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

AGENDA REPORT 

 

TO: 

 

Chairman Steres and Members of the Architecture Review Board 

FROM: Wendy Lao, Assistant Planner 

MEETING DATE: July 18, 2017 

SUBJECT: Architectural Permit Permit (AP) #17-075 to allow a second-floor 

addition of 472 square feet directly over an existing single-floor garage, 

to create a total of a two-story 4,222 gross square feet single-family 

residence. 

ADDRESS: 398 Calle De Los Amigos (APN 007-061-018) 

 

ZONING/ 

LAND USE: 

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

APPLICANT/ 

OWNER: 

 

Craig Holdren, architect / John & Wendy Evans, owners 

 

CEQA: Addendum to Initial Study/Mitigated Negative Declaration, with 

Mitigation Monitoring Program  

 

RECOMMENDATION 

Approve, subject to recommended findings and conditions, and adopt Addendum to Initial 

Study/Mitigated Negative Declaration, with Mitigation Monitoring Program 

 

BACKGROUND 

On January 26, 2017, Craig Holdren, architect, applied for an Architectural Permit #17-075 for a 

property located at 398 Calle De Los Amigos in Pacific Grove. The project seeks to allow the 

existing two-story residence of 3,750 square feet to add a second-story addition of 472 square 

feet directly above an existing single-floor garage. This would create a total of a 4,222 gross 

square feet two-story residence, with a 61 square feet non-accessible accessory structure (former 

bomb shelter), on a 26,505 square feet lot. The subject site is located in the Coastal Zone, 

Environmentally Sensitive Habitat Area, and Archaeological Zone.  

 

In 2004, the City’s Architectural Review Board adopted an Initial Study/Mitigated Negative 

Declaration (IS/MND) and Mitigation Monitoring Program (MMP) for a remodel and addition to 

this property, pursuant to the California Environmental Quality Act. The project analyzed in the 

MND was the remodel of an existing two-story, 3,543 square feet single-family residence and 

garage, and addition of 143 square feet, on a 26,505 square feet lot. In addition to the proposed 

remodel, the project was to remove 770 square feet of impervious materials from the site, restore 

79% of the site to its natural condition, and construct new walkways and a deck. The project was 
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constructed and received final approval from the City’s building department in March 2006.  An 

Addendum to the IS/MND and MMP was prepared for this project.  

 

DISCUSSION 
 

Zoning Code 

The proposed development is in conformance with all requirements of the R-1-B-4 zone, with 

the exception of legal non-conforming setbacks and the undersized carport. The addition will not 

encroach into the setbacks. 

 

The proposed project will have a building coverage of 37%, which is within the allowable 

maximum building coverage of 40%, pursuant to P.G.M.C. §23.16.040. The proposed project 

will have a site coverage of 59.5%, which is within the allowable site coverage of 60%. The 

proposed project will have a gross floor area 2,476 square feet, which is within the allowable 

maximum gross floor area of 2,476 square feet.  

 

The proposed project will have a building height of 23 feet 10 inches, which is within the 

allowable maximum height limit of 25 feet. 

 

Architecture Review Guidelines: 

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

 

Guideline #28: An addition should complement and balance the overall form, mass, and 

composition of the existing building. 

 

Guideline #35: Design a façade to appear similar in scale and character to those in its context. 

 

Guideline #39: On additions and remodels, wood windows should be replaced with like 

materials. 

 

Biological Resources: 

The property is located in the Asilomar Dunes neighborhood, which is an Environmentally 

Sensitive Habitat Area. A Botanical Survey Update was completed by Thomas K. Moss, coastal 

biologist, on May 21, 2017, and provided habitat restoration efforts as mitigation measures for 

the proposed project (attached). 

 

Tribal Cultural Resources: 

The subject site is located in the Archaeological Zone. City staff conducted consultation with the 

Ohlone Costanoan Esselen Nation tribe on June 21, 2017, and have also received an 

archaeological report from July 2003. Appropriate mitigation measures have been proposed for 

the project. 

 

CEQA: 

In February 24, 2004, the City of Pacific Grove’s Architectural Review Board adopted an Initial 

Study/Mitigated Negative Declaration (IS/MND) and Mitigation Monitoring Program (MMP). 

The project analyzed in the MND was the remodel of an existing two-story, 3,543 square feet 

single-family residence and garage, and addition of 143 square feet, on a 26,505 square feet lot. 

In addition to the proposed remodel, the project was to remove 770 square feet of impervious 
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materials from the site, restore 79% of the site to its natural condition, and construct new 

walkways and a deck. The project was constructed and received final approval from the City’s 

building department in March 2006. 

 

Pursuant to CEQA Guidelines §15164(b) an addendum to an adopted negative declaration may 

be prepared if only minor technical changes or additions are necessary or none of the conditions 

described in §15162 calling for preparation of a subsequent EIR or negative declaration have 

occurred. An Addendum to the IS/MND and MMP was prepared for this project (attached). 

Based on the proposed revisions to the project and the environmental analysis described above, 

the City has concluded that a supplemental or subsequent EIR or negative declaration is not 

required for the proposed revised project, and this addendum satisfies the requirements of CEQA 

for the proposed project as revised.  
 

ATTACHMENTS 

A. Permit Application 

B. Project Data Sheet 

C. Draft Permit 

D. Water Credit Form 

E. Initial Study & Adopted Mitigated Negative Declaration (2004) 

F. Botanical Survey Update 

G. Draft Addendum to Mitigated Negative Declaration & Mitigation Monitoring Plan 

H. Project Plans 

 

RESPECTFULLY SUBMITTED: 

Wendy Lao  
_______________________________  

Wendy Lao, Assistant Planner 
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CITY OF PACIFIC GROVE 
Community Economic Development Department – Planning Division 
300 Forest Avenue, Pacific Grove, CA 93950 
T : 831.648.3183 • F : 831.648.3184 • www.ci.pg.ca.us/cdd 

 

ARCHITECTURAL PERMIT #17-075 

FOR A TWO-STORY PROPERTY LOCATED AT 398 CALLE DE LOS AMIGOS TO ALLOW A SECOND-

FLOOR ADDITION OF 472 SQUARE FEET DIRECTLY OVER AN EXISTING SINGLE-FLOOR GARAGE, 

TO CREATE A TOTAL OF A TWO-STORY 4,222 GROSS SQUARE FEET SINGLE-FAMILY RESIDENCE. 

 

FACTS 

1. The subject site is located at 398 Calle De Los Amigos, Pacific Grove, 93950 (APN 007-061-018) 

2. The subject site has a designation of Low Density to 5.4 DU/ac on the adopted City of Pacific Grove General Plan 

Land Use Map. 

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

4. The subject site is a 26,505 square feet corner lot. 

5. The subject site is developed with a two-story single-family residence of 3,750 square feet, and a detached non-

accessible accessory structure (bomb shelter) of 61 square feet. 

6. The subject property was built in 1960, remodeled in 2005, and is not listed on the City’s Historic Resources 

Inventory. 

7. The subject site is located within the Archaeological Zone, and an Archaeological Report was completed on July 

2003. 

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

9. The subject site is located within the Environmentally Sensitive Habitat Area, and a Botanical Survey Update was 

completed by Thomas K. Moss, coastal biologist, on May 21, 2017. 

10. On February 24, 2004, the Architectural Review Board adopted an Initial Study, Mitigated Negative Declaration, 

and Mitigation Monitoring Program for a remodel and addition, pursuant to the California Environmental Quality 

Act. 

11. An Addendum to the Initial Study, Mitigated Negative Declaration, and Mitigation Monitoring Program were 

prepared for this project. 

 

FINDINGS 

1. The proposed development will meet the development regulations set forth in the R-1-B-3 zoning district, 

including but not limited to heights, parking, and setbacks, 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. 28, 

35, and 39, and; 

 

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; 

 

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

Guidelines in making its determinations on single-family residences, and; 

 

4. The proposed development will meet the development regulations set forth in the Local Coastal Program’s Land 

Use Plan, and habitat restoration efforts will be completed. 

 

PERMIT 

Architectural Permit (AP) #17-075 to allow: a second-floor addition of 472 square feet directly over an existing single-

floor garage, to create a total of a two-story 4,222 gross square feet single-family residence. 
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CONDITIONS OF APPROVAL 

1. Aesthetics. 
a. If the property owner chooses to repaint the exterior of the entire structure as part of the proposed project, 

earth tone color schemes or a natural finish shall be required to blend with the dune environment, subject to 

the approval of the Architectural Review Board. 

