
  

 

 

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

AGENDA REPORT 

TO: Architecture Review Board 

FROM: Laurel O’Halloran, Assistant Planner 

MEETING DATE: November 25, 2014 

ADDRESS: 631 Ocean View Blvd, Pacific Grove, CA 93950 

APN:  006-084-002-000 

SUBJECT: Use Permit (UP) and Architectural Permit (AP) Application No. 

14-441 to allow both the on and off sale of alcohol, to create a 

master sign program consistent with PGMC 20.04 in general for 

the proposed project @loverspoint, to allow renovation of an 

existing full service restaurant structure, to reconfigure the 

existing structure and site to accommodate a smaller full service 

restaurant and four additional food and/or retail related uses 

including development of common use facilities To allow the 

installation of a wind turbine in the parking lot to enhance the 

on-site energy production. 

APPLICANT: James D. McCord AIA Architect 

ZONING/LAND USE:   R-3-M /Visitor Commercial 

CEQA:   Section 15301 Class 1 Categorical Exemption 

 

RECOMMENDATION:  

Hold a public hearing on Use Permit (UP) and Architectural Permit (AP) 14-441 and 

approve, subject to staff-recommended findings and conditions.   

 

PROJECT DESCRIPTION 

UP and AP Application No. 14-441 to reestablish a restaurant previously the Latitudes 

restaurant, to allow both the off and on sale of alcohol, to create a master sign program 

consistent with PGMC 20.04 in general for the proposed project @loverspoint, to allow 

renovation of an existing full service restaurant structure, to reconfigure the existing 

structure and site to accommodate a smaller full service restaurant and four additional food 

and/or retail related uses including development of common use facilities. To allow the 

installation of a wind turbine in the parking lot to enhance the on-site energy production. 

 

BACKGROUND 
The subject site is approximately 21,260 square feet (SF) and is developed with an existing 

approximately 5,997 SF building, originally built in 1960 and added onto in 1980.  On 

October 29, 1952 Edward Livingston was granted a use Permit to add on to his existing 



  

 

restaurant at 17
th

 and Ocean, so the property has been in restaurant use for at least 62 years 

(Use Permit copy attached) 

 

In a City Staff Report dated April 8, 1974 it states the Council approved Variance No. 228 

to permit expansion of a non-conforming restaurant use on July 7, 1965 to allow 

construction of the existing restaurant on a 22,000 sf parcel. When the variance was 

granted it became a quasi-commercial zoning. The property is designated as Visitor 

Commercial in multiple documents. 

 

The General Plan designates the subject parcel as VC, Visitor Commercial and states that 

‘this designation provides visitor accommodations, food and drink establishments, visitor-

oriented retail commercial,…’(see attached map and complete text, page 30 of the General 

Plan) The requested Use Permit is consistent with the General Plan. 

This Visitor Commercial is also the designation for this parcel in the Local Coastal Plan 

(see attached map, figure 4 of the Coastal Zone Land Use Plan) 

 

The Zoning for the property is R-3-M which is inconsistent with these land use 

designations. California case law has concluded that when zoning and General Plan/ local 

Coastal Plan designations are inconsistent the General Plan designations take precedence. 

 

Applicable Land Use Plan and Zoning Code Regulations 

 

The City of Pacific Grove General Plan designates the subject parcel as Visitor 

Commercial (VC), which is consistent with the certified Local Coastal Plan Land Use Map 

(see below).  This designation provides for visitor accommodations, food and drink 

establishments, visitor-oriented retail commercial activities and public parking facilities, 

The VC designations applied to certain coastal zone areas in the vicinity of Lovers Point. 

No trees are proposed for removal as part of this application. 

 

The restaurant site is situated within the coastal zone and therefore is applicable to the 

provisions of the Local Coastal Plan Land Use Plan.  Sections 2.5.4.1 through 2.5.4.3 of 

the Local Coastal Plan require new development to be sited and designed to protect views 

to and along the ocean and scenic coastal areas.  The proposed project is in conformance 

with the Local Coastal Plan because it will not be creating any new structures within the 

Coastal Zone; however it will allow new businesses to open in the Coastal Zone.  

