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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: Alyson Hunter, Associate Planner 

MEETING DATE: July 9, 2019 

PERMIT 

APPLICATION NO.: 

Architectural Permit (AP) & Use Permit (UP) Application No. 19-0173 

LOCATION: 301 Grand Ave. Pacific Grove (APN 006-287-006, -012) 

SUBJECT: An Architectural Permit to develop three (3) second-story residential 

units on APN -006 over the five (5) space parking area approved for 

the adjacent mixed-use development. The proposed units are allowed 

under the Density Bonus provisions in §23.79 of the Pacific Grove 

Municipal Code (PGMC). The project includes a Use Permit for 8 or 

more residential units per Table 23.31.030 of the PGMC. 

APPLICANT: Safwat Malek, on behalf of Manal Mansour & Ayman Adeeb, owner(s) 

ZONING/LAND USE:  C-D / Commercial

CEQA:   Categorical Exemption, Section 15332, Class 32, In-Fill Development 

Projects 

RECOMMENDATION 

Make a recommendation of approval to the Planning Commission of an Architectural Permit for the 

development of three (3) additional second-story units and a Use Permit to allow the total number of 

units on the property to exceed eight (8) as required by Table 23.31.030 of the PGMC. The 

recommendation is subject to recommended findings, conditions, and a Class 32 CEQA categorical 

exemption. 

PROJECT DESCRIPTION 

An Architectural Permit to develop three (3) second-story residential units on APN -006 over the 

five (5) space parking area approved for the adjacent mixed-use development known as AP 18-0273. 

The units will be 424 – 490 sf in size with 1 bedroom and 1 bathroom each. The proposed units are 

allowed under the Density Bonus provisions in §23.79 of the Pacific Grove Municipal Code 

(PGMC). The owner will enter into a long-term affordable housing agreement with the City for all 

three (3) of the proposed units. One of the incentives the owner will enjoy as a result of providing 
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the 3 income-qualified affordable units is the relaxation of the parking requirements typically 

assigned to mixed-use developments.  

 

BACKGROUND 

Site Description 

The subject 7,560 sf property is located on Laurel Avenue between Grand and Fountain Avenues. 

The proposed development will be located on a 30’ x 63’ (1,890 sf) portion of the larger property. 

The parcels were merged in 2018, but the Assessor’s Office has not yet assigned a new Assessor 

Parcel Number (APN).  

 

A new, two-story mixed-use project consisting of eight (8) small residential units and a variety of 

commercial uses will be located on the second floor. This development was approved under 

Architectural Permit 18-0273 and is currently under construction. The Architectural Review Board 

(ARB) approved a reduction in the required number of parking spaces for the residential uses from 

10.4 to 5 with the other spaces to be accommodated in the City’s municipal parking lot on the 

northeast corner of Laurel and Fountain Avenues. The owner will provide annual parking passes for 

tenants as a condition of approval. The current proposal includes a request to waive parking 

completely and to have additional parking passes provided, as well as transit passes, in exchange for 

providing affordable units. 

 

Surrounding Land Uses 

As mentioned previously, the proposed project is adjacent and accessory to an approved mixed-use 

development on the same property currently under construction. Adjacent to the east are three (3) 

residential units panned and zoned R-4, but other than those properties, the neighborhood is zoned 

C-D and developed with a wide variety of commercial uses. 

 

DISCUSSION  

Applicable General Plan Policies  

The Pacific Grove General Plan provides a framework for future growth and development within the 

City. The Land Use Element includes goals and polices that call for the orderly, well-planned, and 

balanced development, consistent with the historic nature of Pacific Grove, the capacity of the City’s 

infrastructure, and ability to assimilate new growth. Specific General Plan land use policies relevant 

to the proposed project include the following: 

 

Chapter 2, Land Use  

 

Policy 12: Promote and maintain a healthy local economy while preserving the local community 

character. 

 

Policy 14: Promote Pacific Grove businesses and industries. 

Policy 16: Attract and retain a variety of businesses and services in the community. 

Policy 23: Encourage new residential uses in the Downtown, but limited to the upper stories of 

new and existing buildings. 

