
 

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

AGENDA REPORT 

TO: Chair Steres and Members of the Architectural Review Board  

FROM: Wendy Lao, Associate Planner 

MEETING DATE: October 10, 2017 

ADDRESS: 1635 Sunset Drive. Pacific Grove (APN 007-041-020) 

ZONING/ 

LAND USE: 

R-1-B-4/Low Density to 5.4 DU/ac 

SUBJECT: To adopt an Initial Study and Mitigated Negative Declaration, and 

to approve an Architectural Permit and a Tree Permit with 

Development to allow a new 2,942 gross square feet single-family 

residence with a partial second story on a vacant property. The 

project would be placed on the City’s water waitlist. 
 

APPLICANT/OWNER: Joel Panzer, of Maureen Wruck Planning Consultant, on behalf of 

Jeremy and Tiffany Cieslak, owners 

CEQA STATUS: Initial Study/Mitigated Negative Declaration 

 

PROJECT DESCRIPTION 

Architectural Permit and Tree Permit with Development 17-132 would allow a new 2,942 gross 

square feet single-family residence and an attached garage on a vacant property. The site is 

23,137.23 square feet (0.53 acres). The residence will be set back 75 feet from the street 

frontage, and a driveway of approximately 169 feet length will lead to the residence’s two 

covered, two uncovered parking spaces. The front upper-story of the residence contains a sod 

roof, which will have vegetation to help camouflage the approximately 18 ft. tall partial second-

story at the rear. The project is over half an acre and proposes a lot coverage of 20%, which 

includes the allowable 5% immediate outdoor living space area. 

 

The site is located in the Coastal Zone, the Asilomar Dunes Environmentally Sensitive Habitat 

Area, and the Archaeological Zone. No significant archaeological or tribal cultural resource is 

identified at this time. Grading quantities for the project would include approximately 160 cubic 

yards of cut and 160 cubic yards of fill (totaling 180 cubic yards). The project proposes to 

remove a 5 inch Monterey Pine tree, remove a 6 inch Sidney Golden Wattle Acacia tree, and 

trim two Monterey Cypress trees. The project is requesting a water fixture unit count of 18.4 for 

a single-family residence through the Monterey Peninsula Water Management District, and 

would be placed on the City’s water waitlist. 
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BACKGROUND  

On February 13, 2017, Joel Panzer, of Maureen Wruck Planning Consultant, on behalf of 

Jeremy and Tiffany Cieslak, owners, applied for an Architectural Permit to allow a new single-

family residence of 2,942 gross square feet to be located at 1635 Sunset Drive, and to be placed 

on the City’s water waitlist. Mr. Cieslak subsequently applied for a Tree Permit with 

Development as part of the project application. 

 

The subject site is located in the California Coastal Commission’s Coastal Zone. Approval from 

the California Coastal Commission would be required prior to issuance of a building permit. 

 

DISCUSSION 
The proposed development would meet the development regulations set forth in the R-1-B-4 

zoning district, including setbacks, parking, coverage, and height requirements. 

 

The project seeks to construct a partial two-story single-family residence in the center of the 

property, towards the front side of the parcel. The siding would be concrete slab and stucco, and 

the windows would be clear anodized aluminum tempered glass windows . The building would 

be a maximum of18 feet tall. 

 

Pacific Grove Municipal Code & Local Coastal Program Land Use Plan 

The project proposes a gross floor area of 2,942 square feet, which is within the allowable 

maximum gross floor area of 5,905 square feet, pursuant to P.G.M.C. 23.16.110(a). The project 

proposes a site coverage of 14.9% (3,463 square feet), which is within the Coastal 

Commission’s allowable maximum lot coverage of 15% (3,471 square feet), pursuant to the 

City of Pacific Grove’s Local Coastal Program (LCP) Land Use Plan (LUP) Policy 3.4.5.2. The 

project’s site coverage of 15% does not include the allowable 5% immediate outdoor living 

space area, which is also allowed by the LUP Policy 3.4.5.2. The standards in the LUP 

supersede the standards in the Pacific Grove Municipal Code, pursuant to P.G.M.C. 

23.16.110(a). 

 

The project proposes a maximum building height of 18 feet, which is within the allowable 

maximum building height of 18 feet. 

 

The project proposes a side yard setback of 8 feet 3 inches on the northern side and 10 feet 3 

inches on the southern side, which meets the side yard setback requirement of 8 feet. 

