otto Graf GmbH, Teningen. Germany
Reproduction – also in extracts – only 

with written authorization

     High Quality Manufacturing
       GRAF has invested more than $30 million 
        in a new production site specially set up for 
the new CARAT range. The new facility has an approximate surface area of 1.6 million sq.ft–
one of the most modern production facilities for plastic products in the world.

Production site at Teningen (Germany) near Freiburg

Production site at Dachstein (France)

GRAF – Setting the Standards in Quality
For over 45 years, Otto Graf GmbH has been offering high-class 

plastic products to its customers. In 1974 GRAF developed its first 

pioneering range of rainwater harvesting products. Now GRAF is 

recognized as Germany‘s number one rainwater harvesting brand 

and proudly presents the new premium Carat range of the tanks. 

A range which is manufactured  in one of the most modern and 

efficient plastic manufacturing facilities in the world!

Dimensions/weight

Length   94 inches

Width   86 inches 

Height  107 inches
(including tank dome)

Weight     485 lbs.

Earth covering 31.5 - 47.2 inches 

Groundwater stable        up to the mid. of tank

Required earth covering    31.5 inches

  1,700 US Gallons 3,400 US Gallon
Configuration

Shown with 
optional car-bearing 

cast iron lid.  

2 31

4

Variable dimensions 

Mini telescopic dome shaft with PE lid (green)
Designed for non-vehicle loading and ideal for garden use, 
the shaft can be adjusted from 29.5"- 37.5" and tilted up 
to 5% to sit fl ush with the ground level. Includes a PE lid 
with child safety lock. 

Maxi telescopic dome shaft with PE lid (green)
Designed for non-vehicle loading and ideal for the 
Complete Package (Eco-Plus), the shaft can be adjusted 
from 29.5"- 41" and tilted up to 5% to sit fl ush with 
the ground level. Includes PE lid with child safety lock. 

Vehicle loading telescopic dome shaft with cast iron lid
Designed for vehicle loading applications, the tank can be 
adjusted from 29.5"- 41" and tilted up to 5% to sit fl ush 
with the ground level. Includes child-safe cast iron cover. 
This item is supplied in dark grey.

Extension
For use with the telescopic dome shaft to increase the overall 
height by 19". Always refer to installation instructions 
when using this item.

(Two 1,700 gallon tanks)

Warranty clause:
The warranty mentioned in this brochure only refers to the tank in question and not to 
the accessories or installation labor. Within the warranty period we grant free replace-
ment of the material. Further benefits are excluded. Pre-condition for warranty benefits 
are proper handling, assembly and installation according to the installation guidelines.

For all indications of measurements in this brochure we reserve a tolerance of +/- 3%. 
The useful volume of the tanks may be up to 10% lower than the tank capacity, according 
to the connecting option. 

Always consult local building codes for specific requirements 
in your area.

2

31

4

Over years 
of quality and 

innovation 
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•  Provides over 95% water yield

•  Utilizes patented, high quality filter technology

•      Low-maintenance (self-cleaning) 

•  TUV-tested to German standards

•  Space-saving filter technology inside the tank

•  Filter housing can be easily removed without the need for tools

•   Transparent lid for filter visibility

•  Can manage roof areas up to 3,750 sq.ft.

•      Standard 4" connections

•      Self cleaning Opticlean system available as an optional accessory

•      Low offset height of 6.5" between inlet and outlet

Eco-Plus Package
The Ideal Solution for use in the Home and Garden

•  1,700 gallon Carat underground tank
•  Mini telescopic dome shaft for pedestrian 
    loading with an adjustable PE lid and
 convenient hose connection access in lid
•  Eco-Plus package, consists of:
 – Internal Optimax-Pro (self-cleaning) filter
 – Inflow stilling system for controlling 
  water inflow
 – Overflow siphon and rodent guard
 – Spannfix pipe connection sleeve
•  Eco-Plus pump package consists of:
 – 1.25HP, 115V automatic pump system
 – Stainless steel floating extractor
 – 40 ft. cord

Carat Underground Tank 
Package

Scope of Supply

Adjustable dome to ensure 
lid is �ush with the ground

turnable

for simple pipe connection

The Carat 
The First Rainwater Tank of its Kind!

Unique manufacturing process

The GRAF Carat underground tank is unlike any
other underground tank in the world. It is the largest 
tank of its kind to be manufactured by injection 
compression molding. This technique provides the 
tank with unbeatable stability and ensures that each 
component is produced with the highest of accuracy.

Unlike other underground tanks, the wall thickness 
is equal in all areas of the tank. The production tole-
rances are kept to a minimum, resulting in a product 
of the highest quality, which is strong, accurate, 
reliable and extremely user-friendly.

To manufacture the Carat range, one of the world‘s 
largest injection moulding systems was developed.

The Carat underground tank is made from Duralen®, a high quality material that is extremely rigid and 

impact resistant, ideally suited for producing underground tanks. With very low warping characteristics 

and high stiffness, this material provides high stability and a unique life expectancy. Duralen® can also be 

easily recycled which reduces waste and environmental impact.

NEW

Optimax Pro, self-cleaning filter
Advantages •  Economic package solution

•  Patented self cleaning filter technology
•   Automatic 1.25HP pump system 
•  Easy to assemble with modular and 

compatible components
•  Only one cover viewable
    on the surface
•   Mosquito proof

design

Internal Filter Technology
Optional Accessories

Rainwater System Controller

Digital Water Level Indicator

Vehicle Loading Option

The Digital Water Level Indicator accurately displays
                                     the water level in a rainwater 
                                     tank from 0 to 100%.

The Rainwater System 
Controller manages all of the 
functions required in a typical residential or 
commercial rainwater collection system.

Heavy duty riser 
with cast iron lid.

Effi cient cleaning system 

with high water yieldNEW
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