 

2. Biological Resources. 
a. An annual weed control program in the dunes needs to be implemented by the owner, where every weed is 

removed prior to new seeds being produced, just as is done in the ornamental landscaping area within the 

enclosed courtyard. Weeding should occur once or twice each month, between February and June. Care 

should be taken to avoid impacting other plants, particularly the rare plants, when gardeners are doing weed 

control maintenance. 

b. Wire baskets should be placed over all remaining Tidestrom’s lupine plants as soon as possible. The baskets 

should be maintained and replaced as needed. New seedlings should be protected with wire baskets, as well, 

eventually protecting at least 20 plants on a continuous basis over the long term. 

c. A short length (12-15 feet) of 4-foot high “snow fence” should be installed from near the southwest corner of 

the house, extending into the dunes perpendicular to the prevailing northwest wind. The fence will be 

maintained for at least five years and then the area should be evaluated again, to determine if it needs to 

remain. 

d. A temporary habitat protection fence should be installed by the Project Biologist to delineate the construction 

area, including where building materials are staged and disposed of. The fence should remain in place until all 

construction is completed; final building inspections has been approved, and the Project Biologist agrees to 

remove the fence. 

e. The Project Biologist should inspect the site once each week for the duration of the construction project, to 

ensure that all environmental protection measures are being followed. 

f. All construction waste materials, including all solids and fluids, will not be disposed on site. Any deviation 

from this will be reported to the General Contractor and the owner and will be cleaned up to the complete 

satisfaction of the Project Biologist. 

g. A remnant piece of a concrete walkway next to the southwest corner of the house should be removed. Rare 

plants occur very close to it, so the Project Biologist should work closely with the General Contractor to 

ensure that it is removed without impacting any of the rare plants. Consideration should also be given to 

removing the informal flagstone walkway and “boneyard” of gardening materials on the west side of the 

house. 

 

3. Tribal Cultural Resources 

a. Prior to issuance of any grading or building permit, the Building Official shall verify that the Applicant has 

retained a monitor acceptable to the Ohlone Costanoan Esselen Nation (OCEN) tribe to be present during any 

grading or construction activities involving ground disturbance.  

b. If intact archaeological artifacts or cultural features are encountered at any time during project 

implementation, earth-disturbing work shall be immediately halted within 10 meters (30') of the find and the 

Community Development Department Director shall be immediately notified before work on the site may 

proceed. 

c. Earth-disturbing work shall not recommence within the designated area until the find is evaluated by the 

Project Archaeologist and the Lead Agency (City of Pacific Grove) project planner. If the Lead Agency 

determines that development impacts to the resource can be reasonably avoided, or that the resource is not a 

significant unique archaeological or paleontological artifact, earth-disturbing work may be allowed to 

proceed. 

d. Should human remains or significant unique or intact archaeological resources be encountered during project-

related earth-disturbing activities, work shall be immediately halted within 50 meters (150') of the find, the 

Community Development Department Director shall be immediately notified, and work shall not 

recommence until the find can be evaluated by a qualified professional archaeologist with local expertise, 
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approved by the City. If the find is determined to be significant, appropriate mitigation measures shall be 

formulated. 

e. The mitigation plan shall be prepared at the applicant's expense, by an archaeologist with local expertise. The 

mitigation plan shall be submitted to and approved by the Director of the Community Development 

Department before work can proceed within the designated area. 

f. The mitigation plan shall emphasize preservation in place and include recommended preservation measures in 

accordance with the guidelines of the State Office of Historic Preservation and the State of California Native 

American Heritage Commission, and an estimate of the costs of mitigation. 

 

3. Mitigation Monitoring Plan: A Mitigation Monitoring Plan shall be required for this project. 

 

4. 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.  

5. 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. 

6. 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. 

7. 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.   

 

8. Conformance to Plans.  Development of the site shall conform to approved plans for “Lyon Residence”, on file 

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

approved changes. 

 

9. 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. 

 

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

 

11. California Coastal Commission.  An approval from the California Coastal Commission is required prior to the 

issuance of building permits. 

 

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. 

 

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

removed. 
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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 17-075 to allow a second-floor addition of 472 square feet directly over 

an existing single-floor garage, to create a total of a two-story 4,222 gross square feet single-family 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. 

 

PASSED AND ADOPTED AT A REGULAR MEETING OF THE ARCHITECTURAL REVIEW BOARD OF 

THE CITY OF PACIFIC GROVE ON THE 18
th

 DAY OF JULY, 2017, BY THE FOLLOWING VOTE: 

AYES:  XXX 

NOES:  XXX 

ABSENT:  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. 

 

 

 

                       John & Wendy Evans, property owners                        Date 
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THOMAS K. MOSS 

Coastal Biologist 
 

  

508 Crocker Avenue  setwave@msn.com 

Pacific Grove, CA 93950  (831) 594-0948 

 

 
 

 
May 21, 2017 
 
Wendy Lao, Associate Planner 
City of Pacific Grove, Planning Department 
300 Forest Avenue, Pacific Grove, CA 93950 
 
Project:  John Evans remodel/addition – Botanical Survey Update 
 398 Calle de los Amigos, Pacific Grove, CA 
 
 
Dear Wendy, 
 
 At the request of John Evans, I have conducted a botanical survey of his property at 
398 Calle de los Amigos, to determine if his current proposal to construct a second-story 
addition over the garage will have any impacts to the surrounding environment. In addition, 
I inspected his restored landscape, to assess its condition and to identify any major 
deficiencies that need attention. No site coverage calculations were provided on the site 
plan, so I did not review the site plan’s consistency with previous site plans and coverage 
requirements, as I typically do as part of assessing potential impacts of a new project. This 
brief report provides the results of the current botanical survey, a “status check” of the 
2006 habitat restoration project, an assessment of environmental impacts from the 
proposed project, and a list of recommended habitat protection and mitigation measures. 
Photos of all subjects discussed in the report are attached following the text of the report. 
 
Project Description 
 
 The project proposes to add a second story over the garage section of the existing 
house (Figure 1). No increase in the size of the building’s footprint, driveway and other 
exterior surfaces is proposed. 
 
Botanical Surveys 
 
 Two earlier botanical surveys have been conducted and recorded for the property - 
in 1989, when the former owner added a second-story onto the original house (and painted 
the house pink!) and in 2003, when the current owner added a large deck and two small 
additions to the exterior of the house. Since 1989, the natural environment and vegetation 
surrounding the house has gone through significant changes, finally being restored and 
returned to native plants in 2006 by the current owner.  
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Figure 1. Site Plan 
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 I conducted another botanical survey of the property on May 5, 2017. The timing of 
the survey was appropriate for identifying if any of the state and federally listed plants 
(“special plants” or rare plants) that occur in the Asilomar Dunes were present on the 
property. Higher than normal amounts of rainfall this year has resulted in a banner year for 
rare plant populations in the Asilomar Dunes and elsewhere on the Monterey Peninsula, 
with surveys of other properties recording high numbers of the various rare plants. 
However, only 11 Tidestrom’s lupine plants were observed on the subject property, 
representing a continuing, declining trend in the population at this location. 
 
 Many of the “special plants” that occur in the Asilomar Dunes are annuals and are 
not evident or conspicuous from June to about February. Tidestrom’s lupine, a state and 
federally listed “Endangered Species,” is the only rare plant that has been observed on the 
property. It continues to be present here, but in much smaller numbers than was recorded 
in 1989.  
 
 Of greatest concern and disappointment, especially for this biologist who has been 
involved in projects on this property for nearly 30 years, is the continued demise and poor 
recovery of the Tidestrom’s lupine population on the property, from a high of 44 plants in 
1989, to 4 plants in 2003, 15 plants in 2005, and 11 plants in 2017. The great discrepancy in 
the population size in the 1989 and 2003 surveys has been attributed to two factors: 1) the 
misguided maintenance activities by the former owner’s gardener (nearly all of the native 
vegetation was pulled out in the late-1990s) and 2) dry conditions that prevailed in winter 
2003, which caused many of the rare plants to remain very small and return to a dormant 
stage early, prior to when the survey was done. Because of the dry conditions in 2003, the 
survey results were likely not accurate. Some 15 mature plants were observed on the south 
side of the house at the time that the site was restored in 2005 and 2006.  
 
 As part of the habitat restoration project, a number of the rare plants were 
protected from deer herbivary by placing small wire baskets over them. However, despite 
the success of the restoration project, the Tidestrom’s lupine population appears to have 
not benefited, with the population declining slightly since the project was completed. This 
occurred because the wire baskets were not replaced after they had corroded and broken 
apart, allowing the plants to be eaten or damaged by the deer. The wire baskets will need 
to be replaced and maintained over the long run, in order to facilitate recovery of the rare 
plant’s population to its former size of approximately 44 plants. 
 
Habitat Restoration 
 
 In general, the native plant landscape is in very good condition, though there are 
areas where various weeds need to be more routinely controlled. Fourteen species of 
native dune plants (annuals and perennials) were identified. Both the relative composition 
and density of the various plants is very good. Also noted growing in the dunes were 10 
species of exotic plants. Of highest concern is the presence of several very aggressive 
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weeds, including ripgut grass, veldt grass and conicosia ice plant. These plants will continue 
to spread and displace the native plants in time, if they are not removed on a regular basis. 
 