 

General Plan 

The project site is located in the Low Density to 5.4 DU/ac land use designation according to 

the General Plan. The standards in the LUP supersede the standards in the Pacific Grove 

General Plan. Nonetheless, the project appears to comply with the following from the General 

Plan’s Chapter 3, Housing Element: 

 

 Policy 2.1: Strive to accommodate the City’s share of the region’s housing needs. 

 

The project also appears to comply with the following from the General Plan’s Chapter 7.5, 

Archaeological Goals, Policies, and Programs: 
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 Program AA:  Inspect the surface of sites which potentially contain archaeological 

resources and evaluate site records to determine the extent of known archaeological 

resources. 

 

 Program CC: Require that a mitigation plan, adequate to protect the archaeological 

resource and prepared by a qualified archaeologist, be submitted for review and, if 

approved, be implemented as part of the project (LUP, 2.4.5.1). 

 

Trees: 

The project proposes to remove a 5 inch Monterey Pine tree, remove a 6 inch Sidney Golden 

Wattle Acacia tree, and trim two Monterey Cypress trees. The project biologist would ensure 

that tree protection measures are being met. 

 

Architectural Review Guidelines: 

The project proposal appears to adhere to the following Architectural Review Guidelines: 

 

Guideline #1: The mass and height of a new building should blend well with neighboring 

structures and not overwhelm them with disproportionate size or a design that is out of 

character. 

The proposed project is predominantly circular in design. The site is surrounded by 

multiple two-story single-family residences, and is not maximizing its gross floor area. 

The height would be a maximum of 18 feet, which is lower than some adjacent 

neighboring properties. 

Guideline #27: A building should be in scale with its site. 

The proposed design provides open space around 80% of the residence which 

complements the design and preserves the character of the neighborhood. 

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

The proposed design avoids large blank facades throughout most of the building through 

the use of windows and varying building heights including a sod roof. This helps to 

soften the elevation. 

Archaeological and Tribal Cultural Resources 

The subject site is located in the City’s Archaeological Zone. No significant archaeological or 

tribal cultural resource is identified at this time, and will not be confirmed until construction 

begins. Mitigation measures are proposed in the event that such resource is observed during 

construction, as this property is located in the Archaeological Zone.  

 

John Schlagheck, M.A., RPA, Associate Archaeologist of Homan & Associates, prepared an 

Archaeological Records Search, Site Reconnaissance, and Subsurface Testing report on October 

2016. City staff conducted tribal consultation with the Ohlone Costanoan Esselen Nation 

(OCEN) Native American tribe, pursuant to Assembly Bill 52, and met and discussed the 

project on May 3, May 23, June 21, and July 25. City staff continued to discuss the project with 

the OCEN tribe again on September 26, 2017 although tribal consultation had been concluded.  
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Biological Resources 

The subject site is located in the City’s Environmentally Sensitive Habitat Area. Thomas K. 

Moss, coastal biologist, prepared a Biological Survey Report on February 4, 2017. A Habitat 

Restoration Plan was subsequently prepared on February 8, 2017. The Botanical Survey Report 

states that no plant or animal species of special concern were identified on the property, 

although mitigation measures are proposed in the event that an observation occurs. 

 

Water Waitlist 

The subject site is located in the Monterey Peninsula, which is currently experiencing a water 

shortage. If approved by the Architectural Review Board, the project would be added onto the 

City’s water waitlist prior to the issuance of the Coastal Development Permit from the Coastal 

Commission. In addition, approval from the Monterey Peninsula Water Management District 

would be required prior to issuance of a building permit. Furthermore, new water meters are 

currently limited through a Cease and Desist Order (CDO) issued by the State Water Resources 

Control Board (SWRCB). Approval from the SWRCB would be required prior to issuance of a 

building permit. 

 

ENVIRONMENTAL REVIEW 

An Initial Study/Mitigated Negative Declaration (IS/MND) is prepared for this project, pursuant 

to the California Environmental Quality Act (CEQA). The IS/MND was circulated pursuant to 

CEQA requirements, and the public review period is open from September 6, 2017 through 

October 6, 2017 at 4:00 p.m. (30 days). City staff conducted tribal consultation with the Ohlone 

Costanoan Esselen Nation (OCEN) Native American tribe, pursuant to Assembly Bill 52, and 

met and discussed the project on May 3, May 23, June 21, and July 25. City staff continued to 

discuss the project with the OCEN tribe again on September 26, 2017 although tribal 

consultation had been concluded. Proposed changes as of October 3, 2017, based on public 

comments are indicated in red. 

