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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, Assistant  Planner 

MEETING DATE: May 9, 2017 

SUBJECT: Architectural Permit (AP) #17-399 to allow exterior changes, including 

the alteration of existing straight stairs to L-shape with cable railings, 

the replacement of storefront windows with bronze aluminum frame and 

clear glass, and new doors. There is no change to gross floor area or 

coverage. 

ADDRESS: 167 Central Avenue (APN 006-237-020) 

ZONING/ 

LAND USE: 

C-1/Commercial

APPLICANT/ 

OWNER: 

Douglas Roberts, AIA, JHW Architects, on behalf of Gerda Marotta 

Trust, owners 

CEQA: Categorical Exemption, Section 15301, Existing Facilities, and Section 

15303, New Construction or Conversion of Small Structures 

RECOMMENDATION 

Receive report, hold public hearing, and approve AP #17-399 based on the findings and subject 

to the staff-recommended conditions.  

BACKGROUND 

On April 25, 2017, Douglas Roberts, AIA, of JHW Architects, applied for an Architectural 

Permit #17-399 for a property located at 167 Central Avenue in Pacific Grove. The permit would 

allow an existing 2-story commercial building to alter its exterior straight stairs to L-shape to 

meet the 2016 California Building Standards Code. The proposed project also seeks to replace 

the wooden stair railing with cable railings, add new doors toward the rear, and replace the 

storefront windows with bronze aluminum frame and clear glass. There is no change to gross 

floor area or coverage.   

DISCUSSION  
Zoning Code 

The proposed development is in conformance with all requirements of the C-1 zone. 
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The new landing for the stairs will be set back more than 41 ft. from the front of the property, 

which is within the front setback requirement of 0 feet, pursuant to P.G.M.C. §23.31.040. There 

is no change to site coverage, building coverage, gross floor area, height, or any other setbacks, 

all of which are allowed pursuant to P.G.M.C. §23.31.040. 

Architecture Review Guidelines: 

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

Guideline #38: Exterior materials should be compatible with those that predominate in the area. 

The project proposes to use cable railings for the altered stairs, which will match the other 

existing stairs. The project also proposes to replace the existing storefront windows on the 

downstairs and upstairs with bronze aluminum frame and clear glass, which will provide a 

cohesive and improved appearance. 

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

The façade maintains its combination of large storefront windows, brick veneer, and wooden 

siding. The use of varying materials provides visual interest to the street. 

Appendix IV: Window Guidelines (A)(1): As a general rule, consistency of window style and 

materials within a single structure is strongly encouraged. 

The project proposes to replace the existing storefront windows on the downstairs and upstairs 

with bronze aluminum frame and clear glass, which will help to provide a consistent window 

style and visually-pleasing aesthetics. 

Environmental Determination: 

The project qualifies for a Class 1 and Class 3 exemption from CEQA requirements, pursuant to 

Section 15301(e)(1) – Existing Facilities and Section 15303 – New Construction or Conversion 

of Small Structures. The proposed addition and alterations do not present any unusual 

circumstances that would result in a potentially significant environmental impact. The proposed 

alterations conform to the requirements of the California Environmental Quality Act (CEQA). 

ATTACHMENTS 

A. Permit Application

B. Project Data Sheet

C. Draft Permit

D. Window Details

E. Project Plans

RESPECTFULLY SUBMITTED: 

Wendy Lao 
_______________________________ 

Wendy Lao, Assistant Planner 
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CITY OF PACIFIC GROVE 
Community Economic Development Department – Planning Division 
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ARCHITECTURAL PERMIT #17-399 

FOR A PROPERTY LOCATED AT 167 CENTRAL AVENUE TO ALLOW EXTERIOR CHANGES, 

INCLUDING THE ALTERATION OF EXISTING STAIRS TO L-SHAPE WITH CABLE RAILINGS, 

REPLACEMENT OF STOREFRONT WINDOWS WITH BRONZE ALUMINUM FRAME AND CLEAR 

GLASS, AND NEW DOORS. THERE IS NO CHANGE TO GROSS FLOOR AREA OR COVERAGE. 

 

FACTS 

1. The subject site is located at 167 Central Ave, Pacific Grove, 93950 (APN 006-237-020) 

2. The subject site has a designation of Commercial on the adopted City of Pacific Grove General Plan Land Use 

Map. 

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

4. The subject site is a 12,313.93 square feet (0.28 acre) interior lot. 

5. The subject property was built in 1981, and is not on the City’s Historic Resources Inventory. 

6. The subject site is developed with a two-story commercial building for the Monterey Bay Aquarium totaling 

14,761 gross square feet.  

