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ARCHITECTURAL PERMIT AP 14-578 

FOR A PROPERTY LOCATED AT 666 GIBSON AVE, PACIFICE GROVE TO ALLOW THE ADDITION OF 

436 SF BEDROOM AND BATHROOM TO A SINGLE STORY 1221 SF SINGLE FAMILY RESIDENCE FOR A 

TOTAL OF A 1,657 SF RESIDENCE.  

    

FACTS 

1. The subject site is located at 666 Gibson Avenue, Pacific Grove, 93950 APN 006-554-014 

2. The subject site has a designation of MDR 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 5,000 square feet. 

5. The subject site is developed with a single family dwelling which is on the City’s Historic Resources Inventory. 

6. A Phase 1 and 2 Historic Report by Elizabeth Moore dated October 16, 2014 was prepared. 

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

 

FINDINGS 

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

setbacks, height requirements, and parking requirement, and; 

 

2. The October 16, 2014 Phase1 and 2 Historic Report by Elizabeth Moore concluded the proposed project is in 

conformance with the Secretary of the Interior Standards. 

 

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 is consistent with Architectural Review Guidelines No.’s 

22,23,28; 

 

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. 

 

PERMIT 

Architectural Permit AP 14-578 to allow: 

1) To allow the addition of 436 sf bedroom and bathroom to a single story 1221 sf single family residence for a total 

of a 1,657 sf residence. 

 

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. 
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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 approve plans for “Swerrie Residence” dated 

January 5, 2015, on file with the Community Development Department 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. 

 

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 14-578 to allow the addition of 436 sf bedroom and bathroom to a 

single story 1221 sf single family residence for a total of a 1,657 sf residence. 

 

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. 
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Passed and adopted at a regular meeting of the Architectural Review Board of the City of Pacific Grove on the 13
th
 

day of January, 2015, by the following vote: 

AYES:   

NOES:  None 

ABSENT:   

                                                  
APPROVED: 

 

 

      _______________________________ 

      Jim McCord, 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. 

 

 

 

Lynn Swerrie, Owner  Date 
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NAME AND ADDRESS OF THE PROPERTY 
 

SWERRIE RESIDENCE  -  BUILT IN 1909 
169 Pacific Avenue 

Pacific Grove, CA  93950 
 
 
 

APPLICANT 
 

Llyn Swerrie 
666 Gibson Street 

Pacific Grove, CA 93950 
 
 
 
 

OWNER 
 

Llyn Swerrie 
666 Gibson Street 

Pacific Grove CA 93950 
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PHASE I and II HISTORIC ASSESSMENTS 
SWERRIE RESIDENCE  -  BUILT IN 1909 
666 Gibson Street, Pacific Grove  CA  93950 
 
INTRODUCTION 
 
The following Phase I and II Historic Assessments for the residential property located at 
666 Gibson Street, (APN 006-554-014-000), in Pacific Grove, has been prepared as 
required by the City of Pacific Grove and the California Environmental Quality Act 
(CEQA). 
 
 
PHASE I HISTORIC ASSESSMENT 
 
HISTORIC CONTEXT 
 
The period of historical significance for this property is from 1903 to 1926.  
 
In the United States in this period, Theodore Roosevelt presidency gave way to that of 
William Taft and then Woodrow Wilson. Private automobiles appeared, triggering a 
profound change to the pace of life and to the built environment. Einstein proposed the 
General Theory of Relativity. The Panama Canal was completed. World War I was fought. 
In 1920, the 19th Amendment gives women the right to vote.  
 
In Pacific Grove, the primary theme of this period, per the HCS, is “Pacific Grove Comes 
of Age”. The period is marked by the maturation of the city, evidenced by construction of 
new civic facilities and the arrival of large-scale commercial development along 
Lighthouse Avenue. Tourism, commercial development of Lighthouse Avenue, and the 
advent of new construction materials and construction types marked a change. In this 
period the downtown grew and flourished, the Pacific Grove Library was established, the 
El Carmelo Hotel was dismantled and both The Mayflower Church and The Mammoth 
Stables Burned down. Pacific Grove High School was built (it is now the Jr High School), 
and Asilomar opened its doors to guests. 
 