Chapter 3, Housing 

Policy 2.1: Strive to accommodate the City’s share of the region’s housing needs. 
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Policy 2.3: Encourage affordable housing through incentives including Density Bonus and 

facilitating mixed-use developments in the downtown. 

Policy 3.4 Minimize regulatory constraints on housing development including reducing parking 

requirements for affordable housing.  

The proposed second-story residences will be accessory and subordinate to the first floor retail and 

other commercial spaces provided by the adjoining development under construction now. The 

affordability of the proposed units will directly meet the goals of the City’s Housing Element 

reflected in the Housing policies above.  

The General Plan states that a Use Permit is required for residential uses in the Commercial 

designation. This corresponds to the C-D zoning district, Table 23.31.040 which allows mixed-use 

residential development that is accessory and subordinate to the first-floor commercial uses as a 

principally permitted use, but for 8 or more residential units, a Use Permit is required.  

Applicable Zoning Code Regulations 

The City of Pacific Grove’s Zoning Map designates the subject parcel as Downtown Commercial. 

This designation provides for ground floor commercial establishments and upper floor residential 

and professional uses. 

 

Other than residential density and parking, the proposed project is in full compliance with the zoning 

regulations set forth in PGMC §23.31.040. This includes and is not limited to the 40 foot height 

limit, 0’ and 5’ foot minimum setback requirements, and allowable 100% site coverage.  

 

Density Bonus 

As stated in PGMC §23.79, the Density Bonus Regulations are intended to provide incentives for the 

production of housing for low- and moderate-income, or senior households in accordance with state 

density bonus law (Section 65915 et seq. of the California Government Code). In enacting this 

chapter, it is the intent of the City of Pacific Grove to facilitate development of affordable housing 

and to implement the goals, objectives and policies of the City’s Housing Element.  

 

The subject 7,560 sf lot allows a maximum density of 5 units under the Commercial land use 

designation. The existing approved development was authorized to develop 8 units and was given a 

waiver of 5 of the required 10 parking spaces in exchange for providing 5 parking permits to be used 

by tenants in the City’s parking lot across the street. The 3 units over the density allowed in the 

previous AP were not required to be “affordable” in the sense of the owner being required to enter 

into a long-term agreement with the City for the purposes of providing income-qualified housing that 

meets California’s Housing & Community Development (HCD) standards.  

 

The 3 currently proposed affordable housing units produced pursuant to this chapter will meet the 

“Low Income” threshold as depicted on the attached Income Guidelines Memo and shall be 

administered by the Community Development Department through the verification of tenant income 

documentation supplied by the property owner, in conformance with State Density Bonus Law. A 

deed restriction will be recorded against the property’s title for a 50-year term to ensure that 

affordability requirements stay with the property even in the event that it is sold or otherwise 

conveyed. 
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In addition to the density bonus, the conditions of approval (attached) require additional parking 

permits for the City lot across the street, the provision of bicycle storage facilities within the covered 

parking area, and the provision of transit passes for the tenants of the affordable units. 

 

Architecture and Design Consideration 

The proposed building will match the adjacent building in design, form, massing and materials (see 

attached site plan and elevations). That design was developed with the former building (now 

demolished) in mind and the proposed building is following in that vein. The building consists of a 

29.5’ wide façade along Grand Avenue which includes a 16’ wide driveway opening and a 

“window” opening in the wall to the south of the driveway to provide a visual break in the wall and 

to allow for additional visibility for vehicles backing out of the development.  

The units will be accessed by a stairway and uncovered walkway within the open area between the 

two buildings, overlooking the interior of the property. Creating an interior courtyard for the parking 

and trash receptacle areas, as well as access for the proposed units, creates a more traditional street 

frontage with 0’ setback and openings along the façade, consistent with the C-D zoning district. The 

proposed addition will continue the look of the approved first-floor commercial development which 

is a typical character defining element of downtown Pacific Grove.  

Materials 

The exterior materials and finishes will match those approved for the adjacent building: horizontal 

wood dutch-lap siding, wood trim, double-paned vinyl windows with true divided lights, metal 

doors, and wood banisters and railings. 

 

Landscape 

The C-D zoning district allows 100% site coverage and the proposed project will maximize coverage 

accordingly. There will be a minor planter boxes and a small landscaped stormwater planter on the 

Fountain Ave. side of the development currently under construction. 

