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

‘ AGENDA REPORT \

TO: Chair Boyle and Members of the Architectural Review Board

FROM: Laurel O’Halloran, Associate Planner

MEETING DATE: July 9, 2019

SUBJECT: Architectural Permit Application No. 18-1031 to allow a comprehensive
exterior remodel, allowing for a contemporary exterior.

ADDRESS: 1205 Ocean View Boulevard, Pacific Grove (APN 006-012-017)

ZONING/ R-1-H//Medium Density to 17.4 DU/ac

LAND USE:

APPLICANT: Mark Mueckenheim architect, on behalf of Stacey Tang, owner

CEQA: Categorical Exemption, Section 15301(a)(1), Existing Facilities

RECOMMENDATION
Because of the project’s consistency with the Zoning Ordinance and General Plan, and minimal impact on
surrounding properties, staff recommends that the Architectural Review Board:

APPROVE AP No 18-1031 pursuant to PGMC 23.70.060(a) (1) and subject to the attached findings,
conditions of approval and a Section 15301(a)(1) CEQA categorical exemption for existing facilities.

PROJECT DESCRIPTION

The proposed exterior remodel creates a contemporary style by allowing the removal of the exterior siding to
be replaced with vertical open joint untreated cedar cladding and removing and replacing all windows. The
new windows will be extended from the floor to ceiling and the window sill parapet on the second floor will
be removed. The existing bay windows will also be removed. The new fagade will be flat. The angled shingle
siding mansford roof will be removed and the garden wall will have new cedar siding. The front door is
proposed to be replaced with a new pivoting glass door.

The new wooden siding replicates the design and construction of other wood buildings in the area and fits
harmoniously into the natural setting and the surrounding urban fabric as a modern vernacular style. The
natural coloring of the siding will give the house a very modest and subdued appearance over time.

BACKGROUND

On December 19, 2018, an application was received for an Architectural Permit to allow the exterior
renovation of the existing two story residence located at 1205 Ocean View Boulevard.

The proposed development will meet the development regulations set forth in the R-1-H zoning district
including setbacks and height requirements. The residence is in an archeological zone and in an Area of
Special Biological Significance, however no ground disturbance is proposed for this permit.

SURROUNDING LAND USES
The property is located in the Pacific Grove Fairway Homes Tract across the street from the ocean. The
property is relatively flat and will be served by public utilities.
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DISCUSSION

Applicable General Plan Policies

The subject residence is a two-story wood framed structure that was built in 1987. The following General
Plan, Archaeological Resources, Chapter 7 and Chapter 8, goals, policies, and programs are applicable to the
Architectural Permit application.

Program AA Inspect the surface of sites which potentially contain archaeological resources and
evaluate site records to determine the extent of the known archaeological resources.

Policy 2 Continue to require citywide architectural review for exterior changes to existing structures.

Program B While recognizing the individuality of existing neighborhoods encourage additions that contribute
to the character of the area, while allowing for creativity in design.

Applicable Zoning Code Regulations
The intention of the R-H district is to preserve the characteristics of a feeling of open space around dwellings
and to preserve public views of the ocean, sky and trees. The proposed project does not add any additional
square footage to the existing residence. The allowable maximum building coverage is 35% and the existing
residence has a building coverage of 29%. The allowable maximum site coverage is 60% and the existing
residence has site coverage of 28.47%.

Architecture and Design Consideration

Diverse architectural styles lie at the heart of Pacific Grove’s distinctive character. The Architectural Review
Guidelines do not define contemporary or modern style. Instead the following styles are described an
illustrated: Tudor, Spanish Revival, Italianate, Craftsman Bungalow, Prarie, American Foursquare, Shingle,
Vernacular, Colonial Revival, and Queen Anne., the " Ranch-style” of the existing house is also not listed.
However, a "mix of diverse architectural styles" including modern and “a variety of other historic
and modern architectural styles” is described as distinctive for the urban and suburban fabric of Pacific Grove
in the Architectural Design Guidelines. The remodel of the house is within a modern vernacular architectural
style,

The project proposal adheres to the following Architectural Review Guidelines:

Guideline # 12: Choose light fixtures that are compatible with the architectural style of the project.