The facet of history associated with this particular property is significant in regard to the 
change in Pacific Grove from a quiet tented retreat to a busy commercial and tourist town. 
There was a shift toward a greater variety of architectural styles including a range of 
residential building styles from simple to ornate. New commercial construction with larger, 
more ornate buildings characterized the central business district along Lighthouse Avenue. 
This period also saw changes and important trends in art, design and culture as well as 
architecture, and a quickening of the pace of life worldwide. 
 
The residence on the subject property suggests Craftsman Style Bungalow, per the HCS 
description of that style with: Simple rectangular Massing, Yes; Front or side gable roofs 
Yes, with prominent knee braces Yes, at porch overhang, and exposed rafter tails, No;  
Wood shingles, No, Bevel, No, or shiplap siding Yes, (sometimes in combination) are 
most common; Gable porches, Yes, Sometimes supported by “battered” columns which 
are wider at the base, No; Windows with geometric divisions in the upper sash, Yes; 
Smooth River Boulders as skirting or at the base of chimneys, No. 
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The house and garage on the property retain original design integrity and are in very good 
condition having been well maintained. When considered in the neighborhood as a whole, 
the property has sufficiently significant character to convey the aspect of history with which 
that style is associated. The neighborhood itself retains many historic properties. There 
are also newer buildings, as well as altered older buildings, which also make reference to 
the historic context. Thus, the neighborhood is important in illustrating the historic context. 
 
HISTORICAL BACKGROUND 
 
The City of Pacific Grove and Monterey County Assessor's records show the single family 
dwelling was built on the property at 666 Gibson Street, in 1909. Per the Sanborn Maps, 
the lot was vacant in 1897. Per the Monterey County Assessors Office, as of 1900 this 
house does not show on the county assessors records, the first taxes for the building were 
assessed in 1909 as a portion of a larger lot. 
 
The property is described as: Portion of Lots 8 and 9, in Block 173, Fifth Addition Tract, 
City of Pacific Grove, Monterey County, California. 
 
HISTORICAL BACKGROUND - SOCIAL AND CONSTRUCTION  
 
The subject property was part of a larger parcel that was subdivided, separating a small 
parcel, on which this house sits, from the larger portion of the parcel. The house was on 
the property line at the alley, it was lifted and moved as far into the lot as possible without 
disrupting an existing oak tree. Prior to, and at the time the property was divided, it had 
been owned by Elmarie Dyke, a person well known and active in the community for many 
years. The division occurred to facilitate purchase by the current owner, Lynn Swerrie. 
 
It appears the subject house was originally built as a one story, single-family dwelling. It 
was rectangular with a protruding front element, low-pitched roof with cross gables, a 
small eyebrow roof over the front door. The façade is simply detailed with substantial 
trims. A later addition to the rear of the house has a very low pitch shed roof and a 
different pattern of window placements than the original. It has similar detailing to the main 
portion of the house. The garage is free-standing, with clapboard siding and a gable roof 
is set to the south east of the property.  
 
DESCRIPTION OF THE HISTORIC RESOURCE 
 
The subject property at 666 Gibson Street is part of a neighborhood of one and two story 
houses of varying sizes and styles but the majority were built in the 1st quarter of the last 
century. The neighborhood is tidy. Most of the houses are there are in good condition. The 
subject house has been well maintained and additions are in keeping with the character of 
the original construction.  
 
Per the HCS, the architectural style of subject house most closely resembles that of a 
Craftsman Style Bungalow.  
 
The façade is asymmetrical with two pairs of windows on the left and the door, with its 
knee brace supported overhang, to the right. The house is simply but thoughtfully detailed. 
It has a low pitch roof with a thin roof edge, a slender fascia board over the rafter tails, 
with a medium to steep roof pitch and a medium overhang. Horizontal shiplap siding 
covers the entire house, varying in slightly in dimension on the added building element. 
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NORTH ELEVATION – 666 GIBSON STREET 
 
 
The original fenestration remains on much of the  house, but several windows on the west  
elevation have been replaced in their original window openings. Window sash, frames and 
trim varies only subtly by location. A kitchen and dining room addition has a style similar to 
that of the original construction but for a shallow shed roof 
 
The detached single car garage sits in the northwest corner of the property, to the rear of 
the yard. The garage exterior differs from that of the house to the horizontal board siding 
of the house though there is little roof overhand. The garage door is a vertical board 
overhead type.  
 