 

Stormwater Treatment Measures 

The project includes a combination of permeable pavers and an underground stormwater detention 

facility under the parking area to detain stormwater from downspouts and impervious surfaces. A 

Tier 2 Stormwater Control Plan has been prepared by a qualified engineer and reviewed by City 

Public Works staff for compliance with the City’s requirements.  All stormwater facilities shall be 

maintained by the property owner in perpetuity and a condition of approval has been included 

allowing City staff access to inspect all stormwater treatment measures on an annual basis.  

 

Transportation & Parking 

In-lieu of the onsite parking spaces that are typically required for residential uses in the downtown 

area and as an incentive for providing three (3) income-qualified affordable housing units, the 

applicant requests that the 4 spaces that would be required be waived. This project is conditioned on 

the applicant providing parking passes for the City’s public parking lot across the street and 

Monterey-Salinas-Transit (MST) transit passes to tenants for the term of the affordability agreement. 

Additionally, there is an MST bus stop on Fountain Ave., less than a block north of the proposed 

development. 

 

The applicant is required to provide a secure bicycle parking area within the covered parking area in 

an effort to encourage the use of bicycles which in turn contributes to a reduction in vehicle traffic 

and parking impacts in the downtown area. 
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Water 

Upon approval of this Architectural and Use Permits, the project will be added to the City’s water 

wait list and prioritized according to the City Council’s direction at its May 15, 2019, meeting.  

 

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 15332, Class 32, 

In-fill Development Projects. This categorical exemption can be used if the project meets all of the 

following criteria: 

 

(a) The project is consistent with the applicable general plan designation and all applicable general 

plan policies as well as with applicable zoning designation and regulations. 

(b)  The proposed development occurs within city limits on a project site of no more than five acres 

substantially surrounded by urban uses. 

(c)  The project site has no value as habitat for endangered, rare or threatened species. 

(d)  Approval of the project would not result in any significant effects relating to traffic, noise, air 

quality, or water quality.  

(e)  The site can be adequately served by all required utilities and public services, because no 

building permit will be issued until water is available. 

  

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 32 In-fill exemption. 

 

 

ATTACHMENTS 

A. Application 

B. Draft Permit 

C. Project Data Sheet 

D. Residential Water Release Form 

E. Stormwater Control Plan 

F. CEQA Documentation 

G. Income Guidelines Table 

H. Site Plan & Elevations 
 

 

 

RESPECTFULLY SUBMITTED:         

   

Alyson Hunter                          _ 

Alyson Hunter, Associate Planner      
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T : 831.648.3183 • F : 831.648.3184 • www.cityofpacificgrove.org 

 

 

 

ARCHITECTURAL PERMIT & USE PERMIT (AP/UP) 19-0173 

FOR A COMMERCIAL PROPERTY LOCATED AT 301 GRAND AVENUE. AN (AP) IS REQUIRED FOR THE 

DEVELOPMENT OF THREE (3) ADDITIONAL SECOND-STORY RESIDENTIAL UNITS AND THE (UP) IS 

REQUIRED IN THE COMMERCIAL-DOWNTOWN DISTRICT FOR EIGHT (8) OR MORE UNITS. THE 

PROPOSED THREE (3) UNITS COMBINE WITH THE APPROVED EIGHT (8) FOR A TOTAL OF ELEVEN 

(11) UNITS. THE PROJECT INCLUDES USE OF THE CITY’S DENSITY BONUS ORDINANCE TO EXCEED 

ALLOWED DENSITY PER §23.79 OF THE PACIFIC GROVE MUNICIPAL CODE (PGMC). 
 

FACTS 

1. The subject site is located at 301 Grand Avenue, Pacific Grove, 93950 APNs 006-287-006, -012 

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

Use Map. 

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

4. The subject site is 7,560 square feet (sf).  

5. The subject site was developed with a 6,179 sf mixed use building with 2 retail units and 5 residential units 

which was demolished under a Notice to Vacate and Demolish issued by the City in December 2017. 

6. An Architectural Permit (AP 16-0121) for the development of a new, two-story mixed-use commercial 

building with eight (8) residential units was approved by the Architectural Review Board (ARB) in July 

2016. This building is currently under construction. 

7. The subject site is within the Area of Special Biological Significance, but it is not on the Historic Resources 

Inventory, is not in the Coastal zone, nor in an archaeologically sensitive area. 