According to section 3.3.4.2 of the Local Coastal Plan, all existing visitor accommodations 

and restaurants at the time of the approval of the plan shall be reserved for visitor-serving 

uses and are designated V-A (Visitor Accommodations) and V-C (Visitor Commercial).  

At the time of the adoption of the plan (June 1989), the Tinnery restaurant was an existing 

use in the building, resulting in the existing structure having a land use designation of V-C.  

Uses within the V-A and V-C zone include overnight lodging facilities, visitor 

accommodations, food/drink establishment, visitor oriented retail commercial activities, 

and public parking facilities.  According to the Local Coastal Plan, there are no existing 

non-conformities associated with the structure, nor will any new non-conformity be 

created. The proposed uses will also require a Coastal Development permit approval from 

the Coastal Commission. 

 

 



  

 

 

Plans have been routed to applicable departments for preliminary review.  Staff has 

included the standard condition of approval requiring compliance with Building, Public 

Works and Fire Department regulations prior to building permit issuance. 

 

DISCUSSION  

Applicable General Plan Goals and Policies  

General Plan goals and policies that should be considered when reviewing a commercial 

expansion project are discussed below.   

Chapter 2, Land Use  

Policy 12:        Promote and maintain a healthy local economy while preserving the local     

community character. 

Policy 14:   Promote Pacific Grove businesses and industries. 

Policy 16: Attract and retain a variety of businesses and services in the community 

The proposed renovation of the restaurant adds another key attraction to retain and draw 

visitors to Pacific Grove.  This translates into additional business for local restaurants and 

stores, and overnight stays for motels and hotels.  

 

Access and Parking 

 

Bike Parking 

Existing bicycle parking is provided near building entrances, and may be used by patrons 

and employees. The prosed plan is increasing the number of bicycle parking. Bicycle 

parking encourages alternate means of transportation.    

 

Parking 

The City’s Local Coastal Program Land Use Plan requires one parking space per 300 

square feet of floor area for restaurant uses (§3.1.1.3(d)).  The proposed 5714 SF restaurant 

and multi-tenant restaurant/retail service facility will result in a parking requirement of 

17.25 spaces (5174 square feet / 300 square feet per space = 17.25 spaces). The proposed 

plan provides for 32 parking spaces and 2 spaces for coastal access. 

 

FINDINGS 

Staff recommends approval of UP & AP 14-441, subject to the recommended findings (see 

Attachment 1, Draft Resolution). 
 

CONDITIONS 

Staff recommends approval of UP & AP 14-441, subject to the recommended conditions 

(see Attachment 1, Draft Resolution). 
 

CEQA 
In reviewing this action the City has followed guidelines adopted by the State of California 

as published in California Administrative Code, Title 14, §15000, et seq.  The proposed 

project is found exempt under the CEQA Guidelines Categorical Exemption Section 15301 

Class 1 

 



  

 

Recommended Action:  Recommend approval to the Planning Commission 
 

 

ATTACHMENTS 

1. Draft resolution 

2. Application materials 

3. CEQA Materials 

4. Renderings and Presentation 

5. Project Plans 
 

RESPECTFULLY SUBMITTED:   REVIEWED BY: 

        

       

Laurel O’Halloran                    Mark Brodeur 
Laurel O'Halloran     Mark Brodeur 

Assistant Planner Community and Economic 

Development Director 

 

 
 

 

 



 

 

RESOLUTION NO. 14-04 

 

 

 