There is pleasant cottage style landscaping landscaping, including a picket fence around 
the property, and a variety of unshaped shrubs, hedges and a small trees.  
 
EVALUATION FOR HISTORIC SIGNIFICANCE 
 
The following assessment considers the subject property for historic significance and 
integrity based on the specific evaluation criteria for listing of the National Register of 
Historic Places (NRHP), the California Register of Historic Resources (CRHR), and the 
Pacific Grove Historic Resources Inventory (PGHRI). Each of the three resource 
inventories’ evaluation criteria asks more specific, increasingly local questions of concern. 
A resource that does not qualify for listing based on the National Criteria may still 
demonstrate significant integrity for California or Pacific Grove listing.  
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National Register of Historic Places Sec. 60.4 Criteria for Evaluation:  
 
The quality of significance in American history, architecture, archeology, engineering, and 
culture is present in districts, sites, buildings, structures, and objects that possess integrity 
of location, design, setting, materials, workmanship, feeling, and association, and: 
 
(a) that are associated with events that have made a significant contribution to the broad 
patterns of our history; 
 
No, the site is not associated with events significant to the broad patterns of our 
history. 
 
(b) that are associated with the lives of persons significant in our past; 
 
No, the site is not associated with the lives of persons significant in our past. 
 
(c) that embody the distinctive characteristics of a type, period, or method of construction, 
or that represent the work of a master, or that possess high artistic values, or that 
represent a significant and distinguishable entity whose components may lack individual 
distinction;  
 
No, this property does not posses individual distinction, nor does it represent the 
work of a master or possess high artistic values. It does not represent a significant 
and distinguishable entity. 
 
(d) that have yielded, or may be likely to yield, information important in prehistory or 
history. 
 
No, the property has not and is not likely to information important in prehistory or 
history. 
 
 
The California Environmental Quality Act (CEQA), PRC Sec. 21084.1  
 
CEQA requires all properties fifty years of age or older to be reviewed for potential historic 
significance.  Criteria for significance in PRC Sec. 5024.1(a) asks;   
 
1. Did any event of importance to the region, state or nation occur on the property? 

 
No such event is associated with this house. 
 

2. Did anyone of great importance to the region, state or nation occupy the property 
during the productive period of their lives? 

 
No such person appears to have occupied this property. 
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3. Does the building represent an important architectural type, period, method of 
construction, or is it a good example of a noted architect or master-builder?   
 

No. It is not an exemplary representation of an important architectural style, 
period or method of construction, nor is it the work of a noted architect or 
master builder. 
 

4. Is the property is likely to yield information significant to the understanding of the 
areas history?  

 
No. It is unlikely to yield information significant to the area’s history. 

 
 
The City of Pacific Grove Municipal Code, Sec. 23.76.025, evaluation criteria 
includes consideration of the following; 
 
(a) Whether the structure has significant character, interest or value as part of the 
development, heritage or cultural characteristics of the city of Pacific Grove, the state of 
California, or the United States; 
 

Yes. The house possesses significant character to convey the aspect of 
history with which it is associated. 

 
(b) Whether it is the site of a significant historic event; 
 

No record found shows this was the site of a significant historic event. 
 
(c) Whether it is strongly identified with a person who, or an organization, which 
significantly contributed to the culture, history or development of the city of Pacific Grove; 

 
No. Elmarie Dyke owned and inhabited the larger house on the property. She 
was well known and active in the community. Her contribution, though great, 
was not necessarily more significant to the culture, history or development 
of Pacific Grove than many of the town’s other very dedicated and 
participatory long time residents. 
 

(d) Whether it is a particularly good example of a period or style; 
 

Yes. The original Craftsman Style Bungalow portion of the house is a good 
example of its period and able to convey its historic context.  
 

(e) Whether it is one of the few remaining examples in the city of Pacific Grove 
possessing distinguishing characteristics of an architectural type or specimen; 
 

No. There are many such buildings remaining in Pacific Grove.  
 
(f) Whether it is a notable work of an architect or master builder whose individual work 
has significantly influenced the development of the city of Pacific Grove; 
 

No reference to an architect or builder could be found.  
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(g) Whether it embodies elements of architectural design, detail, materials or 
craftsmanship that represent a significant architectural innovation; 
 

No. It does not embody a significant architectural innovation. 
 