 The dune area near southwest corner of the house and deck is particularly subject to 
erosion from the prevailing northwest wind. Because of the angle and position of the house 
on the top of a ridge, the wind deflects and accelerates off of the high house wall and 
focuses on the exposed dune surface near the southwest corner of the house. Old gravel 
from the original house construction project has become exposed here, as the lighter sand 
has been blown away. Fortunately, the gravel has helped maintain some stabilization of the 
surface, while allowing a few plants to grow, including several Tidestrom’s lupines. 
Maintaining a short length (12-15 feet) of “snow fence” in this area would help to reduce 
the impact of the wind here and allow more plants to become established. 
  
Impact Assessment 
 
 Adding a second story over the garage will increase the amount of shading to the 
dune area north of the garage. Most of the common dune plants that grow in this area will 
not be adversely impacted by the increase in shading. No rare plants occur in this area, so 
the increase in shading will not result in any significant impacts. However, the annual 
grasses and other weeds, as described earlier, will benefit from the extra shading (and 
increase in soil moisture content), as is already evident along the existing two-story section 
of the house. A routine weed abatement effort each year should be undertaken to mitigate 
the existing weed problem and potential increase in weeds resulting from the new addition. 
 
 Unnecessary and significant impacts to the dunes during any large or small project 
can occur from construction equipment, materials and personnel, if the boundaries of the 
construction area are not clearly defined in the field. In order to protect the dunes and 
vegetation near the construction area, the Project Biologist will install a temporary fence, 
which will remain in place for the duration of the project. All construction materials, 
activities and personnel will be prohibited from going into the dunes outside of the fence. 
 
Mitigation Recommendations 
 
 Several habitat and rare plant protection and mitigation measures are described in 
this letter, and are summarized as follows: 
 

1. An annual weed control program in the dunes needs to be implemented by the 
owner, where every weed is removed prior to new seeds being produced, just as is 
done in the ornamental landscaping area within the enclosed courtyard. Weeding 
should occur once or twice each month, between February and June. Care should be 
taken to avoid impacting other plants, particularly the rare plants, when gardeners 
are doing weed control maintenance. 
 

2. Wire baskets should be placed over all remaining Tidestrom’s lupine plants as soon  

Attachment F Item 8c



 5 

as possible. The baskets should be maintained and replaced as needed. New 
seedlings should be protected with wire baskets, as well, eventually protecting at 
least 20 plants on a continuous basis over the long term. 
 

3. A short length (12-15 feet) of 4-foot high “snow fence” should be installed from near 
the southwest corner of the house, extending into the dunes perpendicular to the 
prevailing northwest wind. The fence will be maintained for at least five years and 
then the area should be evaluated again, to determine if it needs to remain. 
 

4. A temporary habitat protection fence should be installed by the Project Biologist to 
delineate the construction area, including where building materials are staged and 
disposed of. The fence should remain in place until all construction is completed; 
final building inspections has been approved, and; the Project Biologist agrees to 
remove the fence. 

 
5. The Project Biologist should inspect the site once each week for the duration of the 

construction project, to ensure that all environmental protection measures are 
being followed. 

 
6. All construction waste materials, including all solids and fluids, will not be disposed 

on site. Any deviation from this will be reported to the General Contractor and the 
owner and will be cleaned up to the complete satisfaction of the Project Biologist. 

 
7. A remnant piece of a concrete walkway next to the southwest corner of the house 

should be removed. Rare plants occur very close to it, so the Project Biologist should 
work closely with the General Contractor to ensure that it is removed without 
impacting any of the rare plants. Consideration should also be given to removing the 
informal flagstone walkway and “boneyard” of gardening materials on the west side 
of the house. 

 
 

Sincerely, 
 

Tom Moss 

 

 

  
 
 
(Photo report attached) 
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Photo 1. 5/18/03. Prior to 2005 remodel, deck addition, habitat restoration. Most of the 
native plants had been removed a few years earlier by the previous owner’s gardener. 

 
 
Photo 2. 5/13/17. Following restoration, showing excellent coverage and species diversity. 
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Photo 3. 2/7/05. East side of house. Prior to start of construction and habitat restoration. 

 
 
Photo 4. 5/5/17. Following restoration. Exotic myoporum and acacia shrubs removed and 
replaced with Monterey cypress trees, screening the house and stabilizing the slope. 
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Photo 5. 5/5/17. South of house. Restored with good coverage of plants. Rare plant area. 

 
 
Photo 6. 5/5/17. West of house. High concentration of weeds competing with native plants. 
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Photo 7. Wind-blown and deer browsed Tidestrom’s lupine, located near the southwest 
corner of the house. Central root stem (tap root) is exposed. 

 
 
Photo 8. Heavily browsed Tidestrom’s lupine, but it does have a flower and seed pods. 
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Photo 9. Remnant of concrete walkway on southwest corner of deck. Should be removed. 

 
 
Photo 10. Informal flagstone walkway and gardener’s boneyard on west side of house. 
Should be removed. 
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Photo 11. Entry area to front door and landscaped courtyard. 

 
 
Photo 12. Example of temporary snow fence, used to control erosion caused by the wind. 
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Addendum to Mitigated Negative Declaration 
Evans Residence Remodel at 398 Calle De Los Amigos, Pacific Grove, CA (APN 007-061-018) 

April 11, 2017 

 

 
 

Overview 

The purpose of this Addendum is to demonstrate that the proposed project, as revised, would 
not result in any of the conditions under which a subsequent Negative Declaration or 
environmental impact report would be required pursuant to Public Resources Code Section 
21166 or CEQA Guidelines Sections 15162 and 15164. 
 
In 2004, the City of Pacific Grove’s Architectural Review Board adopted the Initial 
Study/Mitigated Negative Declaration (IS/MND) and Mitigation Monitoring Program (MMP) for 
the Evans Residence Project at 398 Calle De Los Amigos, Pacific Grove. The project analyzed 
in the MND was the remodel of an existing two-story, 3,543 square feet single-family residence 
and garage, and addition of 143 square feet, on a 26,505 square feet lot. The site is located in 
the Asilomar Dunes Environmentally Sensitive Habitat Area, the City’s Archaeologically 
Sensitive Area, and the California Coastal Commission’s Coastal Zone. In addition to the 
proposed remodel, the project was to remove 770 square feet of impervious materials from the 
site, restore 79% of the site to its natural condition, and construct new walkways and a deck. 
The project was constructed and received final approval from the City’s building department in 
March 2006.  
 
Purpose of an Addendum 

CEQA and the CEQA Guidelines establish the type of environmental documentation that is 
required when changes to a project occur or new information arises after an EIR is certified or a 
Negative Declaration adopted for a project. CEQA Guidelines Section 15162 establishes criteria 
for determining whether more detailed information, such as the preparation of a Subsequent or 
Supplemental EIR, is needed, and Section 15164 defines the appropriate use of Addendums to 
previous EIRs and Negative Declarations. 
 
CEQA Guidelines Section 15162(a) states: 
 

When an EIR has been certified or a negative declaration adopted for a project, no 
subsequent EIR shall be prepared for that project unless the lead agency determines on 
the basis of substantial evidence in the light of the whole record, one or more of the 
following: 

(1) Substantial changes are proposed in the project, which will require major revisions in 
the previous EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

(2) Substantial changes occur with respect to the circumstances under which the project 
is to be undertaken, which will require major revisions of the previous EIR due to the 
involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects. 
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(3) New information of substantial importance which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was 
certified as complete shows any of the following: 

a. The project will have one or more significant effects not discussed in the EIR. 

b. Significant effects previously examined will be substantially more severe than 
shown in the previous EIR 

c. Mitigation measures or alternatives previously found not to be feasible would in 
fact be feasible, and would substantially reduce one or more significant effects of 
the project, but the project proponents decline to adopt the mitigation measure; 
or 

d. Mitigation measures or alternatives that are considerably different from those 
analyzed in the previous EIR would substantially reduce one or more effects on 
the environment but the project proponents decline to adopt the mitigation 
measure. 

CEQA Guidelines Section 15164(b) states: “An addendum to an adopted negative declaration 
may be prepared if only minor technical changes or additions are necessary or none of the 
conditions described in Section 15162 calling for the preparation of a subsequent EIR or 
negative declaration have occurred”  
 
The following analysis demonstrates that the proposed revisions to the project do not raise any 
new environmental issues and require only minor technical changes or additions to the previous 
Negative Declaration to satisfy the requirements of CEQA. 
 
Project Description 

The modified project proposes a 472 square feet second-story addition directly above an 
existing single-story garage. The addition allows a bedroom, a full bath, a closet, and stairs. 
 
To match the existing residence, the exterior siding would use cedar wood shingles, and the 
gabled roof would have asphalt shingles. The new windows would be wood material. The 
project also proposes a second-story balcony of 48 square feet on the northern side of the 
addition, which would have glass guardrails and metal posts. 
 
The building coverage would remain the same at 2,817 square feet (10.62%), and the site 
coverage would remain the same at 4,641 square feet (14.14%). The gross floor area would be 
increased from 3,811 square feet to 4,283 square feet. The addition would total 21 feet in 
height, which would be lower than the existing residence of 26 feet height. 
 
The landscape would be restored to the native habitat. Footings would be located inside the 
existing building to support the second-story addition, and the modified project does not 
anticipate ground disturbance on the perimeter of the building. 
 