 

RECOMMENDATION 

Because of the project’s consistency with the Zoning Ordinance, General Plan, Local Coastal 

Program, and Architectural Review Guidelines, staff recommends that the Architectural Review 

Board: 

 

Adopt an Initial Study and Mitigated Negative Declaration, and to approve an Architectural 

Permit and a Tree Permit with Development No. 17-132, and to place the project on the City’s 

water waitlist, subject to the attached Findings and Conditions. 
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ATTACHMENTS 
 

1. Permit Application 

 2. Draft Permit 

 3. Revised Draft Initial Study/Mitigated Negative Declaration 

 Appendix A: Draft Plans 

 Appendix B: Biological Survey Report 

 Appendix D: Habitat Restoration Plan 

 Appendix E: Water Credit Form 

 Appendix F: Project Data Sheet 

4. Storm Water Control Plan 

5. Public Comments 

 6. Project Plans & Details

 

 

 

RESPECTFULLY SUBMITTED: REVIEWED BY: 

Wendy Lao Anastazia Aziz 
______________________________________ ______________________________________ 

Wendy Lao Anastazia Aziz, AICP 

Associate Planner Principal Planner 
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CITY OF PACIFIC GROVE 
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ARCHITECTURAL PERMIT 

AND 

TREE PERMIT WITH DEVELOPMENT 

#17-132 

FOR A PROPERTY AT 1635 SUNSET DRIVE TO ALLOW A NEW 2,942 SQUARE FEET SINGLE-FAMILY 

RESIDENCE WITH A PARTIAL SECOND STORY, WITH A LOT COVERAGE TOTALING 20%, AND TO 

ALLOW THE REMOVAL OF A 5 INCH PINE TREE, THE REMOVAL OF A 6 INCH ACACIA TREE, AND 

TRIM TWO MONTEREY CYPRESS TREES, ON AN UNDEVELOPED 23,137.23 SQUARE FEET PARCEL. 

THE PROJECT WOULD BE ADDED TO THE WATER WAITLIST. 

 

FACTS 

1. The subject site is located at 1635 Sunset Drive, Pacific Grove, 93950 APN 007-041-020 

2. The subject site has a designation of Low Density to 5.4 Dwelling Units per Acre on the adopted City of Pacific 

Grove General Plan Land Use Map. 

3. The project site is located in the R-1-B-4 zoning district. 

4. The subject site is an interior, undeveloped parcel of 23,137.23 square feet. 

5. The subject site is located within the Coastal Zone. 

6. The subject site is located within the Environmentally Sensitive Habitat Area. A Biological (and Botanical) 

Survey Report was prepared on February 4, 2017. 

7. The subject site is located within the Archaeological Zone, and John Schlagheck, M.A., RPA, Associate 

Archaeologist of Homan & Associates prepared an Archaeological Records Search, Site Reconnaissance, and 

Subsurface Testing on October 2016. 

8. The project site has no water, and would be added to the City’s water waitlist. 

9. An Initial Study and Mitigated Negative Declaration were prepared and circulated for this project.  

 

FINDINGS 

1. The proposed development will meet the development regulations set forth in the R-1-B-4 zoning district, 

including but not limited to heights, parking, coverage, and setbacks. 

 

2. The Local Coastal Program Land Use Plan (LUP) allows a maximum lot coverage of 15% for new development 

per Policy 3.4.5.2., and an additional 5% for an immediate outdoor living space area, and the proposal conforms 

to the required lot coverage.  The site is required to restore the property landscape in accordance with the Habitat 

Restoration Plan, February 4, 2017, by Thomas K. Moss, Coastal Biologist.   

 

3. The architecture and general appearance of the completed project are 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. 1, 28, 

27, & 36. 

 

4. 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. 

 

5. The Board has been guided by and has made reference to applicable provisions of the Architectural Review 

Guidelines in making its determinations on single-family residences. 

 

PERMIT 

 

Architectural Permit (AP) & Tree Permit with Development (TPD) #17-132, per P.G.M.C. 23.70.060(c)(2). 
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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. Conformance to Plans.  Development of the site shall conform to approved plans for “Kevin Smith”, on file with 

the Community Development Department and to the Building Code, with the exception of any subsequently 

approved changes. 

5. 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.   

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. Exterior Lighting.  Exterior lighting must be full cut off and in compliance with Architectural Review 

Guidelines Nos. 10, 11, 12. 