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

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

 

FINDINGS 

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

setbacks and height requirements and; 

 

2. The architecture and general appearance of the completed project is compatible with the neighborhood because 

the proposed exterior will be compatible with the size, scale and proportions of the existing residence and other 

residences in the neighborhood, in that the proposal is consistent with Architectural Review Guidelines No. 36, 

37, and 38; 

 

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

Guidelines in making its determinations. 

 

PERMIT 

Architectural Permit (AP) 17-399 to allow exterior changes, including the alteration of existing stairs to L-shape with 

cable railings, replacement of storefront windows with bronze aluminum frame and clear glass, and new doors. There is 

no change to gross floor area or coverage. 

 

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 
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conditions, unless amended. Amendments to this permit may be achieved only if an application is made and 

approved, pursuant to the Zoning Code. 

4. Public Works, Fire and Building.  Review and approval by the Public Works, Fire and Building Departments 

are required prior to issuance of a building permit.  Work taking place in the public right-of-way shall require an 

encroachment permit prior to issuance of the building permit.   

 

5. Conformance to Plans.  Development of the site shall conform to approved plans for “Monterey Bay Aquarium 

– Tenant Improvements” dated April 18, 2017, 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. 

 

7. Street Trees. One tree must be planted per 30 feet of frontage, with a minimum of two trees 

 

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

 

9. 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 17-399 to allow exterior changes, including the alteration of existing 

stairs to L-shape with cable railings, replacement of storefront windows with bronze aluminum frame and 

clear glass, and new doors. There is no change to gross floor area or coverage. 

 

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 9
th
 day 

of May 2017, by the following vote: 

AYES:   

NOES:   

ABSENT:   

                                                  
APPROVED: 
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      _______________________________ 

       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. 

 

 

 

Gerda Marotta Trust, Owner  Date 
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STOREFRONTS

Fabrication and installation labor costs have always been a decisive factor in selecting

framing systems for storefront projects.  U.S. Aluminum offers cost efficient versatile

Center Glazed Systems with clean lines and superb performance.  Series 451 may be

interior or exterior glazed.  A top load E.P.D.M. gasket is used to position and weatherseal

the glass in the aluminum pocket.  Center Glazed Systems are compatible with most U.S.

Aluminum entrance doors.

2" x 4 1/2" frame

1" Glazing infill (SHOWN) Optional snap-in reducers for 1/4" or 1/2" glass are available

Full range of accessory components

Available in an array of architectural coatings and anodized finishes

Screw spline assembly (SHOWN)

Shear block assembly

Stacking installation option

Interior or Exterior Glazed  (EXTERIOR GLAZED OPTION SHOWN)

451 SERIES SPECIFICATIONS
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DD

SMC

OHCC

STANDARD ABBREVIATIONS

ROUGH OPENING

FRAME DIMENSION

DAYLITE OPENING

DOOR OPENING

DOOR DIMENSION

SURFACE MOUNTED CLOSER

OVERHEAD CONCEALED CLOSER

SERIES 451 CENTER / EXTERIOR GLAZED SCREW SPLINE STOREFRONT SYSTEM

GLASS SIZING NOTE:

REFERENCE U.S. ALUMINUM

CATALOGS AND WEBSITE'S

LOAD CHARTS FOR SIZING

GUIDELINES.
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SHEET NUMBER:

SHEET TITLE:

PROJECT/OWNER

THE USE OF THESE PLANS AND SPECIFICATIONS IS RESTRICTED TO THE SITE
FOR WHICH THEY WERE PREPARED, AND PUBLICATION THEREOF IS EXPRESSLY
LIMITED TO SUCH USE. RE-USE, REPRODUCTION OR PUBLICATION BY ANY METHOD
IN WHOLE OR IN PART IS PROHIBITED. TITLE TO THE PLANS AND SPECIFICATIONS
REMAINS WITH THE ARCHITECT, AND VISUAL CONTACT WITH THEM CONSTITUTES
PRIMA FACIE EVIDENCE OF THE ACCEPTANCE OF THESE RESTRICTIONS.

DATE ISSUED FOR CONSTRUCTION:

DRAWING DATE:

PRINT DATE:

DRAWN BY:

REVISIONS:

ARCHITECTS
2400 GARDEN ROAD
SUITE  C
MONTEREY, CA 93940
(831) 649-1701
FAX (831) 649-3072
www.jhwarch.com

INC.

167 CENTRAL AVE.
PACIFIC GROVE, CA 93950

APN 006-237-020
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PROJECT DATA

167 CENTRAL AVENUE
PACIFIC GROVE, CA 93950

VICINITY MAP

GENERAL NOTES

INDEX
LEGENDS
NOTES
& SITE PLAN

CODE COMPLIANCE
ZONING: C-1

LEGAL DESCRIPTION:  UNIVERSITY ADD TO PACIFIC GROVE N.ELY 80 FT

OF LOTS 8 & 9 AND ALL OF LOT 10 BLOCK 5.