Environmental Analysis 

The 2004 MND found that the project would result in impacts that were either less than 
significant or less than significant with mitigation. The Modified Project proposes changes to the 
size of the residence. Taking into account these changes, the Modified Project would have 
similar effects as the original project. The only topical areas where the Modified Project could 
result in new significant impacts or substantially more severe impacts than those analyzed in the 
2004 MND are Aesthetics, Biological Resources, and Tribal Cultural Resources. Assembly Bill 
(AB) 52 of 2014 required an update to Appendix G (Initial Study Checklist) of the CEQA 
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Guidelines to include potential impacts to tribal cultural resources. Changes to Appendix G were 
approved by the Office of Administrative Law in 2016 and the Governor’s Office of Planning and 
Research (OPR) subsequently updated Appendix G to reflect those changes.  
 
The following discussion analyzes whether new significant impacts or a substantial increase in 
the severity of impacts could occur in these three topical areas. 
 
I. Aesthetics 
 
The 2004 MND found that the original project would have: 

 less-than-significant effects on scenic vistas 

 no impacts on scenic resources 

 less-than-significant effects with mitigation incorporated on the existing visual character 
of the site and its surroundings 

 less-than-significant effects on new sources of substantial light or glare 
 
Changes to potential impacts that could result from the proposed modifications to the previous 
project are as follows. 
 
1. WOULD THE PROJECT HAVE A SUBSTANTIAL ADVERSE EFFECT ON AN IDENTIFIED 
SCENIC VISTA? 
 
The Modified Project would add 472 square feet of floor area above the existing single-story 
garage, and that portion of the building would increase in height from 9 feet 3 inches to 21 feet. 
This addition would be within the structure’s existing footprint and approximately 5 feet lower 
than the existing two-story, 26 feet high building. The exterior walls and roof of the addition 
would match the existing earth-tone colors with a tempered glass balcony guardrail.  
 
The 2004 MND found that “the project will not interfere with public views to the ocean along 
Sunset Drive or from inland streets, nor is the site visible from Sunset Drive, and that no 
substantial effects to aesthetic resources are anticipated.” (MND, p. 6) For the reasons 
described above, the placement, size and design of the proposed addition would not result in 
substantially more severe visual impacts than the previous project, and no additional mitigation 
measures are required. 
 
 
2. WOULD THE PROJECT SUBSTANTIALLY DAMAGE SCENIC RESOURCES, INCLUDING, 
BUT NOT LIMITED TO TREES, ROCK OUTCROPPINGS, AND HISTORIC BUILDINGS 
WITHIN A STATE SCENIC HIGHWAY? 
 
The 2004 MND found that “There are no historic buildings or rock outcroppings present on the 
site. Sunset Drive is a designated scenic drive, but the proposed project is located in a 
developed neighborhood inland from that roadway and is already committed to single-family 
residential use. The proposed project site is located in an established neighborhood and is 
within the line of sight of public views to the ocean from Calle De Los Amigos; however, the 
proposed additions are not easily visible from that street. The site is located above the Pico 
Avenue roadway and is not visible from Sunset Drive.” (MND, p. 7)  
 
For the reasons discussed in #1 above, the placement, size and design of the proposed addition 
would not result in impacts to scenic resources that would be substantially more severe than for 
the previous project. No additional mitigation measures are required. 
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3. WOULD THE PROJECT SUBSTANTIALLY DEGRADE THE EXISTING VISUAL 
CHARACTER OR QUALITY OF THE SITE AND ITS SURROUNDINGS? 
 
The 2004 MND found that the proposed project was required to comply with policies contained 
in the Coastal Land Use Plan that protect scenic resources, “that the proposed project site was 
already committed to residential development, and the scale of the project is such that no 
substantial degradation of the visual character and quality of the site or its surroundings will 
occur.” (MND, pp. 7-8) The following mitigation measure was adopted: 
 

I.3.1  If the property owner chooses to repaint the exterior of the entire structure as part 
of the proposed project, earth tone color schemes or a natural finish shall be 
required to blend with the dune environment, subject to the approval of the 
Architectural Review Board. 

 
In addition, the City’s Architectural Review Guidelines for Single-Family Residences, Guideline 
#10, states, “Position outdoor lighting so that no direct light extends onto neighboring 
properties.” The permit’s condition of approval would require this guideline to be met. 
 
For the reasons discussed in Item 1 and 3 above, the placement, size and design of the 
proposed addition would not result in impacts to the visual character or quality of the site and its 
surroundings that would be substantially more severe than for the previous project. Mitigation 
Measure I.3.1 remains applicable to the project, and no additional mitigation measures are 
required. 
 
4. WOULD THE PROJECT CREATE A NEW SOURCE OF SUBSTANTIAL LIGHT OR GLARE 
THAT WOULD ADVERSELY AFFECT DAY OR NIGHTTIME VIEWS IN THE AREA? 
 
The 2004 MND found that unlike development of a vacant site, the proposed project site is 
already committed to residential development, and the single-family residential use of the site 
remains unchanged. The generation of glare or light emissions on the site is not likely to 
substantially increase from existing levels. (MND, p. 8) The size, placement and design of the 
proposed addition, as described in #1 above, would not result in impacts to light and glare that 
would be substantially more severe than for the previous project. No additional mitigation 
measures are required. 
 
II. Biological Resources 
 
The MND (pp. 10-16) found that the original project would have: 

 less-than-significant effects with mitigation incorporated on species identified as a 
candidate, sensitive, or special status species 

 no impacts on riparian habitat or other sensitive natural community 

 less-than-significant impacts on wetlands 

 no impacts on fish or migratory wildlife corridors 

 no impacts on local policies or ordinances protecting biological resources 

 no impacts on habitat conservation plans 
 
Tidestrom’s lupine, a state and federally listed “Endangered Species” plant, is the only rare plant 
that has been recorded on the property since 1989. On May 5, 2017, Thomas K. Moss, coastal 
biologist, conducted an updated botanical survey (Appendix A). The survey found eleven (11) 
Tidestrom’s lupine plants at this property. This is a decline compared to 1989, and is attributed 
to several factors, including a misguided gardener from the previous owner, dry conditions that 
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prevailed in winter 2003, and broken wire baskets that allowed deer to eat or damage some 
plants. 
 
The survey also determined that the Modified Project would increase the amount of shading to 
the dune habitat north of the garage. Most of the common dune plants that grow in this area 
would not be adversely impacted by the increase in shading. No rare plants occur in this area, 
so the increase in shading would not result in any significant effects. However, the annual 
grasses and weeds would benefit from the extra shading along with the increase in soil moisture 
content.  
 
Mitigation measures were incorporated into the 2004 MND and adopted for the previous project. 
The 2017 Biological Report recommends the following mitigation measures for the proposed 
addition: 
 

1. An annual weed control program in the dunes needs to be implemented by the owner, 
where every weed is removed prior to new seeds being produced, just as is done in the 
ornamental landscaping area within the enclosed courtyard. Weeding should occur once 
or twice each month, between February and June. Care should be taken to avoid 
impacting other plants, particularly the rare plants, when gardeners are doing weed 
control maintenance. 
 
2. Wire baskets should be placed over all remaining Tidestrom’s lupine plants as soon 
as possible. The baskets should be maintained and replaced as needed. New seedlings 
should be protected with wire baskets, as well, eventually protecting at least 20 plants on 
a continuous basis over the long term. 
 
3. A short length (12-15 feet) of 4-foot high “snow fence” should be installed from near 
the southwest corner of the house, extending into the dunes perpendicular to the 
prevailing northwest wind. The fence will be maintained for at least five years and then 
the area should be evaluated again, to determine if it needs to remain. 
 
4. A temporary habitat protection fence should be installed by the Project Biologist to 
delineate the construction area, including where building materials are staged and 
disposed of. The fence should remain in place until all construction is completed; final 
building inspections has been approved, and; the Project Biologist agrees to remove the 
fence. 
 
5. The Project Biologist should inspect the site once each week for the duration of the 
construction project, to ensure that all environmental protection measures are being 
followed. 
 
6. All construction waste materials, including all solids and fluids, will not be disposed on 
site. Any deviation from this will be reported to the General Contractor and the owner 
and will be cleaned up to the complete satisfaction of the Project Biologist. 
 
7. A remnant piece of a concrete walkway next to the southwest corner of the house 
should be removed. Rare plants occur very close to it, so the Project Biologist should 
work closely with the General Contractor to ensure that it is removed without impacting 
any of the rare plants. Consideration should also be given to removing the informal 
flagstone walkway and “boneyard” of gardening materials on the west side of the house. 
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These recommended mitigation measures would ensure that the Modified Project’s impacts on 
biological resources would remain less than significant, and supersede Mitigation Measures 
III.1.1 through III.1.20 contained in the 2004 MND. 
 