USE PERMIT (UP) AND ARCHITECTURAL PERMIT (AP) NO. 14-441 TO 

REESTABLISH AN ABANDONED NONCONFORMING USE PER PGMC 23.68.030, 

TO ALLOW BOTH THE ON AND OFF SALE OF ALCOHOL, TO CREATE A 

MASTER SIGN PROGRAM CONSISTENT WITH PGMC 20.04 IN GENERAL FOR 

THE PROPOSED PROJECT @ LOVERSPOINT, TO ALLOW RENOVATION OF AN 

EXISTING FULL SERVICE RESTAURANT STRUCTURE, TO RECONFIGURE THE 

EXISITNG STRUCTURE AND SITE TO ACCOMMODATE A SMALLER FULL 

SERVICE RESTAURANT AND FOUR ADDITIONAL FOOD AND/OR RETAIL 

RELATED USES INCLUDING DEVELPOMENT OF COMMON USE FACILITIES.TO 

ALLOW THE INSTALLATION OF A 36’HIGH WIND TURBINE IN THE PARKING 

LOT TO ENHANCE ON-SITE ENERGY PRODUCTION. 

 

 
FACTS 

1. The subject site is located at 631 Ocean View Blvd., Pacific Grove, 93950 APN 006-084-

002-000 

2. The subject site has a designation of Visitor Commercial on the adopted City of Pacific 

Grove General Plan Land Use Map. 

3. The project site is located in the R-3-M zoning district which is inconsistent with the General 

Plan. In such cases, the General Plan designation takes precedence. 

4. The subject site is approximately 21,260 square feet in area. 

5. The subject site is developed with an existing full service restaurant building. 

6. This project has been determined to be CEQA Exempt under CEQA Guidelines Class 1 

Section 15301(e) additions and alterations to existing structures. 

7. A Coastal Development Permit will be required after Planning Commission approval 

 

FINDINGS 

 

1. The proposed renovation to the existing restaurant and associated site improvements and 

restaurant uses are allowed with a use permit according to PGMC§23.68.020(b) The 

nonconforming use of a portion of a building or structure may be extended throughout the 

building; provided, that a use permit shall first be secured. The PGMC zoning code is 

inconsistent with to the General Plan. In such cases, the General Plan designation takes 

precedence, a restaurant is a permitted use in the visitor commercial zoning district per 

PGMC §23.31.030, the existing building and proposed renovation are in compliance with 

development regulations per PGMC §23.31.030.  The installation of a wind turbine in the 

parking lot to enhance the on-site energy production would also require a use permit to 

exceed the height limit to 36’ high according to PGMC§23.64.120. 

2. A combined Use Permit and Architectural Permit governs and addresses uses and 

associated building improvements and new structures including building configuration, 

design, and location per PGMC §23.72.020 the chief planner may determine that all of 

the applications shall be reviewed, and approved or disproved, by the highest-level 

review authority assigned by Table 23.70.012-1 to any of the required applications.  In 
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this case, the Community and Economic Development Director determined the Planning 

Commission is the appropriate approval body to review both the Use Permit and 

Architectural Permit. The Architectural Review Board has reviewed this project for 

design considerations. 

3. The proposed 5714 SF restaurant and multi-tenant retail service facility are consistent 

with the General Plan and the Local Coastal Program Land Use because a restaurant use 

implements General Plan Land Use Policy 14,  a restaurant use is not compatible with  

the Plan Zoning Ordinance, 

4. The establishment, maintenance, and operation of the 5714 SF restaurant and multi-

tenant retail service facility, associated site improvements and restaurant uses will not be 

detrimental to the health, safety, or general welfare of persons residing or working in the 

neighborhood of the proposed use. 

5. The use, as described and conditionally approved, will not be detrimental or injurious to 

property and improvements in the neighborhood or to the general welfare of the city, 

because the 5714 SF restaurant and multi-tenant retail service facility will enhance the 

visitor commercial offerings for Pacific Grove residents, employees and tourists, a 

positive economic benefit. 

6. The location, size, design, and operating characteristics of the proposed use are 

compatible with the existing and future land uses in the vicinity in that the proposed 

restaurant and four additional food and/or retail related uses contribute vitality to the 

visitor commercial area. 

7. In reviewing this action, the City has followed guidelines adopted by the State of 

California as published in California Administrative Code, Title 14, §15000, et seq.  