8. The current project seeks to utilize the City’s Density Bonus provisions in PGMC §23.79 to exceed the 

allowed density (5 units) by six (6) units for a total of eleven (11) units in exchange for the dedication of the 

three (3) proposed units as low income-qualified units regulated through a deed restriction and administered 

by the City’s Housing Division for a 50-year term. 

9. This project has been determined to be categorically exempt under CEQA Guidelines §15332, Class 32, for 

In-fill Development. 

 

FINDINGS  

For Architectural Permits per PGMC §23.70.060(f): 

1. The architecture and general appearance of the completed project are compatible with the neighborhood;  

2. 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; and 

3. The board has been guided by and has made reference to applicable provisions of the architectural review 

guidelines in making its determinations on single-family residences. 

 

For Use Permits per PGMC §23.70.80(a)(4): 

1. The proposed use is allowed with a use permit within the applicable zoning district and complies with all 

applicable provisions of these regulations; 

2. The proposed use is consistent with the general plan, the local coastal program, and any applicable specific 

plan; 

3. The establishment, maintenance, or operation of the use will not, under the circumstances of the particular 

case, be detrimental to the health, safety, or general welfare of persons residing or working in the 

neighborhood of the proposed use; 
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4. The use, as described and conditionally approved, will not be detrimental or injurious to property and 

improvements in the neighborhood or to the general welfare of the city; and 

5. The location, size, design, and operating characteristics of the proposed use are compatible with the existing 

and future land uses in the vicinity. 

The architectural design and materials of the proposed project will be a continuation of the design authorized 

under AP 16-0121 and currently under construction. It appears the proposed project would not be detrimental to 

the development of the City; nor would it would impair the desirability of investment or occupation in the 

neighborhood. The project does not consist of a single-family residence and this City does not presently have 

downtown commercial architectural guidelines. 

 

According to PGMC Table 23.31.030, the C-D zoning district principally permits mixed-use (residential above 

or behind commercial – no density specified) and multi-family (8 or more units) with a Use Permit (UP). This 

application includes a Use Permit as 11 units total are proposed to be developed, 3 of which will be income-

qualified low-income units. But for the UP for the number of residential units and the waiver of required 

parking as an incentive for providing dedicated income-qualified units, the project is in conformance with the 

development standards of the C-D zoning and the Commercial General Plan and, specifically, the goals and 

policies of the Housing Element for the development of affordable units. 

 

PERMIT 

Architectural Permit & Use Permit (AP/UP) 19-0173: 

 

An Architectural Permit to develop three (3) second-story residential units on APN -006 over the five (5) space 

parking area approved for the adjacent mixed-use development. The proposed units are allowed under the 

Density Bonus provisions in §23.79 of the Pacific Grove Municipal Code (PGMC). The project includes a Use 

Permit for 8 or more residential units per Table 23.31.030 of the PGMC. 

 

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.  

2. Construction Compliance.  All construction must occur in strict compliance with the proposal as set forth 

in the application, subject to any special conditions of approval herein. Any deviation from approvals must 

be reviewed and approved by staff, and may require Architectural Review Board and/or Planning 

Commission approval. 

3. Terms and Conditions.  These terms and conditions shall run with the land; it is the intention of the City 

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 by the City, pursuant to the Zoning Code. 

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

Departments are required prior to issuance of a building permit.  Work taking place in the public right-of-

way shall require an encroachment permit prior to issuance of the building permit.   

 

5. Affordable Housing Term. The property owner shall enter into a 50-year agreement with the City through 

issuance and recordation of a deed restriction to ensure the three (3) affordable units are retained and 

actively used as income-qualified rental units for the life of the term. 
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6. Occupancy of Affordable Units.  To ensure immediate occupancy of the affordable units, the construction 

plans for the proposed development shall be amended to the existing Building Permit (PGBP 18-1432) and 

shall be issued a Certificate of Occupancy at the same time or before occupancy of the market-rate 

residential units. 

 

7. Water. The affordable units may qualify for entitlement water from the affordable housing reserve 

established City Council Resolution on May 15, 2019, but available water is not assured by this AP/UP . 