III. Tribal Cultural Resources 
 
The MND did not directly analyze the original project’s potential impacts on tribal cultural 
resources, as this was not a CEQA standard in 2004. In response to AB 52 of 2014, CEQA 
Guidelines Appendix G (Initial Study Checklist) was revised in 2016 to add the following 
questions: 
 
XVII. Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource, defined in Public Resources Code section 21074 as either a site, feature, 
place, cultural landscape that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California Native American tribe, and 
that is: 
 

a) Listed or eligible for listing in the California Register of Historical Resources, or in a 
local register of historical resources as defined in Public Resources Code section 
5020.1(k), or 
 
b) A resource determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of 
Public Resources Code Section 5024.1. In applying the criteria set forth in subdivision 
(c) of Public Resource Code Section 5024.1, the lead agency shall consider the 
significance of the resource to a California Native American tribe. 

 
The 2004 MND included an analysis of cultural and historic resources and found that the 
original project would have: 
 

• no impact on a historical resource, as defined by Section 15064.5 
• less-than-significant effects with mitigation incorporated on archaeological resources, 

pursuant to Section 15064.5 
• no impact on a unique paleontological resource or site or unique geological feature 
• less-than-significant effects with mitigation incorporated on human remains 

 
Construction for the Modified Project would require minor ground disturbance, if any, because 
new footings would only be required inside the existing building, and ground disturbance would 
not be anticipated outside the footprint of the existing building. A surface reconnaissance was 
conducted and records research was performed for the project site, the conclusions of which 
were presented in the 2003 Preliminary Cultural Resources Reconnaissance report prepared by 
Susan Morley, M.A., a professional archaeologist. No surface evidence of potentially significant 
historic archaeological resources was observed during the field survey of the site. Further, the 
report noted that excavation would occur in an area previously disturbed by development. The 
report concluded that the project should not be delayed due to archaeological resources. 
Mitigation measures, together with existing legal requirements, were found to reduce potential 
impacts below the level of significance. 
 
As recommended in the 2004 MND, the following mitigation measures were adopted for the 
previous project: 
 

IV.2.1 If intact archaeological artifacts or cultural features are encountered at any time 
during project implementation, earth-disturbing work shall be immediately halted within 
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10 meters (30') of the find and the Community Development Department Director shall 
be immediately notified before work on the site may proceed. 
 
IV.2.2 Earth-disturbing work shall not recommence within the designated area until the 
find is evaluated by the Project Archaeologist and the Lead Agency (City of Pacific 
Grove) project planner. If the Lead Agency determines that development impacts to the 
resource can be reasonably avoided, or that the resource is not a significant unique 
archaeological or paleontological artifact, earth-disturbing work may be allowed to 
proceed. 
 
IV.2.3 Should human remains or significant unique or intact archaeological resources be 
encountered during project-related earth-disturbing activities, work shall be immediately 
halted within 50 meters (150') of the find, the Community Development Department 
Director shall be immediately notified, and work shall not recommence until the find can 
be evaluated by a qualified professional archaeologist with local expertise, approved by 
the City. If the find is determined to be significant, appropriate mitigation measures 
(mitigation plan) shall be formulated. 
 
IV.2.4 The mitigation plan shall be prepared at the applicant's expense, by an 
archaeologist with local expertise. The mitigation plan shall be submitted to and 
approved by the Director of the Community Development Department before work can 
proceed within the designated area. 
 
IV.2.5 The mitigation plan shall emphasize preservation in place and include 
recommended preservation measures in accordance with the guidelines of the State 
Office of Historic Preservation and the State of California Native American Heritage 
Commission, and an estimate of the costs of mitigation. 

  
Pursuant to AB 52 and the amended CEQA Guidelines, City staff conducted tribal cultural 
consultation with the Ohlone Costanoan Esselen Nation (OCEN) tribe on June 21, 2017. In 
response, the OCEN tribe requested that a Native American monitor, approved by the OCEN 
tribe, be present during any construction activities involving ground disturbance. The following 
mitigation measure would address the concerns expressed by the OCEN tribe and reduce 
potential impacts to tribal cultural resources to a level that is less than significant. 
 

1. Prior to issuance of any grading or building permit, the Building Official shall verify that 
the Applicant has retained a monitor acceptable to the Ohlone Costanoan Esselen 
Nation to be present during any grading or construction activities involving ground 
disturbance.  
 

This mitigation measure, together with existing legal requirements and Mitigation Measures 
IV.2.1 through IV.2.5 adopted in connection with the 2004 MND, would reduce potential impacts 
to tribal cultural resources below the level of significance.  
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Other Environmental Topics 
 
The proposed project as revised would have similar, less-than-significant impacts related to air 
quality, cultural resources, geology and soils, hazards and hazardous materials, hydrology and 
water quality, land use and planning, noise, population and housing, public services, recreation, 
transportation and traffic, and utilities and service systems. Therefore, these topics do not 
warrant further discussion.  
 
Since the 2004 MND was adopted, the CEQA Guidelines have been revised to include the 
additional topics listed below. The proposed project as modified would not result in new 
significant impacts in these areas.  
 

 Forestry Resources. In 2009 the CEQA Checklist was amended to revise the topic of 
Agricultural Resources to include Forestry Resources. The project is not located in a 
forest or timber production area and would have no effect on forest or timber resources. 

 

 Greenhouse Gas Emissions. In 2009 the CEQA Checklist was amended to add the topic 
of greenhouse gas (GHG) emissions. While the previous Checklist did not explicitly 
include GHG, the topic of GHG and related concerns regarding climate change had 
been openly discussed in the scientific community for many years. While the project as 
modified would incrementally contribute to GHG emissions directly through the use of 
motor vehicles and indirectly through the use of energy and manufactured materials, 
these impacts would be substantially reduced through required compliance with existing 
regulations (e.g., Title 24 energy efficiency standards) and would be less than 
significant. 

 
Conclusion 

Pursuant to CEQA Guidelines §15164(b) an addendum to an adopted negative declaration may 
be prepared if only minor technical changes or additions are necessary or none of the 
conditions described in §15162 calling for preparation of a subsequent EIR or negative 
declaration have occurred. 
 
Based on the proposed revisions to the project and the environmental analysis described 
above, the City has concluded that a supplemental or subsequent EIR or negative declaration is 
not required for the proposed revised project, and this addendum satisfies the requirements of 
CEQA for the proposed project as revised.  
 
 
 
 
 
 
I do hereby certify that the above determination has been made pursuant to State and Local 
requirements.    
 
    
 
______________________________________________  _______________________ 
Rick Steres        Date of Determination 
Chair of Architecture Review Board 
City of Pacific Grove 
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INTRODUCTION 
 
BACKGROUND 
 
Since January 1, 1989, public agencies have been required to prepare a mitigation monitoring or reporting program to assure 
compliance with mitigation measures adopted pursuant to the California Environmental Quality Act (CEQA). A mitigation monitoring 
program must be designed to ensure a project's compliance with adopted mitigation measures during project implementation. It also 
provides feedback to agency staff and decision makers about the effectiveness of their actions, offers learning opportunities for 
improving mitigation measures on future projects, and identifies when enforcement actions are necessary. This is  
 

PURPOSE 

 

The purpose of the mitigation monitoring program for the remodel and additions to the single-family dwelling at 398 Calle De Los 
Amigos is to ensure that all mitigation measures adopted as part of project approval are implemented and completed during and 
after construction. This program will be used by the City of Pacific Grove to verify that all required mitigation measures are 
incorporated into the project and will serve as a convenient tool for logging the progress of mitigation measure completion and for 
determining when required mitigation measures have been fulfilled. 
 

MANAGEMENT 
 

The City of Pacific Grove Community & Economic Development Department is the lead agency for the project and will be 
responsible for overseeing the administration and implementation of the mitigation monitoring program. 
 
The staff planner for the project will be responsible for managing the mitigation monitoring program. Duties of the staff planner 
responsible for managing the program shall include, but not be limited to, the following: 
 

 Conduct inspections, zoning plan checks, and reporting activities as required. 

 Serve as a liaison between the City and applicant regarding mitigation monitoring issues. 

 Coordinate activities of consultants and contractors hired by applicant to implement and monitor mitigation measures. 

 Address and provide follow-up to citizen’s complaints.  

 Complete and maintain documents and reports required for the mitigation monitoring program. 
 Coordinate and assure enforcement measures necessary to correct actions in conflict with the mitigation monitoring 

program, if necessary. 
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BASELINE DATA 

 

Any baseline data for the mitigation-monitoring program are contained in the Mitigated Negative Declaration adopted by the Pacific 

Grove Architectural Review Board.  

 
DISPUTE RESOLUTION 
 

As with any regulatory document, disputes may arise regarding the interpretation of specific language or program requirements; 
therefore, a procedure for conflict resolution needs to be included as part of this mitigation monitoring program. In the event of a 
disagreement about appropriate mitigation measure implementation, the project planner will notify the Community Development 
Director via a brief memo and hold a meeting with the project applicant and any other parties deemed appropriate. After assessing 
the information, the project planner will determine the appropriate measure for mitigation implementation and will notify the 
Community Development Director via memo of the decision. The project applicant or any interested party may appeal the decision of 

the project planner to the City decision-making body that adopted the project mitigated negative declaration and mitigation 

monitoring program within five (5) calendar days of the planner’s decision. That decision may be appealed to the City Council. 
 