The project proposes light fixture which are compatible with the contemporary exterior changes.

Guideline #33: Door and window proportions should relate to the scale and style of the building itself.

The project proposes floor to ceiling windows throughout the building, which is compatible with the
horizontal cedar siding and contemporary style. The windows are located to maintain an aesthetic rhythm
between voids and solid wall.

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

The project proposes to use vertical open joint untreated cedar cladding, throughout the building. The project
also proposes to replace the windows and remove faux architecture to create visual interest allowing for a
contemporary design.

Landscape & Lighting

The project includes landscaping and exterior lighting as shown on the plans. In conformance to the Design

Guidelines and all exterior lighting fixtures shall conform to Architectural Design Guidelines #10-12.

Tree Protection
No tree removal is being proposed as part of this project.
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Stormwater Treatment Measure

In accordance to the City’s National Pollution Discharge Elimination Permit issued by the State Water Board,
single-family residences that create and/or replace more than 2,500 square feet (Tier 1) of impervious surface,
shall implement the following Low Impact Development (LID) measures:

* Limit disturbance of natural drainage features

* Limit clearing, grading, and soil compaction

» Minimize impervious surfaces

» Minimize runoff by dispersing runoff to landscape or using permeable pavements

The project includes a landscape plan that shows how much of the site will remain in a natural condition.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

In reviewing this action, the City has followed guidelines adopted by the State of California as published in
California Administrative Code, Title 14, §15000, et seq. The proposed project is found to be exempt under
the CEQA Guidelines Categorical Exemption, Section 15301(e)(1), Class 1, Existing Facilities.

Class 1 consists of existing facilities. The key consideration is whether the project involves negligible or no
expansion of an existing use. The proposed alterations do not constitute a substantial adverse change to the
structure. The proposed remodel and alterations do not present any unusual circumstances that would result in
a potentially significant environmental impact, thus conforming to the requirements of the California
Environmental Quality Act (CEQA).

This Class of exemption is subject to exceptions from the exemption under 15300.2 of the CEQA Guidelines
pertaining to location, cumulative impacts, significant effects, scenic highways, hazardous waste sites, and
historical resources. Staff finds that none of these exceptions applies and that the proposed project qualifies
for the Class 1 exemption.

ATTACHMENTS

A. Application
Project Data Sheet
Draft Permit
CEQA Documentation
. Site Plan & Elevations

Ofw OH attmam

Laurel O'Halloran
Associate Planner

MO 0w
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APPLICANT/OWNER:

PLANNING STAFF USE ONLY:

CITY OF PACIFIC GROVE

Community Development Department - Planning Division
300 Forest Avenue, Pacific Grove, CA 93950
Tel: 831.648.3190 ¢ Fax: 831.648.3184  www.cityofpacificgrove.org/cedd

Permit Application

Project Address: 2058 OCW\”E}J ‘BQ‘_'\__M:A/ lAZ. D apn: 90601 201 3000

Project Description:
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Application #

Date:

Total Fees:

Owner

- TANG
o
6

Mailing Address: _’ 1359 SCOSCA AVE.

Tree Work? O Yes ﬁ(No
Applicant 4
Name: HE& IE!,EQ k@k@r\ W%, Name: ’A(E\’
Phone: 1( 0 q Phone: @
Email: Email:
Mailing Address: > T
Nitsco ¢ 0 -~

Permit Request:.

00 CRD: Counter Determination

AP; Architectural Permit
{1 AAP: Administrative AP
0 ADC: Arch Design Change
O ASP: Admin Sign Permit

CEQA Determination:
xempt
O Initial Study & Mitigated
Negative Declaration
O Environmental Impact
Report

Property Information
Lot:

zc. - -/

[ Historic Resources Inventory

Staff Use Only:
Received by: O
Assigned to:

CERTIFICATION - |, the undersig
owner approves this applicatio
this application, are true and

| further acknowledge it is my espon bility to determine whether additional permits are required.