8. Story Poles and Netting: Following the 10 day appeal period all story poles and netting are required to be 

removed. 

9. Coastal Development Permit.  An approved Coastal Development Permit from the Coastal Commission is 

required prior to the issuance of building permits. 

10. Water. An approval from the Monterey Peninsula Water Management District would be required prior to 

issuance of building permits. 

11. Mitigation Monitoring Plan.  The mitigation measures in the adopted Initial Study / Mitigated Negative 

Declaration shall serve as the mitigation monitoring plan for this project. 

12. 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 TPD 17-132 including a new 2,942 square feet single-family residence 

with a partial second story, with a lot coverage totaling 20%, and to allow the removal of a 5 inch Pine tree, 
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the removal of a 6 inch Acacia tree, and trim two Monterey cypress trees, on an undeveloped 23,137.23 

square feet parcel. The project would be added to the water waitlist. 

 

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 10
th
 

day of October, 2017, by the following vote: 

AYES:  XXX 

NOES:  XXX 

ABSENT:  XXX 

VACANCY: XXX 

                                                  
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. 

 

 

 

Jeremy Cieslak, Owner  Date 

 

 

 

Tiffany Cieslak, Owner  Date 
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U:\demand\Work\Forms\Applications\Residential Water Release & Permit Application Revised 20140910.docx 

MONTEREY PENINSULA WATER MANAGEMENT DISTRICT 
RESIDENTIAL WATER RELEASE FORM AND WATER PERMIT APPLICATION 

NOTE: When approved and signed by the jurisdictions, this form must be submitted with final and complete Construction Plans to:  
Monterey Peninsula Water Management District Permit Office 

5 Harris Court, Bldg. G ♦ Monterey, CA 93940 ♦ (831) 658-5601 ♦ www.mpwmd.net ♦ Fax (831) 644-9558 
Completing the Water Release Form & Water Permit Application does not guarantee issuance of a Water Permit. 

 

ALL SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED.  (Please print firmly) 
 

1.  OWNERSHIP INFORMATION:    2.  AGENT/REPRESENTATIVE INFORMATION: 
 

Name:         Name:         
 

Daytime telephone:       Daytime telephone:       
 

Mailing Address:        Mailing Address:        
 

                
 

3.  PROPERTY INFORMATION: 
What year was the house constructed?            Existing Square-footage                 Proposed Square-footage                 

Address:            Assessor Parcel Number  - -  

Is a water meter needed?  (Circle one)          YES        NO           If yes, how many meters are requested?       

Water company serving parcel:        Account Number:      

NOTE:  Separate water meters are required for each User.  Residential uses require separate meters for all auxiliary housing that includes a kitchen. 
 

4.  PROJECT DESCRIPTION (Be thorough and detailed):          
               
                
 

5. INSTRUCTIONS:  Table #1 should list the fixtures on the property as they exist before the project.  Table #2 should reflect all fixtures on 
the property after the project is completed. Only one Master Bathroom can be designated per dwelling unit. 
 

Table No. 1 Existing Property Fixture Count   Table No. 2 Post Project Fixture Count 
(All fixtures before project)      (All fixtures after project) 

 