ENFORCEMENT 
 
All mitigation measures must be complied with in order to fulfill the conditions of approval. Some of the conditions of approval are 
required before the commencement of construction; therefore, they will be verified before the issuance of a building permit. Other 
conditions will be implemented during construction and after construction is completed. For those conditions implemented during 
construction, if work is performed in violation of conditions of approval, a stop work order will be issued. A performance bond or 
deposit of funds, at the discretion of the City of Pacific Grove in an amount necessary to complete the condition of approval, with the 
City of Pacific Grove is required for ongoing conditions of approval, such as a landscape restoration plan. Failure to implement these 
conditions of approval will result in the forfeiture of the funds for use in implementing these conditions. 
 

PROGRAM 
 
This mitigation monitoring program includes a table of mitigations measures adopted for the project. This table identifies the 
mitigation measure and parties responsible for its monitoring and implementation. It also identifies at which project stage the 
mitigation measure is required and verification of the date on which the mitigations measure is completed. 
 

FUNDING 
 

For the remodel and additions to the single-family dwelling at 398 Calle De Los Amigos, the project proponent(s) shall be 
responsible for the costs of implementing and monitoring the mitigation measures. 
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Mitigation Measures for the Addendum to the Mitigated Negative Declaration for 398 Calle De Los Amigos: 
 

MITIGATION IMPLEMENTED 

BY: 

WHEN 

IMPLEMENTED: 

MONITORED 

BY: 

VERIFICATION 

DATE: 

 

I.3.1 If the property owner chooses to repaint the exterior of the 
entire structure as part of the proposed project, earth tone 
color schemes or a natural finish shall be required to blend 
with the dune environment, subject to the approval of the 
Architectural Review Board. 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to Final 
Inspection 

 
Community & 
Economic 
Development  
Department 

 

 

II.1  An annual weed control program in the dunes needs to be 
implemented by the owner, where every weed is removed 
prior to new seeds being produced, just as is done in the 
ornamental landscaping area within the enclosed courtyard. 
Weeding should occur once or twice each month, between 
February and June. Care should be taken to avoid impacting 
other plants, particularly the rare plants, when gardeners are 
doing weed control maintenance. 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to project-
related grading and 
prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 

 

 

II.2 Wire baskets should be placed over all remaining Tidestrom’s 
lupine plants as soon as possible. The baskets should be 
maintained and replaced as needed. New seedlings should be 
protected with wire baskets, as well, eventually protecting at 
least 20 plants on a continuous basis over the long term. 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to project-
related grading and 
prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 

 

 

 II.3 A short length (12-15 feet) of 4-foot high “snow fence” should 
be installed from near the southwest corner of the house, 
extending into the dunes perpendicular to the prevailing 
northwest wind. The fence will be maintained for at least five 
years and then the area should be evaluated again, to 
determine if it needs to remain. 

 

 

 

 

 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to project-
related grading and 
prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 
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MITIGATION IMPLEMENTED 

BY: 

WHEN 

IMPLEMENTED: 

MONITORED 

BY: 

VERIFICATION 

DATE: 

 

II.4  A temporary habitat protection fence should be installed by 
the Project Biologist to delineate the construction area, 
including where building materials are staged and disposed 
of. The fence should remain in place until all construction is 
completed; final building inspections has been approved, and; 
the Project Biologist agrees to remove the fence. 

 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to project-
related grading and 
prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 

 

 

II.5  The Project Biologist should inspect the site once each week 
for the duration of the construction project, to ensure that all 
environmental protection measures are being followed. 

 
 

 
Applicant or 
Applicant’s 
Representative 

 
Weekly during 
construction 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 

 

 

 

II.6 All construction waste materials, including all solids and fluids, 
will not be disposed on site. Any deviation from this will be 
reported to the General Contractor and the owner and will be 
cleaned up to the complete satisfaction of the Project 
Biologist. 

 
 

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 

 

 

II.7 A remnant piece of a concrete walkway next to the southwest 
corner of the house should be removed. Rare plants occur 
very close to it, so the Project Biologist should work closely 
with the General Contractor to ensure that it is removed 
without impacting any of the rare plants. Consideration should 
also be given to removing the informal flagstone walkway and 
“boneyard” of gardening materials on the west side of the 
house. 

 
 
 
 
 
 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to Final 
Inspection 

 
Project Biologist, 
& Community & 
Economic 
Development  
Department 
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MITIGATION IMPLEMENTED 

BY: 

WHEN 

IMPLEMENTED: 

MONITORED 

BY: 

VERIFICATION 

DATE: 

 

III.1 Prior to issuance of any grading or building permit, the 
Building Official shall verify that the Applicant has retained 
a monitor acceptable to the Ohlone Costanoan Esselen 
Nation (OCEN) tribe to be present during any grading or 
construction activities involving ground disturbance.  

 

 
Applicant or 
Applicant’s 
Representative 

 
Prior to issuance of 
building permit 

 
Tribal Monitor & 
Community & 
Economic 
Development  
Department 

 

 

III.2 If intact archaeological artifacts or cultural features are 
encountered at any time during project implementation, 
earth-disturbing work shall be immediately halted within 10 
meters (30') of the find and the Community Development 
Department Director shall be immediately notified before 
work on the site may proceed. 

 

 
Applicant or 
Applicant’s 
Representative 

 
Ongoing during 
ground-disturbance 
activities for 
construction 

 
Tribal Monitor, & 
Community & 
Economic 
Development  
Department 

 

 

III.1.2 Earth-disturbing work shall not recommence within the 
designated area until the find is evaluated by the Project 
Archaeologist and the Lead Agency (City of Pacific Grove) 
project planner. If the Lead Agency determines that 
development impacts to the resource can be reasonably 
avoided, or that the resource is not a significant unique 
archaeological or paleontological artifact, earth-disturbing 
work may be allowed to proceed. 

 

 
Applicant or 
Applicant’s 
Representative 

 
Ongoing during 
ground-disturbance 
activities for 
construction 

 
Tribal Monitor, & 
Community & 
Economic 
Development  
Department 

 

 

III.1.3 Should human remains or significant unique or intact 
archaeological resources be encountered during project-
related earth-disturbing activities, work shall be 
immediately halted within 50 meters (150') of the find, the 
Community Development Department Director shall be 
immediately notified, and work shall not recommence until 
the find can be evaluated by a qualified professional 
archaeologist with local expertise, approved by the City. If 
the find is determined to be significant, appropriate 
mitigation measures (mitigation plan) shall be formulated. 

 
 
 
 

 
Applicant or 
Applicant’s 
Representative 

 
Ongoing during 
ground-disturbance 
activities for 
construction 

 
Tribal Monitor, & 
Community & 
Economic 
Development  
Department 
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MITIGATION IMPLEMENTED 

BY: 

WHEN 

IMPLEMENTED: 

MONITORED 

BY: 

VERIFICATION 

DATE: 

 

III.5 The mitigation plan shall emphasize preservation in place 
and include recommended preservation measures in 
accordance with the guidelines of the State Office of 
Historic Preservation and the State of California Native 
American Heritage Commission, and an estimate of the 
costs of mitigation. 

 
 

 
Applicant or 
Applicant’s 
Representative 

 
Ongoing during 
ground-disturbance 
activities for 
construction 

 
Community & 
Economic 
Development  
Department 
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OWNER:
JOHN & WENDY EVANS
7312 HILLCREST DR.
MODESTO, CA 95356

SITE ADDRESS:
398 CALLE DE LOS AMIGOS
PACIFIC GROVE, CA 93950

ARCHITECT:
HOLDREN LIETZKE ARCHITECTURE
225 CANNERY ROW, SUITE A
MONTEREY, CA  93940
PH:  831-649-6001

SITE DESCRIPTION:  LOTS 2 IN / BLOCK 330

LOT SIZE:  26,505 S.F.

REQUIRED FRONT SETBACK = 20'-0"

REQUIRED STREET SIDE SETBACKS = 20'-0"

SEE STRUCTURAL SHEETS FOR SPECIAL INSPECTIONS REQUIRED FOR THIS PROJECT.

CONTRACTOR SHALL COORDINATE FORMS AND PROCEDURES WITH THE BUILDING DEPARTMENT

1. DEFENSIBLE SPACE REQUIREMENTS - MANAGE COMBUSTIBLE VEGETATION WITHIN A MIN. OF 100 FEET OF STRUCTURES (OR
THE PROPERTY LINE).  LIMB TREES 6 FEET UP FROM GROUND. REMOVE LIMBS WITHIN 10 FEET OF CHIMNEYS.

SMOKE ALARMS - (SINGLE FAMILY DWELLING) - WHERE A HOUSEHOLD FIRE WARNING SYSTEM OR COMBINATION
FIRE/BURGLAR ALARM SYSTEM IS INSTALLED IN LIEU OF SINGLE-STATION SMOKE ALARMS REQUIRED BY THE UBC THE
ALARM PANEL SHALL BE REQUIRED TO BE PLACARDED AS PERMANENT BUILDING EQUIPMENT.