(h) Whether it has representing an established and familiar visual feature of a 
neighborhood, community, or of the city of Pacific Grove;  
 

Yes. This structure represents a familiar visual feature.  
 
(i) Whether it retains the integrity of the original design; 
 

Yes. The property retains significant original integrity. 
 

(j) Whether it contributes to the architectural aesthetics and continuity of the street; 
 

Yes. It contributes to architectural aesthetic and continuity of the street. 
 
(k) Whether it is located within a geographically definable area possessing a 
concentration of historic properties, which visually contribute to each other and are unified 
aesthetically. 
 

Yes. The neighborhood retains its historic context as it located in a 
geographically definable area, which possesses a concentration of historic 
properties that visually contribute to each other and are unified aesthetically.  

 
 
 
The Subject Property is listed in the following inventories of historic significance: 

 
  Pacific Grove Historic Resources Inventory 
 
 
The Subject Property is not listed in any of the following inventories of historic 
significance: 

 
California Register of Historic Places, 
National Register of Historic Places, 
 

 
Evaluation of this property includes use of the above as well as the following 
resources: 
 
 National Register Federal Program Regulations, 

Part 60 – National Register of Historic Places. 
 California Environmental Quality Act (CEQA), PRC Sec. 21084.1  
 Monterey County Assessors and Recorders Offices 

Pacific Grove Planning Department 
City of Pacific Grove Historic Resources Inventory 
The Heritage Society of Pacific Grove 
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SUMMARY 
 
Based on this evaluation, the building on the subject property at 169 Pacific Avenue in 
Pacific Grove, California: 
 

Does not appear to meet the national criteria of significance used for determining 
eligibility for the listing of resources, as it does not demonstrate historic significance when 
evaluated using NRHR Criteria. Further, it does not demonstrate, as stated in the NRHP 
Guidelines a “quality of significance in American History, architecture, archeology, 
engineering or culture”; 

 
Does not appear to meet the state criteria for listing, as it does not demonstrate 

historic significance when evaluated using CRHR Criteria; 
 

Does not retain sufficient overall integrity to convey historical significance and 
qualify for listing in the National or California Registers. It does not demonstrate sufficient 
historic integrity, based on evaluation of location, design, setting, workmanship, materials, 
feeling and association. The building design, materials, and workmanship are not 
exemplary as they relate to construction methods and architectural details, though the 
context of the building has not changed dramatically since its period of significance it has 
changed significantly; 
 

Appears to meet the Pacific Grove criteria of significance used for determining 
eligibility for the listing of resources, when evaluated using the PGHRI criteria  
 
 
PHASE I ASSESSMENT CONCLUSION 

 
Based on the above analysis, the subject property located at 666 Gibson Street, 
Pacific Grove CA., meets the criteria for historic significance per The City of Pacific 
Grove Municipal Code, Sec. 23.76.025, based on evaluation criteria a, d, h, i, j, & k. 
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PHASE II HISTORIC ASSESSMENT 
 
The following is an analysis of the proposed alterations to the historically significant 
structures at 666 Gibson Street in Pacific Grove Ca, for the purpose of evaluating of their 
compliance with the Secretary of the Interiors Standards for the Treatment of Historic 
Properties, 1995: Rehabilitation. 
 
An addition has been designed for the subject property for the owner Lynn Swerrie by  Mr. 
Crocket. It appears to be sensitive to the existing historic material, the character of the 
house and neighborhood, and in keeping with the Secretary of the Interior’s Standards for 
Treatment of Historic Properties. 
 
This proposed project includes an addition, attached to existing non historic added 
building element. All additions and alterations are proposed to the side of the existing 
building, set back form the front. Massing, forms and detail similar to the historic portion of 
the building are proposed. The addition will have a roof line similar to the original. As it is 
set well back from the facade it will be subservient to the original historic front of the 
original Craftsman Style Bungalow portion of the house. It will be obscured from view of 
the street to some extent by the existing building, by being set back from the street and by 
the garden fence, oak trees and other vegetation. 
 
New fenestration at the addition will be of similar materials, proportion, muntin pattern and 
overall design to the historic wood windows. The existing replacement windows on the 
west elevation will not be altered or replaced at this time. The window placement is of the 
proposed addition is consistent with the Craftsman Style Bungalow design of the historic 
front of the existing building.  
 