Type of Fixture                                                                     Fixture       Value       Count Type of Fixture  Fixture          Value         Count 
Washbasin _________ x  1.0 = _________ Washbasin                 _________ x 1.0 = __________ 
Two Washbasins in the Master Bathroom●  _________ x 1.0 = _________ Two Washbasins in the Master Bathroom  _________ x 1.0 = __________ 
Toilet, Ultra Low-Flush (1.6 gallons-per-flush) _________ x  1.8 = _________ Toilet, Ultra Low-Flush (1.6 gallons-per-flush) _________ x  1.8 = _________ 
Toilet, High Efficiency (HET) _________ x  1.3 = _________ Toilet, High Efficiency (HET) _________ x 1.3 = __________ 
Toilet, Ultra High Efficiency (UHET) _________ x 0.8 = _________ Toilet, Ultra High Efficiency (UHET) _________ x 0.8 = __________ 
Urinal, High Efficiency (HEU) (0.5 gallon-per-flush) _________ x 0.5 = _________ Urinal, High Efficiency (HEU) (0.5 gallon-per-flush) _________ x 0.5 = __________ 
Zero Water Consumption Urinal* _________ x 0.0 = _________ Zero Water Consumption Urinal* _________ x 0.0 = __________ 
Masterbath (one per Dwelling): Tub & Separate Shower● _________ x 3.0 = _________ Masterbath (one per Dwelling): Tub & Separate Shower_________ x 3.0 = __________ 
Large Bathtub (may have Showerhead above) _________ x 3.0 = _________ Large Bathtub (may have Showerhead above) _________ x 3.0 = __________ 
Standard Bathtub or Shower Stall (one showerhead) _________ x 2.0 = _________ Standard Bathtub or Shower Stall (one showerhead) _________ x 2.0 = __________ 
Shower, each additional fixture (heads, body spray) _________ x 2.0 = _________ Shower, each additional fixture (heads, body spray) _________ x 2.0 = __________ 
Shower system, Rain Bars or Custom Shower (specs) _________ x 2.0 = _________ Shower system, Rain Bars or Custom Shower (specs) _________ x 2.0 = __________ 
Kitchen Sink (with optional Dishwasher) _________ x  2.0 = _________ Kitchen Sink (optional dishwasher)  _________ x 2.0 = __________ 
Kitchen Sink with High Efficiency Dishwasher _________ x  1.5 = _________ Kitchen Sink with High Efficiency Dishwasher _________ x  1.5 = __________ 
Dishwasher, each additional (with optional sink) _________ x  2.0 = _________ Dishwasher, each additional (optional sink) _________ x  2.0 = __________ 
Dishwasher, High Efficiency (with opt. sink) _________ x  1.5 = _________ Dishwasher, High Efficiency (with opt. sink) _________ x  1.5 = __________ 
Laundry Sink/Utility Sink (one per Site) _________ x  2.0 = _________ Laundry Sink/Utility Sink (one per Site)  _________ x  2.0 = __________ 
Clothes Washer _________ x  2.0 = _________ Clothes Washer  _________ x  2.0 = __________ 
Clothes Washer, (HEW) 5.0 water factor or less _________ x  1.0 = _________ Clothes Washer, (HEW) 5.0 water factor or less _________ x  1.0 = __________ 
Bidet _________ x  2.0 = _________ Bidet  _________ x  2.0 = __________ 
Bar Sink _________ x  1.0 = _________ Bar Sink  _________ x  1.0 = __________ 
Entertainment Sink _________ x  1.0 = _________ Entertainment Sink  _________ x  1.0 = __________ 
Vegetable Sink _________ x  1.0 = _________ Vegetable Sink  _________ x  1.0 = __________ 
Swimming Pool (each 100 sq-ft of pool surface) _________ x  1.0 = _________ Instant-Access-Hot-Water System (fixture credit) _________ x  <0.5> =  __________ 
Other _______________________________ _________ x  ____ = _________    
Other _______________________________ _________ x  ____ = _________ New Connection – Refer to District Rule 24-A5 
Other _______________________________ _________ x  ____ = _________  “Exterior Residential Water Demand   
Other _______________________________ _________ x  ____ = _________  Calculations” _________ x  ____ = __________ 
                                                                                                                                                         Subtotal proposed fixtures     =  __________ 
● Use this fixture count if a previous Permit was issued under Ordinance 80 to utilize    
the Master Bathroom Credit. (Tub may be large.) See District staff for more information. Swimming Pool (each 100 sq-ft of pool surface)   x 1.0 = __________  
         
       

EXISTING FIXTURE UNIT COUNT   TOTAL    =     PROPOSED FIXTURE UNIT COUNT TOTAL  =   
 

DEED RESTRICTION REQUIRED FOR ALL WATER PERMITS - PERMIT PROCESS MAY  TAKE UP TO THREE WEEKS  
 

In completing the Water Release Form, the undersigned acknowledges that any discrepancy or mistake may cause rejection or delay in processing of the 
application.  Additionally, the undersigned is responsible for accurately accounting for all water fixtures.  If the fixture unit count changes without 
notification to the District, or if a difference in fixtures is documented upon official inspection, Water Permits for the property may be canceled.  In 
addition, water fixtures installed without a Water Permit may be cause for interruption of the water service to the Site, additional fees and penalties, the 
imposition of a lien on the property, and deduction of water from the local Jurisdiction’s Allocation.  The property owner/Applicant is required to notify 
the District and provide Construction Plans as appropriate for each change in the Project made prior to use or occupancy that may affect the Project’s 
Capacity to use water. 
 

6. I certify, under penalty of perjury, that the information provided on this Water Release Form & Water Permit Application is to my 
knowledge correct, and the information accurately reflects water use presently planned for this property. 
 