Applicant Signature:

Owner Signature Re

dt

ired):

[ SP: Sign Permit

0O UP: Use Permit

O AUP: Administrative UP
[J ADU: Acc. Dwelling Unit
U LLA: Lot Line Adjustment

Review Authority:
O Staff COHRC
OZA aPC
0O SPRC acc
WARB 0

Block:
GP:

0 LM: Lot Merger

O IHS: Initial Historic Screening

0O HPP: Historic Preservation
O A: Appeal
OTPD: Tree Permit W/ Dev’t

Active Permits:
0 Active Planning Permit
[ Active Building Permit:

[ EIR: Environmental Impact

O VAR: Variance

0 MMP: Mitigation Monitoring
[0 Stormwater Permit

[ Other:

Overlay Zones:
[J Butterfly Zone
[ Coastal Zone

[ Active Code Violation ﬁArea of Special Biological
Permit #: Significance (ASBS)
[ Environmentally Sensitive
Habitat Area (ESHA)
Tract:
Lot Size: 2

\ -~

(2 Archagologically Sensitive Area

3,424 .29

-

Date: 07_ Z (54

,und penalty of perjury, depose and certify that | am the applicant for this request, that the property
all statements contained herein, including all documents and plans submitted in connection with
the best of my knowledge.

o

Date: 02 /9.% [2018

Updated: 08/17/2017
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CITY OF PACIFIC GROVE

Community 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 (AP) 18-1031

FOR A PROPERTY LOCATED AT 1205 OCEAN VIEW BOULEVARD TO ALLOW A COMPREHENSIVE

EXTERIOR REMODEL

FACTS

L.

The subject site is located at 1205 Ocean View Boulevard (APN 006-012-017)

2. The subject site has a designation of Medium Density to 17.4 DU/AC on the adopted City of Pacific Grove General
Plan Land Use Map.

3. The subject site is located in the R-1-H zoning district.

4. The subject site is approximately 10,335 sf with a 5,057 sf two- story single family dwelling.

5. The property is located in an archaeologically sensitive area and in the Area of Special Biological Significance

(ASBS), and is not the Historic Resources Inventory.

6. This project has been determined to be CEQA Exempt under CEQA Guidelines, Section 15301(a)(1), Class 1

FINDINGS

1. The proposed development will meet the development regulations set forth in the R-1-H 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 12,33, 36
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

4. The Board have been guided by and made reference to applicable provisions of the Architectural Review
Guidelines in making its determinations on single-family residences.

PERMIT

Architectural Permit (AP) 18-1031 to allow a comprehensive exterior remodel.

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 TWO (2) years from and after the date of approval. Application for extension of this approval must be
made prior to the expiration date.

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.

Terms and Conditions. These terms and conditions shall run with the land, and it is the intention of the
Community Development 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.

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.
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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.

Stormwater Treatment Measure. The stormwater treatment measures shall be maintained by the property
owner in perpetuity and City of Pacific Grove staff shall be allowed access to inspect all stormwater treatment
measures on an annual basis.

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

Archeology. If archaeological resources or human remains are discovered during construction, work shall be
halted within 50 meters of the find until it can be evaluated by a qualified professional archaeologist. If the find is
determined to be significant, appropriate mitigation measures shall be formulated, with the concurrence of the
City of Pacific Grove staff, and implemented.

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.

The Board authorizes Approval of Architectural Permit (AP) 18-1031 as conditioned and pursuant to a Class 1,
Section 15301, CEQA categorical exemption for Existing Facilities.

This permit shall become effective upon the expiration of the 10-day appeal period.

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" DAY OF JULY, 2019, BY THE FOLLOWING VOTE:

AYES:

NOES:

ABSENT: APPROVED:

ABSTENTIONS:

Sarah Boyle, 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.

Stacey Tang, Owner Date

Page 2 of 2 Permit No. AP 18-1031
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22“
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11"

34"

General Notes and Conditions:

1. Notify architectural designer promptly if any conditions conflict with construction
documents.

2. Field verify all existing conditions and dimensions prior to fabrication/ construction.

3. Notify architectural designeof any discrepancies between documents, including
discrepancies between engineering documents and construction documents.

4. Provisions shall be made for the undergrounding of all utilities serving the property,
iIncluding but not limited to electrical, telephone, and cable television, by the
installation of appropriately sized underground conduits extending from the street
property, as per BBC 705A.1.