Should UP and AP 14-441 be approved, the action would be a Class 1 S. 15301.e.1 

Categorical Exemption under CEQA Guidelines Section. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE 

CITY OF PACIFIC GROVE: 

 

1. The foregoing Findings are adopted as findings of the Planning Commission as though set 

forth fully herein. 

2. Use Permit and Architectural Permit 14-441 is hereby approved, subject to the findings and 

conditions herein.  

CONDITIONS: 

1. Permitted uses include Restaurant-related uses and retail, including but not limited to: 

i. Food and full alcohol service, which may include: 

a. Food service and preparation, including catering 

b. A micro-brewery 

c. Alcohol sales, wine bar, or wine tasting room 

i. Alcoholic beverage service shall be discontinued between the hours 

of 12:00 am and 7:00 am 

ii. Retail, which may include 
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a. Products that cater to the character of the general building use and or visitors to 

Lovers Point 

 

2. A building permit shall not be issued until a resolution signed by the Permittee, 

acknowledging receipt of the Use Permit and acceptance of the terms and conditions is 

returned to the Community and Economic Development Department and a Coastal 

Development Permit has been received. 

3. All activities must occur in strict compliance with the proposal as set forth in the application 

for Use Permit, subject to any special conditions of approval herein. Any deviation from 

approvals must be reviewed and approved by staff, and may require Planning Commission 

approval as a use permit amendment. 

4. This permit shall be revoked if not used within one year from the date of approval. An 

application for extension of this permit, if needed, must be made prior to the expiration date. 

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

Commission 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 the Planning Commission approves, any such 

amendments pursuant to the Zoning Code regulations. 

6. This resolution shall become effective upon the expiration of the 10-day appeal period. 

7. Review and approval by the Public Works, Fire and Building Departments are required prior 

to issuance of a building permit. All requirements of these Departments shall be conditions to 

this permit. Work taking place in the public right-of-way shall require an encroachment 

permit prior to issuance of the building permit.   

8. Coastal Development Permit approval by the California Coastal Commission shall be 

required prior to the issuance of a building permit. 

9. The Master Sign program (exhibit A) shall herby be made a condition of approval and shall 

be applicable to all future tenants of the property. 

10. Site and Architectural improvements shall be made in accordance with the Plans dated 

November 16, 2014. Minor changes may be approved by the CEDD Director. 

11. Specific on-site lighting shall be approved by the CEDD Director prior to installation. 

12. Trash enclosures are required and currently exist. 

13. Seating limitations on the restaurant use are regulated according to building code which 

requires the occupant load to be calculated using 15 sf person. 
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14. Due to the restaurants close proximity to adjacent lodging and residential uses, all outdoor 

dining in the ground floor shall be closed to patrons at 11pm. 

15. Due to the restaurants close proximity to adjacent lodging and residential uses, the future 

small vertical axis wind turbine not be located in the center of the parking lot, rather as far 

away from residential uses as possible. The variance for the height limit will need to return to 

the Planning Commission when it is anticipated to be utilized. 

16. If any future tenants require modifications to the exterior façade of the structure, resulting in 

a significant change in building storefront design those modifications shall be brought before 

the Architectural Review Board. 

PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 

PACIFIC GROVE this 4th day of December, 2014, by the following vote: 
 

AYES:  
 

NOES:   
 

ABSTAIN:  
 

ABSENT:  
 

      APPROVED: 
 

 

_____________________________ 

      WILLIAM FREDRICKSON, 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. 
 
 

 

James D. McCord  Date 

Applicant    

  
 

    

Ostrich, Inc c/o Chris Hyland  Date 

Owner   
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CITY OF PACIFIC GROVE 
Community Development Department – Planning Division 
300 Forest Avenue, Pacific Grove, CA 93950 
T :: 831.648.3190 • F :: 831.648.3184 • www.ci.pg.ca.us/cdd 

NOTICE OF EXEMPTION FROM CEQA 
 
Property Address/Location: __631 Ocean View Blvd., Pacific Grove, CA 93950   
                       
Project Description: Use Permit (UP) and Architectural Permit (AP) Application No. 14-441 

To allow the renovation of an existing full service restaurant structure and reconfigure the existing structure and site to 

accommodate smaller full service restaurant and 4 additional food and or retail related uses including development of common 

use facilities. 

