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Compliance per Secretary of the Interior's Standards for 

Rehabilitation 
 

Addition:  Martha Cummings Residence c. 1905 
215 Lobos Street, Pacific Grove, CA 93950 

 
 
The proposed addition to the Martha Cummings Residence c. 1905 at 215 Lobos 
Street, Pacific Grove, California for Frank Mayer & Sherri Goering shall be carried out in 
a manner in compliance with  The Secretary of the Interior's Standards for Rehabilitation 
consistent with the responses to the  following criteria defined by the National Parks 
Service. Drawings of the existing and proposed are included herewith. 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 
 

Existing Site & Floor Plan 
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1. A property will be used as it was historically or be given a new use that 
requires minimal change to its distinctive materials, features, spaces, and spatial 
relationships. 

The use of the structure will stay as it was originally intended as a single family 
residence. 

 2. The historic character of a property will be retained and preserved. The 
removal of distinctive materials or alteration of features, spaces, and spatial 
relationships that characterize a property will be avoided.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Existing Residence & Garage 

 

No period features or details are being removed from the original residence. See 
existing Floor Plan for the 1990's Utility Room addition and related work at the rear of 
the period residence, which will be modified. See Existing Floor Plan, EX1, for notations 
regarding items that are not period fabric (NPF). 

Kitchen interior is being adapted to meet contemporary needs but no period exterior 
components are being modified in that process. 

Front and south wall locations of the Garage are being retained, however the Garage is 
being widened 2 feet and extended rearward to add utilitarian space. A margin of 12 
feet is being maintained from the period structure to retain separation. The retention of 
the Garage front wall setback from the street leaves the front yard and period home 
relationship to the garage face unscathed. 

No new work on the property will modify the footprint of the 1905 residence. 
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A 'hyphen' link will be constructed between the Kitchen and the Master Bedroom 
addition at the extreme rear of the property, behind the period structure.   Extended 
minor setback intrusions, consistent with existing conditions, will be required to 
accomplish this work. These are subject to an Historic Preservation Permit that has 
been requested as a part of this application.  

The existing oak trees have a dynamic impact on the period residence and the 
streetscape in general. Continued tree maintenance to these significant oaks will 
continue to be carried out per proper forestry practices. Minimal trimming at the extreme 
edge of the drip line will be undertaken as a part of this project and ongoing 
stewardship.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Existing Residence Signature Detailing 

3. Each property will be recognized as a physical record of its time, place, and 
use. Changes that create a false sense of historical development, such as adding 
conjectural features or elements from other historic properties, will not be 
undertaken. 

No conjectural features or elements are being added to the property.  
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4. Changes to a property that have acquired historic significance in their own 
right will be retained and preserved. 

No such modifications to the period residence seem to be present, except perhaps 
electrification, which is also of a very early time. The residence has been rewired to 
period fixtures and fittings in a manner that has not impacted the period finishes.  

5. Distinctive materials, features, finishes, and construction techniques or 
examples of craftsmanship that characterize a property will be preserved.  

All Character Defining Features of the period structure will be preserved.  

6. Deteriorated historic features will be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new 
feature will match the old in design, color, texture, and, where possible, materials. 
Replacement of missing features will be substantiated by documentary and 
physical evidence.  

The existing period residence is in a well maintained state and no elements are 
deteriorated enough to require replacement at this time. Ongoing maintenance will 
continue as it has for the past 16 years under this ownership, so no such replacement is 
envisioned. 

 

 

 
Proposed Site & Lower Floor Plan 
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7. Chemical or physical treatments, if appropriate, will be undertaken using the 
gentlest means possible. Treatments that cause damage to historic materials will 
not be used. 

No chemical or invasive physical treatments will be used on period elements of the 
residence.  

The current scope of work does not include any such modification to period exterior 
materials. 

8. Archeological resources will be protected and preserved in place. If such 
resources must be disturbed, mitigation measures will be undertaken.  

The project is not in a sensitive archaeological zone, however, if artifacts or other 
evidence of early habitation are encountered during the foundation excavation, work will 
be suspended until the site can be evaluated and proper mitigation measures identified. 

9. New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the 
property. The new work shall be differentiated from the old and will be compatible 
with the historic materials, features, size, scale and proportion, and massing to 
protect the integrity of the property and its environment.  

The new structure is differentiated from the period home by the 'hyphen' sunroom link 
which will be executed in similar framing and glazing materials to the original; but is 
more transparent so as to allow views through it for interpretation of the period structure 
and setting and provide light to the period bedroom window to remain in that wall.  

No exterior siding of any type is used on the street side of the link to accentuate the 
separation. 

Although the addition will be executed in similar materials, subtle differences including 
slightly different window sash and door rails and stiles, for instance, will define the 
newer installations   

The scale of the new structure is subservient to the existing in height, visible breadth as 
viewed from the street and square footage. The addition has been designed, however, 
to be in keeping with the existing design motif, maintaining roof slopes, bay window 
plan, similar exterior finishes and general opening types.  

 The addition will be a bit simpler in detail than the existing residence, lacking period 
ornamentation such as bracketing, decorative gable end shingles and spindle work that 
are signature components of the original Victorian Cottage. 

10. New additions and adjacent or related new construction will be undertaken in 
a such a manner that, if removed in the future, the essential form and integrity of 
the historic property and its environment would be unimpaired.  

The new kitchen expansion and link is designed to be in an area of the structure where 
prior disturbance of period materials have already taken place. See notes in 2. above. 
Removal of that work, and removal of the proposed new construction will not damage 
extant period materials. 
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Utility addition and exterior stair were accomplished in 1990's per City property file 
documents. Rear exterior wall portions of the structure were removed and Dining Room 
window configuration was changed, per site evaluation. Due to the rearward locations of 
this early work, they may have been determined to meet the requirements of the SOI 
Standards. 

The new link will be designed so as to not be attached to the existing period framing 
materials with direct mechanical fastenings, avoiding removal of period materials.  In 
that way, new building elements will not disturb period components with the new 
construction, assuring reversibility of the installation. 

 

 

 

 

 

 

 

 

 

 

 Proposed Street View  

The 2 story addition will be roughly 12' from the period residence, attached with the 
single story link, as seen above. All new work will interface the existing structure across 
the rear wall and the 3'-2" rear portion of the of the South wall of the period home, All 
new work will retain the existing wall, window and exterior trim of the period structure in 
place. 

The requested Historic Preservation Permit is essential to the preservation of this period 
home and to compliance of this project. 

Therefore, the proposal, in the opinion of the Architect, meets the criteria of the 
Secretary of the Interior's Standards for Rehabilitation.  
 
 
 
 
 
James D. McCord AIA 
Historic Architect 
 
 
12/30/2013 
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