5. All persons working at this site must implement applicable portions of the State
Storm Water Best Management Practices Manual for Construction to the maximum
extent practicable to prevent erosion and sediment from entering into the storm drain
system. Failure to utilize adequate controls is a violation of BMC 17.20. A copy of the
manual is available upon request at the Permit Service Center and available online at
www.cabmphandbooks.com.

6. Approval of this permit for work in the public right-of-way or easement does not
relieve the applicant of the responsibility of obtaining permission to enter neighboring
property or properties in the course of this work if necessary. It shall not be construed
as a license to alter or adversely impact any facilities located in these easements
which are privately owned. Full restitution and restoration shall be the responsibility of
the permittee. Permittee shall notify property owner of intentions 72 hrs prior to
entering the property.

7. This is a permit set of design drawing not intended for the actual construction.

Project Symbols:

Dimensioning Conventions:
1. DIMENSIONS AS NOTED IN THE PLANS SHALL TAKE PRECEDENCE OVER SCALED DIMENSIONS.

2. DIMENSIONS ARE FROM GRID LINE TO FACE OF CONCRETE OR STUD ON PLANS AND FACE OF
FINISH ON ALL OTHER DRAWINGS, UNLESS OTHERWISE NOTED. ANY ERRORS, OMMISSIONS, OR
AMBIGUITIES IN THE PLANS ARE TO BE REPORTED TO THE ARCHITECTURAL DESIGNER BEFORE
PROCEEDING WITH THE WORK. SEE ENLARGED PLANS, FOR ADDITIONAL DIMENSIONS &
INFORMATION.

3. DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS. LARGE SCALE PLANS GOVERN OVER
SMALL SCALE PLANS. LARGE SCALE DETAILS SHALL GOVERN OVER SMALL SCALE DETAILS. IF
UNABLE TO LOCATE THE DIMENSIONS FOR ANY ITEM OF WORK, CONSULT THE ARCHITECT PRIOR
TO CONSTRUCTION.

4. ALL DIMENSIONS ON ELEVATIONS ARE INDICATED FROM FINISH FLOOR ELEVATION TO FIXTURE
AND/OR FINISH WALL UNLESS OTHERWISE NOTED.

5. ALL HEIGHTS ARE DIMENSIONED FROM THE TOP OF PLYWOOD OR SLAB, UNLESS NOTED "A.FF.

6. DIMENSIONS ARE NOT ADJUSTABLE , UNLESS NOTED (+/-), WITHOUT ARCHITECT'S WRITTEN
APPROVAL.

7. EXCEPT WHERE SPECIFICALLY NOTED TO THE CONTRARY, ALL DIMENSIONS SHOWN ON THE
ARCHITECTURAL DRAWINGS CONFORM TO THE FOLLOWING CONVENTIONS: - STRUCTURAL OR
DIMENSIONAL GRID LINES - CENTERLINE OF STEEL - CENTERLINE OF DOOR, WINDOW, OR CASED
OPENING

8. WHERE WALLS AND / OR PARTITIONS OF UNEQUAL THICKNESS ABUT, ALIGN EXPOSED FACES,
UNLESS OTHERWISE NOTED.

11"

DETAIL MARKER _— Detail A / 01 A1 MAIN ACESS DOOR 4 WALLS EXISTING | |
(with Drawing Number | ' MARKER
and Sheet Reference) @
— |
DIMENSION LINES SLIDING POCKET | ‘ WALLS NEW
DOOR
ELEVATION MARKER I
(with Drawing Number ot Elev. /0T A1 INTERIOR DOOR N\ L
and Sheet Reference) (SWINGING) — N I
WALLS DEMOLISHED X :}
‘ f_l_______\__,j IJ_}
SECTION MARKER :
Section A-A/ 01 A1.1 _ ~
(with Drawing Number —o 0" SLIDING GLASS -
and Sheet Reference) DOOR
12 feet
VERTICAL ELEVATION above MSL SHOWER WITH A
MARKER FLOOR DRAIN N
NOTES / ANNOTATIONS
255" 17" 8.5"

4.25"

4.25"
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