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

AGENDA REPORT 

TO: Architectural Review Board 

FROM: Wendy Lao, Assistant  Planner 

MEETING DATE: September 13, 2016 

SUBJECT: Architectural Permit Application No. AP 16-637 for an existing two-

story single-family residence of 772 gross square feet to allow a first-

floor addition of 48 square feet, a second-story addition of 48 square 

feet, a second-story balcony of 48 square feet, and a detached carport of 

231 square feet at the rear of the property, for a total of a two-story 

single-family residence of 1,039 gross square feet.  

ADDRESS: 915 14
th

 Street. (APN 006-683-008)  

ZONING/ 

LAND USE: 

R-1/Medium Density to 17.4 DU/ac 

APPLICANT: James Tullis, on behalf of Paul Burgess, Owner 

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

 

RECOMMENDATION 

Receive report, hold public hearing, and approve AP 16-637 based on the findings and subject to 

the staff-recommended conditions.  

 

BACKGROUND 

On July18, 2016, James Tullis applied for an architectural permit for minor additions to a modest 

two-story 772 square foot residence. The proposed residence will consist of a 426 square foot 

first floor, a 490 square foot second floor including a balcony facing the rear yard, and a 231 

square foot detached carport, creating a two-story single-family residence totaling 1,099 gross 

square foot on a 4,414 square foot lot. The proposed additions would be located at the rear of the 

property. 

 

The residence’s existing garage is currently inaccessible, resulting in an abandoned driveway on 

the northern side of the property. It appears that a subdivision at an earlier date removed access 

to a formerly shared driveway, and the lots are now legally divided with a fence separating the 

two properties. However, there is an existing second driveway with a parking pad at the south 

side of the property. As a result, the applicant seeks to create a carport along the existing parking 

pad, and to convert the existing inaccessible garage to living space. This will achieve the City’s 

requirement of one (1) covered and one (1) uncovered parking space for properties larger than 

2,700 square foot in the R-1 zoning district. 
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The property’s topography has various grades, and there are many retaining walls throughout the 

site. In addition, numerous mature trees are located in the front of the property. The property 

owner seeks to maintain the existing trees. 

 

DISCUSSION  
 

Zoning Code 

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. 

 

The proposed project will have a building coverage of 14%, which is within the allowable 

maximum building coverage of 40%, pursuant to P.G.M.C. 23.16.040. The proposed project will 

have a site coverage of 48%, which is within the allowable maximum building coverage of 60%. 

The proposed project will have a gross floor area 1,099 square feet, which is within the allowable 

maximum gross floor area of 2,338 square feet.  

 

The detached carport is in conformance with all requirements of the Category 1 accessory 

structure requirements, pursuant to P.G.M.C. 23.64.180. The proposed carport will have a side 

yard setback of 5 feet 4 inches, which is within the required minimum side yard setback of 5 feet 

3 inches.  The proposed carport will have a rear yard setback of 5 feet, which is within the 

required 5 feet rear yard setback. 

 

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. 

 

The second story addition of 48 square feet will have minimal impact to neighbors’ views, as the 

addition will complete a void section of the existing structure. 

 

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, horizontal Redwood, and stucco 

to match the existing house. 

 

Guideline #18: Changes in the natural grade by cutting and filling should be minimized. 

Guideline #19: Avoid excessive “cut and fill” grading. 

 

The proposed carport is located in an area that requires minimal cut and fill. 

 

Guideline #21: The design and siting of a dwelling should take into consideration all existing 

trees in order to avoid unneeded cutting and trimming. 

 

The proposed addition maintains all the existing trees. 

 

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

composition of the existing building. 
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The proposed addition is minimal and located at the rear of the property, and 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 June 10, 

2016. 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. 

 

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:  

 

Wendy Lao 
___________________________________  

Wendy Lao, Assistant Planner 
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ARCHITECTURAL PERMIT (AP) 16-637 

FOR A PROPERTY LOCATED AT 915 14
TH

 STREET TO ALLOW A FIRST-FLOOR ADDITION OF 48 

SQUARE FEET, A SECOND-STORY ADDITION OF 48 SQUARE FEET, A SECOND-STORY BALCONY OF 

48 SQUARE FEET, AND A DETACHED CARPORT OF 231 SQUARE FEET, TO AN EXISTING TWO-STORY 

SINGLE-FAMILY RESIDENCE OF 772 GROSS SQUARE FEET, FOR A TOTAL OF A TWO-STORY 

SINGLE-FAMILY RESIDENCE OF 1,039 GROSS SQUARE FEET. 

 

 

FACTS 

1. The subject site is located at 915 15
th 

Street, Pacific Grove, 93950 (APN 006-683-008) 

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

Plan Land Use Map. 

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

4. The subject site is an interior lot of 4,414 square feet. 

5. The subject site is developed with a two-story, single family residence totaling 772 gross square feet. 

6. The subject property was built in 1925 and is not listed on the City’s Historic Resources Inventory. 

7. A Phase I Historic Assessment was completed by Kent L. Seavey, qualified historian, on June 10, 2016, and 

determined the property does not qualify as an individual historic resource under State or City of Pacific Grove 

register criteria. 

8. The subject site is located in the Area of Special Biological Significance Watershed. 

9. This project has been determined to be CEQA Exempt under CEQA Guidelines 15301/15303. 

 

FINDINGS 

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

setbacks, height, and parking 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 No. 7, 24, 

and 28. 

 

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, and; 

 

5. The proposed development is in conformance with the Monterey Peninsula Water Management District under the 

Second Bathroom Protocol. 

 

PERMIT 

 

Architectural Permit (AP) #16-637 to allow: 

 

A first-floor addition of 48 square feet, a second-story addition of 48 square feet, a second-story balcony of 48 square feet, 

and a detached carport of 231 square feet, to an existing two-story single-family residence of 772 gross square feet, for a 

total of a two-story single-family residence of 1,039 gross square feet, per P.G.M.C 23.70.060(c)(1) and 23.64.180. 
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CONDITIONS OF APPROVAL 

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 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. 

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. Conformance to Plans.  Development of the site shall conform to approved plans for “An Addition & Remodel 

to the Residence of Paul Burgess”, on file with the Community Development Department as of August 30, 2016 

and to the Building Code, with the exception of any subsequently approved changes. 

 

6. 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. 

 

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

 

8. 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. 

 

9. Title Report: A search for a title report shall be completed and presented to the Planning Division prior to 

application of a building permit, and special conditions including easements must be addressed to the satisfaction 

of the Planning Division. 

 

10. 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. 

 

 

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 16-637 to allow a first-floor addition of 48 square feet, a second-story 

addition of 48 square feet, a second-story balcony of 48 square feet, and a detached carport of 231 square feet, 

Item 7a



 

Page 3 of 3  Permit No. AP 16-637 

 

to an existing two-story single-family residence of 772 gross square feet, for a total of a two-story single-

family residence of 1,039 gross square feet. 

 

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 13
th
 

day of SEPTEMBER, 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. 

 

 

 

Paul Burgess, Property Owner  Date 
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