The style of the new construction as proposed, is similar to and subtly differentiated from 
that of the historic house. On the plans for the proposed project, where materials like 
those of the original construction are proposed for new construction, the dimensions of the 
new vary slightly, but visibly from the existing, making it visually clear where historic and 
new construction exist. The historic portion of the building has horizontal siding, the new 
will have horizontal varies somewhat in dimension from the early 20th century horizontal 
board siding, reflecting changes in milling practices.  
 

 
Site Plan – Proposed   Addition 

, reflecting changes in milling practices. 

 Addition
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South Elevation          Existing    

 
South Addition       Existing                   Proposed 

                                                                              . 
 

 
 

East Elevation       Existing      

 
East Elevation          Existing         Proposed 
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West Elevation      Existing    

 
 

West Elevation           Proposed                              Existing 
                                                      . 
 
 

             
 

North Elevation      Existing    
 

 
North Elevation   Proposed    Existing    
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Evaluation per The Secretary of the Interior's Standards for the Treatment of 
Historic Properties, 1995: 
 
REHABILITATION 
 
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. 
 
Yes. The house will continue to be used as a residence. The addition of living 
space, proposed outside of the historic house footprint, will make the house 
more suitable for modern a lifestyle. Distinctive materials, features, spaces 
and spatial relationships will be unaltered or minimally changed.  No 
changes are proposed to the garage. 
 

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.  
 
Yes. The historic character and spatial relationships will be preserved and 
alterations limited to the non-historic portions of the house.  

 
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. 
 
Yes. The design preserves historic material. Proposed material and detail are 
subtly but visibly different than the historic portion of the house. The new 
references the historic forms and materials, consistent with the period of 
significance of the house and its historic context. 

 
4. Changes to a property that have acquired historic significance in their own right will 

be retained and preserved.  
 

Yes. The historically significant 1909 historic house will remain unaltered. 
The addition will be attached at an earlier, non-historic building element.  

 
5. Distinctive features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property shall be preserved. 
 

Yes. Distinctive elements characterizing the property will be preserved. 
 
7. Chemical or physical treatments, such as sandblasting, that cause damage to 

historic materials shall not be used. The surface cleaning of structures, if 
appropriate, shall be undertaken using the gentlest means possible. 

 
 Yes, historic materials will be undertaken with care. 
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8. Significant archeological resources affected by a project shall be protected and 

preserved. If such resources must be disturbed, mitigation measures shall be 
undertaken. 

 
 Not applicable to this project. 
 
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 will 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. 

 
Yes. Proposed work will preserve, not destroy, historic materials, features or 
special relationships characteristic of the property, and will be differentiated 
from and compatible with the historic to protect the integrity of property and 
environs. 
 

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

 
Yes. The proposed addition to the house will be added outside the historic 
footprint. The proposed addition will connect to the house primarily at an 
earlier non-historic addition. There will be no substantial disruption to the 
historic portions of the building, the fabric, essence, or integrity of the 
property. No alterations are proposed to the garage. 

 
 
SUMMARY 
 
The proposed plan for the historic property at 169 Pacific Avenue in Pacific Grove, 
including remodel element and the extension of the 1944 building element to the rear of 
the property, all consistent with the existing when evaluated per The Secretary of the 
Interior's Standards for the Treatment of Historic Properties, 1995, Rehabilitation section, 
is consistent with applicable criteria # 1, 2, 3, 4, 5, 6, 7, 9, & 10, # 8 is not applicable to 
this project. 
 
 
Respectfully Submitted 
 
 
 
 
 
Elizabeth Moore
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Location Map 
 

 
 

Vicinity Map 
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South Elevation 
 
 

 
 

East Elevation  
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Elevations at Southeast Front Corner 
 

 
 

East Elevation – Deck and Garden 
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East Elevation     North Elevation 
 

 
 

West Elevation 
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West Elevation 
 

   
 

Garage - West Elevation                 Garage - South Elevation 
 

    
 

Garage - East Elevation                 Garage - North Elevation    
                   View blocked by fence 
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NEIGHBORHOOD CONTEXT             . 
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  ARCHITECTURAL PLANS – EXISTING AND PROPOSED     

 
 

Site Plan, Existing and Proposed – 2014 
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Floor Plans – Existing and Proposed - 2014
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Exterior Elevations – Proposed 2014 
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