ROOF CONSTRUCTION - ICBO CLASS 'A' ROOF ASSEMBLY CONSTRUCTION.

2.

3.

TREE INFORMATION:  NO EXISTING TREES TO BE REMOVED

1,883 SQ. FT.

PROPOSEDEXISTING

1,931 SQ. FT.

FLOOR AREA

4,283 SQ. FT.TOTAL FLOOR AREA

MAIN FLOOR

GARAGE

3,811 SQ. FT.

498 SQ. FT.546 SQ. FT.

PROPOSED STREET SIDE SETBACKS = 23'-0" (NO CHANGE)

HOUSE SETBACKS

REQUIRED REAR SETBACK = 20'-0"

EXISTING FRONT SETBACK = 27'-8" (NO CHANGE)

EXISTING REAR SETBACK = 87'-0" (NO CHANGE)

OCCUPANCY GROUP: RESIDENCE: R-1-B-4
GARAGE:  U

TYPE OF CONSTRUCTION:  V-B

SCOPE OF WORK:  472 S.F OF SECOND FLOOR ADDITION OVER AN EXISTING SINGLE FLOOR GARAGE.

BOMB SHELTER 61 SQ. FT. (NO WORK)61 SQ. FT.

COVER SHEET, PROJECT DATAA1.0

PROPOSED MAIN FLOOR PLANA2.1

EXISTING EXTERIOR ELEVATIONSA3.0

A3.2

EXISTING SITE PLANA1.1

PROPOSED EXTERIOR ELEVATION & BUILDING SECTIONS
A3.1 PROPOSED EXTERIOR ELEVATIONS

PROPOSED UPPER FLOOR PLAN AND A2.2

1. CONTRACTOR LICENSE:  THE CONTRACTOR(S) PERFORMING THE WORK DESCRIBED BY THESE PLANS AND SPECIFICATIONS
SHALL BE PROPERLY AND CURRENTLY LICENSED DURING THE EXECUTION OF THE PROJECT AND SHALL NOT PERFORM WORK
OUTSIDE THE LEGAL SCOPE OF ANY LICENSE.

2. SCOPE:  THE CONTRACTOR SHALL PROVIDE AND PAY FOR ALL LABOR, MATERIALS, TOOLS, EQUIPMENT AND MACHINERY,
TRANSPORTATION, WATER, HEAT, ELECTRICAL, TELEPHONE, AND ANY OTHER RELATED ITEMS NECESSARY FOR THE PROPER
EXECUTION AND TIMELY COMPLETION OF THE WORK.

3. QUALITY CONTROL:  IT IS THE EXPRESS INTENTION OF THESE PLANS AND SPECIFICATIONS TO REQUIRE A HIGH STANDARD OF
WORK.  IF, IN THE OPINION OF THE CONTRACTOR, ANY PORTION OF THE DOCUMENTATION HEREIN IS INCONSISTENT WITH THIS, THE
ARCHITECT SHALL BE NOTIFIED PRIOR TO EXECUTING THE WORK AND ALLOWED REVISION TIME IF FELT NECESSARY.

4. WARRANTY:  THE CONTRACTOR WARRANTS TO THE OWNER THAT ALL MATERIALS AND EQUIPMENT FURNISHED UNDER THIS
CONTRACT WILL BE NEW UNLESS OTHERWISE SPECIFIED, AND THAT ALL WORK WILL BE OF GOOD QUALITY, FREE FROM FAULTS
AND DEFECTS, AND IN CONFORMANCE WITH THE  CONTRACT DRAWINGS AND SPECIFICATIONS.

5. PERMITS:  UNLESS OTHERWISE INSTRUCTED, THE OWNER SHALL PAY ALL PERMIT FEES INCLUDING UTILITIES. THE CONTRACTOR
SHALL SECURE THE BUILDING PERMIT AND ANY OTHER PERMITS PRIOR TO STARTING THE WORK AND COMPLY WITH ALL
INSPECTION REQUIREMENTS THROUGH FINAL SIGN-OFF.

6. LEGAL/NOTICES/CODE COMPLIANCE:  THE CONTRACTOR SHALL GIVE ALL NOTICES AND COMPLY WITH ALL LAWS, ORDINANCES,
BUILDING CODES, RULES, REGULATIONS AND OTHER LAWFUL ORDERS OF ANY PUBLIC AUTHORITY BEARING ON THE
PERFORMANCE OF THE WORK.   THE CONTRACTOR SHALL PROMPT NOTIFY THE DESIGNERS IN WRITING IF THE DRAWINGS
AND/OR SPECIFICATIONS ARE AT VARIANCE WITH ANY SUCH REQUIREMENTS. (2001 U.B.C.)

7. RESPONSIBILITY:  THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR ALL CONSTRUCTION MEANS, METHODS, TECHNIQUES,
SEQUENCES AND PROCEDURES SELECTED TO EXECUTE THE WORK.  THE CONTRACTOR SHALL COORDINATE ALL PORTIONS OF
WORK WITHIN THE SCOPE OF THE CONTRACT.

8. SAFETY:  THE CONTRACTOR SHALL BE RESPONSIBLE FOR INITIATING, MAINTAINING AND PROPERLY SUPERVISING ADEQUATE
INDUSTRY STANDARD SAFETY PRECAUTIONS AND PROGRAMS IN CONNECTION WITH THIS WORK AND SHALL ADHERE TO ALL
FEDERAL, LOCAL, STATE & O.S.H.A. SAFETY REGULATIONS.

9. INSURANCE:  LIABILITY INSURANCE SHALL BE MAINTAINED BY THE CONTRACTOR TO PROTECT AGAINST ALL CLAIMS UNDER
WORKMAN'S COMPENSATION ACTS, DAMAGES DUE TO BODILY INJURY INCLUDING DEATH, AND FOR ANY PROPERTY DAMAGES
ARISING OUT OF OR RESULTING FROM THE CONTRACTOR'S OPERATIONS UNDER THE CONTRACT.  THIS INSURANCE SHALL BE FOR
LIABILITY LIMITS SATISFACTORY TO THE OWNER.  THE OWNER HAS THE RIGHT TO REQUIRED CONTRACTUAL LIABILITY INSURANCE
APPLICABLE TO THE CONTRACTOR'S OBLIGATIONS.  CERTIFICATES OF SUCH INSURANCE SHALL BE FILED WITH THE OWNER PRIOR
TO THE COMMENCEMENT OF WORK.

10. INDEMNIFICATION:  THE CONTRACTOR WHO AGREES TO PERFORM THIS WORK ALSO AGREES TO INDEMNIFY AND HOLD
HARMLESS THE OWNER AND THE ARCHITECT FROM AND AGAINST ALL CONSEQUENTIAL CLAIMS/DAMAGES/LOSSES/AND
EXPENSES, INCLUDING ATTORNEY'S FEES AND LITIGATION COSTS, ARISING  OUT OF OR RESULTING FROM THE PERFORMANCE OF
THE WORK.

11. CLEANING UP:  THE CONTRACTOR SHALL KEEP THE PREMISES AND SITE FREE FROM ACCUMULATION OF WASTE MATERIALS
DURING CONSTRUCTION BY PERIODIC CLEAN UP AND OFF-SITE DEBRIS REMOVAL. FINAL CLEANUP AND DEBRIS DISPOSITION
SHALL BE TO THE SATISFACTION OF THE OWNER.

12. CONTRACTOR SHALL VISIT THE SITE AND VERIFY ALL EXISTING CONDITIONS PRIOR TO ANY WORK AND NOTIFY THE DESIGNERS
OF ANY DISCREPANCIES BETWEEN THESE DRAWINGS AND EXISTING CONDITIONS AFFECTING THE WORK OR NATURE OF SPECIFIED
MATERIALS AND/OR SCOPE OF DESIGN.

13. ALL NOTES, DIMENSIONS, ETC. INDICATE NEW MATERIALS OR CONSTRUCTION UNLESS OTHERWISE NOTED.

14. NO LAND CLEARING OR GRADING SHALL OCCUR ON THE PROPERTY BETWEEN OCTOBER 15 AND APRIL 15 UNLESS AUTHORIZED
BY THE DIRECTOR OF PLANNING AND BUILDING INSPECTION. ALL CUT AND/OR FILL OF SLOPES EXPOSED DURING THE COURSE
OF CONSTRUCTION SHALL BE COVERED, SEEDED WITH NATIVE GRASSES OR OTHERWISE TREATED TO CONTROL EROSION.

15. SHOP DRAWINGS:  PRIOR TO FABRICATION, THE  CONTRACTOR SHALL SUBMIT TO THE ARCHITECT FOR APPROVAL SHOP
DRAWINGS FOR ALL STRUCTURAL STEEL, REINFORCING STEEL, GLUE LAMINATED BEAMS AND PREFABRICATED TRUSSES.  SHOP
DRAWINGS ARE NOT CHANGE ORDERS, BUT RATHER SERVE TO DEMONSTRATE TO THE ENGINEER THAT THE CONTRACTOR
UNDERSTANDS THE  REQUIREMENTS & DESIGN CONCEPTS OF THE PLAN, DETAILS & SPECIFICATIONS.