BUILDING CODE SUMMARY:

(BASED ON 2016 CA BUILDING CODE)

EXISTING CONSTRUCTION TYPE: TYPE V-B, FULLY SPRINKLERED

(EXISTING SERVER ROOM HAS FM-200 DRY FIRE 

SUPPRESSION SYSTEM IN LIEU OF SPRINKLERS.)

OCCUPANCIES: "B" OFFICES & ACCESSORY LAB, "S-1" STORAGE,

AND "S-2" PARKING GARAGE,

PER CBC TABLE 508.4, 1-HR OCCUPANCY SEPARATION REQUIRED.

PER CBC TABLE 602, 1-HR RATING <5' TO PROPERTY LINE; NO RATING

REQUIRED AT 10' OR MORE.

BASIC ALLOWABLE AREA = TYPE  V-B, 'B' OCC, SM = 27,000 SF (TABLE 506.2)

("B" - MOST RESTRICTIVE.  MIXED OCCUPANCY

CALCULATION NOT NEEDED)

ACTUAL AREAS (GROSS): FIRST FLOOR =    8,830  SF

SECOND FLOOR =   5,931  SF

TYPE V-B  TOTAL = 14,761  SF (<27,000; OK)

(INCLUDES 2nd FLR EXTERIOR EXIT BALCONIES)
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LEGAL DESCRIPTION:  UNIVERSITY ADD TO PACIFIC GROVE

N.ELY 80 FT OF LOTS 8 & 9 AND ALL OF LOT 10 BLOCK 5.
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WALL LEGEND

ROOM   MATERIAL  SCHEDULE

ROOM

FLR /

BASE

WALLS CEILING

COMMENTS

NO. NAME 1 2 3 4 MAT/FIN HT.

130 CONFERENCE 1A 7 7 8J 8J 13 9'-8"

131 PHONE BOOTH 1A 8J 7 8J 8J 13 9'-8"

132 OFFICE 1A 8J 7/8J 8J 8J 13 9'-8"

133 OFFICES 1A -- 8J 8J 8J 7 +/- 12'-4"

134 LAB 2D 8J 8J 8J 8J 13 9'-0"

135 STORAGE/STAGING 2B 8H 8H 8H 8H 7 +/-11'-10"

136 TOILET 4C 8J/10 8J/10 8J/10 8J/10 8J 9'-0"

137 KIT / ENTRY 1A 8J 8J -- 8J 7 +/- 12'-4"

138 HALL 1A 8J 8J 8J 8J 8J 9'-0"

139 ELECTRICAL 5B 8G 8G 8G 8G 8G 9'-0"

230 OPEN OFFICE 1A 8J 8J 8J 8J 7 10'+ PAINT ALL CEILING

231 TEAM ROOM 1A 8J 8J 8J 8J 7 10'+ PAINT ALL CEILING

232 OFFICE 1A 8J 8J 8J 8J 13 9'-0"

233 OFFICE 1A 8J 8J 8J 8J 13 9'-0"

234 OFFICE 1A 8J 8J 8J 8J 13 9'-0"

235 OFFICE 1A 8J 8J 8J 8J 13 9'-0"

236 WORK STATION 1A 8J -- 8J 8J 13 9'-0"

237 OFFICE 1A 8J 8J 8J 8J 13 9'-0"

238 PHONE 1A 8J 8J 8J 8J 13 9'-0"

ROOM   MATERIAL LEGEND

FLOOR TYPES BASE TYPES

1 CARPET TILE A WOOD BASE

2 LIQUID APPLIED EPOXY B RESILENT BASE

3 LINOLEUM TILE C COVED CERAMIC TILE

4 PORCELAIN  TILE D COVED EPOXY BASE

5 SEALED CONCRETE E EXISTING - NO WORK

6 EXISTING - NO WORK

WALL / CEILING MATERIAL WALL / CEILING FINISHES

7 EXIST'G STRUCT OR FINISH G
GA LEVEL 3, TEXTURE & PRIME

8 5/8" GWB H
GA LEVEL 4, TEXTURE & PRIME

X TYPE "X" FOR FIRE RATING J
GA LEVEL 5, SMOOTH & PRIME

10
CER. TILE O/ #8, W.R. BD

K PAINT P1

11 WOOD PLANK O/#8 L PAINT P2

12 DMB SURFACE O/ #8 M PAINT P3

13 SUSPEND. ACOUS. PANEL N PAINT P4

14 U UNFINISHED
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