                
Signature of Owner/Agent           Date                Location Where Signed 
 

       
Print Name      File or Plan Check Number       
 
 

AUTHORIZATION FOR WATER PERMIT – JURISDICTION USE ONLY 
   AF Paralta Allocation      AF Public Credits    AF Second Bathroom Protocol  
   AF Pre-Paralta Credits    WDS (Private Well)    Water Entitlement             No water needed 
 

Notes:        Authorized by:       Date:    
  

 

 
This form expires one year from date of authorization for this project by the jurisdiction. 

 
 White copy-MPWMD   Yellow copy-applicant   Pink copy-jurisdiction  

Jeremy and Tiffany Cieslak
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PROJECT DATA SHEET 
 

Project Address:  Submittal Date:  

Applicant(s):  Permit Type(s) & No(s):  
  

 
REQUIRED/ 
Permitted 

Existing 
Condition 

Proposed 
Condition Notes 

Zone District     

Building Site Area     

Density (multi-family projects only)     

Building Coverage     

Site Coverage     

Gross Floor Area      

Square Footage not counted towards 
Gross Floor Area 

    

Impervious Surface Area Created 
and/or Replaced 

    

Exterior Lateral Wall Length to be 
demolished in feet & % of total* 

_______ _______ ___ft/___%  

Exterior Lateral Wall Length to be built _______ _______   

Building Height     

Number of stories     

Front Setback     

_______________Side Setback  
(specify side) 

    

_______________Side Setback  
(specify side) 

    

Rear Setback     

Garage Door Setback     

Covered Parking Spaces     

Uncovered Parking Spaces     

Parking Space Size 
(Interior measurement) 

9’ x 20’    

Number of Driveways 1    

Driveway Width(s)     

Back-up Distance     

Eave Projection (Into Setback) 3’ maximum    

Distances Between Eaves & Property 
Lines 

3’ minimum    

Open Porch/Deck  Projections     

Architectural Feature Projections     

Number & Category of Accessory 
Buildings 

    

Accessory Building Setbacks     

Distance between Buildings     

Accessory Building Heights     

Fence Heights     
*If project proposes demolition to an HRI structure, also indicate % of proposed demolition of the surface of all 
exterior walls facing a public street or streets, if applicable. 
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MAUREEN WRUCK 

PLANNING CONSULTANTS, L.L.C. 

P/1111111ng I .aw/ L '.1,• ~ />rnm/1111,: 

September 26, 2017 

Wendy Lao, Associate Planner 
City of Pacific Grove 
Community Economic Development Department 
300 Forest Avenue 
Pacific Grove, CA 93950 

RE: Comments on Draft Initial Study & Mitigated Negative Declaration: Cieslak 
Residence, 1635 Sunset Drive, Pacific Grove (AP 17-132) 

Dear Ms. Lao: 

Thank you for the opportunity to review and comment on the CEQA review conducted 
by the City for the above-referenced project. On behalf of the project applicants, Tiffany 
and Jeremy Cieslak, please accept this letter as our formal comments on the Initial 
Study/Mitigated Negative Declaration (IS/MND). 

Our Comments are as follows: 

Project Description (Page 3 - IS/Enviromnental Checklist). In checking the data, we 
wish to clarify: 

• The 454 sq. ft. attached garage does not appear to be included in the overall 
residential square footage (noted as 2,488 sq. ft.). Please change the square 
footage to 2,942 sq. ft. and note as a new residence with attached garage. 

• The project height is proposed as 17' 2" vs. 18' noted. We updated the project 
plans (Sheets a3.0, aa4.0 anda4.1) from 17' .O" to 17" 2" for internal plan 
consistency (Exhibit A); 

• The driveway is noted as 168 feet long. Sheet aO shows the drive as being 168' 
11 ". Please round up to 169 feet. 

• The Document notes that the water fixture count 18.4 fixture units (0.184 AF A). 
There will also be a minimal exterior water demand for initial restoration 
activities and minimal residential landscaping, including the sod roof and interior 
courtyard. Typically, the MPWMD assigns a 0.25 AF A water demand factor for 
residential development in urbanized areas. 
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Aesthetics (Page 8, 1st para, ih line). The IS/MND discusses an "earth tone paint scheme 
for the new dwelling". Sheet aS.O shows a natural color palette, intended to blend with 
the environment. Exterior materials proposed include anodized windows and doors and 
natural formed concrete. Please note that painting is not proposed. 