16. CHANGE ORDERS:  NO VERBAL CHANGE ORDERS SHALL BECOME LEGAL AND BINDING.

17. CONSTRUCTION, BRACING & SHORING:  THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR ALL BRACING AND SHORING
REQUIRED DURING CONSTRUCTION UNTIL ALL CONSTRUCTION IS COMPLETE.

18. SIMILAR CONDITIONS:   CONDITIONS NOT SPECIFICALLY  DETAILED SHALL BE BUILT TO CONFORM WITH SIMILAR  CONSTRUCTION.

19. DISCREPANCIES:   THE CONTRACTOR SHALL VERIFY ALL  DIMENSIONS, ELEVATIONS, MATERIALS AND CONDITIONS PRIOR TO
STARTING CONSTRUCTION.  ANY DISCREPANCIES  SHALL BE REPORTED TO THE DESIGNERS PRIOR TO ORDERING MATERIALS
AND STARTING CONSTRUCTION.

20. TECHNICAL SPECIFICATIONS: ALL TECHNICAL SPECIFICATIONS REFERRED TO IN THESE DRAWINGS ARE BY THIS REFERENCE PART
OF THE CONSTRUCTION DOCUMENTS.

OWNERSHIP AND USE OF THESE DRAWINGS AND SPECIFICATIONS:

1. TITLE AND ALL "COPYRIGHT" PRIVILEGES TO THESE DRAWINGS AND SPECIFICATIONS IS CLAIMED BY HOLDREN + LIETZKE
ARCHITECTURE HEREINAFTER REFERRED TO AS 'ARCHITECT' WITHOUT PREJUDICE. VISUAL CONTACT WITH THESE SUBJECT
DRAWINGS AND SPECIFICATIONS SHALL CONSTITUTE PRIMA FACIA EVIDENCE OF THE ACCEPTANCE OF THESE OWNERSHIP
RIGHTS AND THE FOLLOWING RELATED RESTRICTIONS.

2. THE USE OF THESE DRAWINGS AND SPECIFICATIONS SHALL BE SOLELY RESTRICTED TO THE ORIGINAL SITE FOR WHICH THEY
WERE PREPARED AND THE ARCHITECT HEREBY STATES THAT THEY  ARE NOT INTENDED FOR, NOR SUITABLY ENGINEERED FOR
ANY OTHER SITE.  REPRODUCTION OF THESE DOCUMENTS IS THEREFORE EXPRESSLY LIMITED TO THIS INTENDED USE.

3. THE ARCHITECT DISCLAIMS ALL RESPONSIBILITY IF THESE DRAWINGS AND SPECIFICATIONS ARE USED, IN WHOLE OR IN PART,
WITHOUT PRIOR WRITTEN PERMISSION, WHETHER OR NOT MODIFIED BY OTHERS FOR ANOTHER SITE.

4. IN THE EVENT OF UNAUTHORIZED USE BY ANY THIRD PARTY OF THESE DRAWINGS AND SPECIFICATIONS THE CLIENT FOR WHICH
THIS WORK WAS ORIGINALLY PREPARED HEREBY AGREES TO HOLD HARMLESS, INDEMNIFY AND DEFEND THE ARCHITECT, FROM
ANY CLAIMS ARISING FROM SUCH UNAUTHORIZED USE.

1. BUILDING CODES:  ALL CONSTRUCTION SHALL COMPLY WITH TITLE 24 AND THE 2013 EDITION OF THE
CALIFORNIA RESIDENTIAL CODE (CRC), CALIFORNIA BUILDING CODE (CBC), CALIFORNIA MECHANICAL CODE
(CMC), CALIFORNIA PLUMBING CODE (CPC), CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA ENERGY CODE
(CEnC), CALGREEN,  2014 NEC, NFPA FIRE CODE & ANY AMENDMENTS OF PRESIDING CITY OR COUNTY.

2. PROTECT ALL TREES DURING CONSTRUCTION.

3. MINIMUM CONCRETE COMPRESSIVE STRENGTH AT 28 DAYS SHALL BE 2,500 PSI.

4. ALL REINFORCING STEEL SHALL CONFORM TO THE A.S.T.M. A615 GRADE 60 UNLESS OTHERWISE NOTED ON
PLANS.  WELDED WIRE FABRIC:  WELDED WIRE FABRIC SHALL CONFORM TO A.S.T.M. A185-79.

5. LUMBER SPECIES AND GRADES SHALL CONFORM TO THE FOLLOWING U.O.N.:  MAXIMUM MOISTURE CONTENT OF
LUMBER SHALL BE 19%.  ALL DOUGLAS FIR LUMBER WHICH IS EXPOSED TO WEATHER SHALL BE PRESSURE
TREATED.  ALL GRADING SHALL CONFORM TO THE RULES & REGULATIONS OF THE W.W.P., R.A. & A.P.A.
PLYWOOD SHALL BE D.F. CONFORMING TO U.S. PRODUCT STANDARDS PS 1-74 WITH EXTERIOR GLUE, GRADE
STAMPED A.P.A.  SEE FRAMING PLANS FOR ADDITIONAL REQUIREMENTS.

6. WALL CONSTRUCTION SHALL COMPLY WITH CBC SECTION R602 (FOR CONVENTIONAL CONSTRUCTION).

7. NAILING TO BE IN COMPLIANCE WITH CBC TABLE R602.3.1

8. ALL MANUFACTURER'S INSTALLATION GUIDES TO BE PROVIDED TO INSPECTOR AT TIME OF FIELD INSPECTION.

9. THE BUILDER/CONTRACTOR TO PROVIDE THE OWNER AND THE MONTEREY COUNTY PLANNING AND BUILDING
DEPARTMENT WITH A COPY OF THE CF-6R INSTALLATION CERTIFICATE AT THE TIME OF FINAL INSPECTION.

10. MINIMUM 50% OF THE NON-HAZARDOUS CONSTRUCTION OR DEMOLITION DEBRIS SHALL BE RECYCLED AND/OR
SALVAGED, UNLESS A LOCAL CONSTRUCTION & DEMOLITION WASTE MANAGEMENT ORDINANCE IS MORE
STRINGENT.

11. AT THE TIME OF FINAL INSPECTION AN 'OPERATION & MAINTENANCE MANUAL' SHALL BE PLACED IN THE BUILDING,
& SHALL CONTAIN THE INFORMATION SPECIFIED IN CGBSC SECTION 4.410.1.

FOR ALL NEW PLUMBING AND ELECTRICAL ITEMS:

1. SEE ELECTRICAL AND PLUMBING NOTES FOR FLOW RATE AND FLUSH CAPACITY REQUIREMENTS OF PLUMBING FIXTURES.

2. HOMERUN ALL NEW CIRCUITS TO ELECTRICAL PANEL.

3. ALL KITCHEN AND BATHROOM ELECTRICAL OUTLETS SHALL HAVE GFCI PROTECTION.

4. ALL BEDROOM ELECTRICAL OUTLETS SHALL HAVE AFCI PROTECTION.

5. ALL ELECTRICAL ITEMS SHOWN ARE NEW UNLESS OTHERWISE NOTED.

6. PROVIDE TWO SMALL-APPLIANCE BRANCH CIRCUITS FOR THE KITCHEN LIMITED TO SUPPLYING WALL AND COUNTER SPACE
OUTLETS

7. PROVIDE SEPARATE BRANCH CIRCUITS AT EACH BEDROOM WITH THE REQUIRED ARC-FAULT CIRCUIT INTERRUPTERS.

8. PROVIDE HARDWIRED SMOKE DETECTORS WITH BATTERY BACKUP IN EACH BEDROOM, HALLWAY & WHERE INDICATED.

9. SMOKE DETECTORS SHALL BE INTER-CONNECTED TO SOUND AN ALARM AUDIBLE IN ALL BEDROOMS.

10. USE WATER RESISTANT GYPSUM WALL BOARD BEHIND NEW TILE, SHOWER AND SINKS.

11. INCANDESCENT LIGHTING FIXTURES RECESSED INTO INSULATED CEILINGS SHALL BE I.C. RATED BY UL OR OTHER APPROVED
AGENCY.

12. UNDERGROUND ALL PLUMBING AND POWER LINES TO THE (N) RESIDENCE. ANY EXTERIOR LIGHTING SHALL BE BURIED IN
CONDUIT AND INSTALLED PER CURRENT ELECTRICAL CODE REQUIREMENTS.

REQUIRED SIDE SETBACKS = 10'-0"
EXISITING SIDE SETBACKS = 36'-0" (NO CHANGE)

UPPER FLOOR 1,321 SQ. FT. 1,321 SQ. FT.

UPPER FLOOR OVER GARAGE 472 SQ. FT.

EXISTING & NEW ROOF PLAN

398 CALLE DE LOS AMIGOS

JOHN & WENDY EVANS
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