 

 

APN: __006-084-002-000 

ZC: R-3-M     GP: _Public_   Lot Size: _21,260 square feet________________    

 
 

 

 

 

 

PORTION BELOW TO BE COMPLETED BY A PLANNER: 

 

Applicant Name: James D. McCord AIA Architect         Phone #: 831-373-7800 

Mailing Address: 503 Wave Street, Monterey CA 93940 
____________________________________________________________________________ 

 

Public Agency Approving Project: City of Pacific Grove, Monterey County, California 

Exempt Status (Check One): 

 Ministerial Project (Sec. 21080(b)(1):15268)) 

 Declared Emergency (Sec. 21080(b)(3): 15269(a)) 

 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)) 

√ Categorical Exemption 

Type and Section Number: Section 15301. Class 1 (e) Categorical Exemption 

Statutory Exemptions 

Type and Section Number: _____________________________  

 Other: ____________________________________________________ 

Exemption Findings:  No significant environmental impacts or effects are anticipated.  To allow the renovation of an existing full 

service restaurant structure and reconfigure the existing structure and site to accommodate smaller full service restaurant and 4 

additional food and or retail related uses including development of common use facilities. Class 1 (e) additions to existing structures 

provided the addition will not result in an increase of more than: (1) 50% of the floor area before the addition. 

 

Contact Person, Title: Laurel O'Halloran Assistant Planner 

Contact Phone: 831-648-3127 

Signature: Laurel O'Halloran  

Date: October 1, 2014 

Mail to:   Monterey County Clerk    
     P.O. Box 29 
     Salinas, CA 93902-0570 
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                                                                          JAMES  DAVIS  Mc CORD AIA •  ARCHITECT C8847 
                                                                         HISTORIC PRESERVATION   &   ADAPTIVE REUSE 
                                                                         503 WAVE STREET • MONTEREY •  CA 93940-1426 
                                                                         STUDIO   831 375 7800      •      CELL   831 601 2468 
                                                                         ELECTRONIC MAIL     •    Jim@HistoricArchitect.com     
   
October 1, 2014                                         Project # 1415 
 
To:  Neighbors of 631 Ocean View Boulevard 
 Pacific Grove, CA 
 
Re: Proposed Renovation 
 631 Ocean View Boulevard 
 Pacific Grove, CA 
 
Hello. 
 
I am the architect that represents Ostrich, Inc., the property owner of 631 Ocean View Boulevard. 
 
The Owner has developed a team to design, build and manage the property. We are  developing a 
renovation scheme for the existing building that will update the structure and grounds and prepare 
it for multiple new commercial tenants. Uses will include a small full service restaurant. All uses will 
be selected for strong local appeal with a desireable mix that can also attract visitors. 
 
The gross square footage of the structure and the general footprint will be largely maintained if the 
plan currently submitted to the City of Pacific Grove is approved. 
 
Exterior areas will be upgraded to be accessible for patron use to take advantage of the 
spectacular setting of the structure. The entire property will be handicap accessible. 
 
Building mechanical, plumbing and electrical systems will all be renewed and designed for reduced 
energy consumption, utilizing green technologies wherever feasible.  
 
Architectural expresion will be refreshed utilizing contemporary queues with more glass, added 
roof elements to provide weather protection, added trellis areas and new color scheme. Roof 
heights are increased about 3'-6" above existing only where required to shield equipment in the 
existing roof well. 
 
If you would like to see the design, you can inquire at the City of Pacific Grove Community and 
Economic Development Department. Check the City website as the department is not open all day 
every day of the work week. 
 
If you would like to meet with me to review the design feel free to give me a call to make an 
appointment. 
 
Regards, 
 
 
 
 
James D. McCord AIA 
Architect            
 
1415.Outreach.doc 
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                                              RENOVATION @ LOVERS POINT 
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