Aesthetics, Item D (Page 9). This discussion involves lighting. There are 4 exterior 
recessed ceiling fixtures and 1 wall mounted fixture, located at the door by the trash 
storage area. Sheet a5.0 indicates the lighting fixtures being proposed as a directional 
wall light in one location near the garage (Bega B33542) and recessed ceiling lights 
(Halo TL402. The attached manufacturer's specifications (Exhibit B) illustrate these 
lights as having LED recessed bulbs, which conceals the source of illumination. 

We believe this evidence in the record supports revising the IS/MND Item D to be 
changed from "less than significant impact with mitigation proposed'' to "less than 
sign,ificant impacf'. From a CEQA standpoint, there is no evidence that five LED exterior 
light fixtures will result in "substantial light or glare" (see Sheets aO and aS.O for fixture 
locations and fixture types). 

Biology, MM BI0-8 (Page 21). It maybe that the biologist would like to retain some 
topsoil ( sand) on site to use for restoration purposes. Rather than indicate a future 
approval from the City of Pacific Grove or the Coastal Commission to retain some cut 
material on-site, can this concept be approved now? Can a Final Habitat Restoration Plan 
be provided if sand is to be retained and reviewed by the planner during the building 
permit phase of the project? 

Biology, MM BI0-14 (Page 21). Based on this office's experience with coastal 
revegetation, I would reasonably expect that the revegetation plans would be fully 
established and stable after three years. A 5 year reporting period would be more than 
adequate to document restoration success. What is concerning is the open-ended 
requirement for reporting once every ten years in perpetuity. There is no evidence in the 
record to support this requirement and it represents an unreasonable cost to the applicant 
without any nexus. We request the 10 year perpetual reporting be deleted and annual 
reporting concludes at 5 years. · 

Cultural Resources (Page 23). The IS analysis correctly reports that there is no evidence 
of archaeological material and that subsurface testing was uniformly negative for the 
presence of cultural materials to depths anticipated to be disturbed during construction. 
Evidence in the record for "Section 5 -Sources" includes the October 2016 archaeology 
report. 

We respectfully request you add the following evidence into the record, under 
"Sources ": 

• The June 22, 2015 archaeology report prepared by Holman & Associates (Exhibit 
C) which states: "(n)o flaked stone or other material commonly used as raw 
material for prehistoric tool manufacture was found during the testing. Similarly, 
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no mammal bone, marine shell, or charcoal was found in the excavated 
material"; 

• E-mails dated May 13th, May 12th, May 11th, May 5th 2017 on this subject 
(Exhibit D). These e-mails confirm that there was no marine shell and nothing at 
all to suggest the presence of an archaeological site (see May 12, 2017 e-mail 
from John Schlagheck, project archaeologist). 

CEQA requires that if: " ... an archaeological resource is neither a unique archaeological 
or historical resource, the effects of the project on (that) resource shall not be considered 
a significant effect on the environment (Guidelines, Section 15064.5(c)(4)). 

Other than the "Source" note regarding the dates of tribal consultations and the 
archaeological study noted above, there is no evidence presented in the IS/MND Project 
Record to support the determination of "Less than Significant With Mitigation 
Incorporated" for Items A, B, C & D. If such an archaeological resource exists and 
mitigations are required, the IS/MND must describe the nature of the resource and the 
potential impacts to the resource. Given the findings of the archaeological report, the 
Source note of a tribal consultation does not substitute for evidence. 

We therefore respectfully request an Initial Study include a written analysis that would 
allow the applicant and the public to fairly evaluate the cultural resource on site and 
measures that may be necessary to avoid potential significant impacts to the identified 
resource. Absent this requested written evidence in the record, Items A, B, C and D 
should be noted as "no impact". 

Hydrology and Water Quality (Page 35). Item J is noted as" no impact" on Page 35. 
The matrix with Item J should be changed to "no impact" on Page 33. 

Land Use and Planning (Page 36). Item Bis noted as" no impact" in the discussion 
section. The matrix with Item B should be changed to "no impact". 

Tribal Cultural Resources (pp 46-47). In addition to the comments to follow, please 
also refer to our discussion above regarding Cultural Resources. 

The IS/MND analysis states that tribal cultural consultations were completed and: 
" ... tribal cultural resources eligible for listing in the California Register of Historic 
Resources, or in a local register of historical resources, have not been determined 
( emphasis added). The IS/MND analysis only provides anecdotal information suggesting 
that because there are ''tribal cultural resources" that have been found elsewhere in the 
area. The IS/MND does not discuss the nature of the known tribal cultural resource, its 
eligibility for listing in California or local registers of historical resources and the 
relationship of that resource to the subject property. On a Monterey County project, the 
Ohlone/Coastanoan-Esselen Nation has taken the position that a majority of Monterey 
County from Lucia to the South to Pajaro to the north and Gabilan Mountains to the east 
are the cultural lands ( cultural landscape) they wish to protect and the preferences is for 
no ( earth) disturbance in this entire region (Exhibit E). 
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In addition, the IS/MND analysis and recommendations for mitigation measures do not 
appear to adequately address the requirements of the Public Resources Code Sections 
cited in Al and A2 (see Public Resources Code Section 21074 (Exhibit F, Public 
Resources Code Section 5020.1 (k) (Exhibit G) or Public Resources Code Section 5024.1 
(Exhibit H). There is also no discussion in the IS/MND of the geographically defined 
cultural landscape in terms of the size and the scope of the landscape (see Exhibit E -
PRC Section 21074(2)(b)). 

Our assessment is supported by the following: 

• The IS/MND provides no evidence to indicate the project site has tribal cultural 
resources that are eligible for listing in the California Register or Historic 
Resources or in a local register of historical resources; 

• The City of Pacific Grove General Plan (Section 7.5) does not identify the project 
site as being on a local register of historical resources inventory; 

• The City of Pacific Grove Historic Preservation Ordinance (PGMC, Section 
23.76) and the Pacific Grove Historic Resources Inventory address historical 
resources and not archaeological resources; 

• The California Coastal Act only requires reasonable mitigation to avoid impacts 
to archaeological resources (Public Resources Code, Section 30244); 

• The current Pacific Grove Local Coastal Program Land Use Plan only requires 
mitigation to protect the resource/sensitive sites and the IS/MND is clear that no 
archeological resources were found on site (see Policies 2.4.4.1 and 2.4.5.1.c); 

• While the 2017 Draft Land Use Plan indicates the area is Archaeologically 
Sensitive (Figure 7), it does not specifically identify the area as having tribal 
cultural resources eligible for listing in the California Register or Historic 
Resources, or in a local register of historical resources (see Section 3.3 - Cultural 
Resources). 

MM-CUL-1 (Page 47). This MM is missing. Page 47 only includes MM Cul-2through 
MM-Cul-6. 

MM CUL-2 (Page 47). 
• The city of Pacific Grove proposes to vest the authority of approving a qualified 

tribal cultural resources monitor to OCEN. If there are issues with the work of this 
monitor, will the City indemnify the applicant from any problems that may arise 
from OCEN approving this monitoring? 

• Is the "tribal cultural resources monitor" the same as a qualified archaeological 
monitor? 

• Does the tribal cultural resources monitor have the same credentials as a 
Registered Professional Archaeologist (RP A)? 

• We would like to confirm there is only one monitor required and not two (i.e. 
tribal cultural and professional archaeologist). 
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MM CUL-3 (Page 47). We do agree with OCEN letter cited above (Collins Project) 
regarding common decency and respect for the deceased. While archaeological research 
on the property confirms absence of cultural artifacts, it is impossible to know whether or 
not the site contains OCEN internment sites (graves). We therefore agree that the 
wording of MM CUL-3 is appropriate 

MM CUL 4, 5 & 6 (Page 47). We would request that mitigation measures MM-CUL4, 
MM-CUL5 and MM-CUL 6 be deleted. They are not supported by evidence we have 
provided for the record. 

Thank you for the opportunity to review the IS/MND and provide comments for the 
record. 

ectfully Submitted, 

J.~,r 
1 R. Panzer, Member 

aureen Wruck Planning Consultants 
(83 1) 771 -2557 
joel@mwruck.com 

JP I Attachment: Exhibit A - Revised Set of Plans to Scale; 
Exhibit B - Exterior Lighting, Manufacturer's Specs; 
Exhibit C-June 22, 2015 Archaeology Report; 
Exhibit D - May 51

'\ 11th, Ii'\ 13th e-mails re: archaeology; 
Exhibit E - April 10111 OCEN Tribal Council Letter and2 Exhibits; 
Exhibit F - Public Resources Code Section 21074; 
Exhibit G - Public Resources Code Section 5020. l (k); 
Exhibit H - Public Resources Code Section 5024.1. 
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STAFF NOTE: 

Several pages have been eliminated as information 

related to archaeological or tribal cultural resources 

may be confidential, pursuant to AB 52. 
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