Applicant shall apply for, acquire and pay for any water needed by the units; applicant may request, but is 

not assured the City will share in the cost of water needed for the project. Approved use of water to the 

property must comply with requirements of the Monterey Peninsula Water Management District (District). 

Limitations may apply regarding installation and use of Cal-Am water meters.  

 

8. Bike Storage. The owner shall install and maintain a minimum of four (4) covered bicycle parking facilities 

onsite. 

 

9. Transit Passes. The owner shall provide annual all-access transit passes to the tenants of the three (3) 

affordable units for the life of the term agreement.  

 

10. 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. 

 

11. Parking.  The project is located in the Downtown Parking District; commercial uses may use City parking 

lots and on-street parking. The three (3) affordable units require an additional 4.5 spaces onsite, but t City 

Density Bonus provisions allow waiver of these additional onsite spaces provided the owner provides five 

(5) additional City parking permits to tenants of those units throughout the 50 year term of the affordable 

agreement. 

 

12. Construction Hours.  Given the proximity of nearby dwellings and to coincide with construction hours 

allowed for the existing project, construction activities shall not occur before 8:30 a.m. or after 5:00 p.m. 

Monday through Friday, or at any time on Saturday or Sunday. Furthermore, windows shall be closed 

during interior construction. Contractors are required to park in the City lot. 

 

13. 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 RECOMMENDS TO THE PLANNING COMMISSION THE 

FOLLOWING: 
 

1. The Board recommends the Planning Commission determine 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 recommends that the Planning Commission authorize Approval of Architectural Permit and Use 

Permit (AP/UP) 19-0173. 

 

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

 

4. This permit shall not take effect until the owner acknowledges and agrees to all terms and conditions and 

agrees to conform to and comply with those terms and conditions. 
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Passed and adopted at a regular meeting of the Architectural Review Board of the City of Pacific Grove on the 

9
th

 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. 

 
 

_________________________________________  __________________________ 

Manal Mansour, owner      Date 

 

 

_________________________________________  __________________________ 

Ayman Adeeb, owner      Date 
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CITY OF PACIFIC GROVE 
Community Development Department – Planning Division 
300 Forest Avenue, Pacific Grove, CA 93950 
T :: 831.648.3190 • F :: 831.648.3184 • www.ci.pg.ca.us/cdd 

NOTICE OF EXEMPTION FROM CEQA 
 
Property Address/Location: 301 Grand Avenue, Pacific Grove, CA 93950 
File No. AP/UP 19-0173       APN 006-287-006, -012 

Project Description:  An Architectural Permit to develop three (3) second-story residential units 
on APN -006 over the five (5) space parking area approved for the adjacent mixed-use 
development. The proposed units are allowed under the Density Bonus provisions in §23.79 of 
the Pacific Grove Municipal Code (PGMC). The project includes a Use Permit for 8 or more 
residential units per Table 23.31.030 of the PGMC. 
 

ZC: Commercial Downtown (C-D)      GP: Commercial          Lot Size:  7,560 sq. ft. 

 

 
 

Applicant Name:   Manal Mansour & Ayman Adeeb (Owners)         Phone #:   831-915-0797 

Mailing Address:   PO Box 565, Monterey 93940 

Email Address:     jmaresidentiala@gmail.com  

 

Public Agency Approving Project: City of Pacific Grove, Monterey County, California 

Exempt Status (Check One): 

 Ministerial (Sec. 21080(b)(1):15268)) 

 Declared Emergency (Sec. 21080(b)(3): 15269(a)) 

 Emergency Project (Sec. 21080(b)(4); 15269(b)(c)) 
   Categorical Exemption 

Type and Section Number: Class 32, Section 15332 

 Statutory Exemptions 
Type and Section Number: _____________________________ 

 Other: ____________________________________________________ 

Exemption Findings:    

Class 32, In-fill Development, pertains to developments where: 
 

(a) The project is consistent with the applicable general plan designation and all applicable general plan policies 

as well as with applicable zoning designation and regulations. 
(b)  The proposed development occurs within city limits on a project site of no more than five acres substantially 

surrounded by urban uses. 
(c)  The project site has no value as habitat for endangered, rare or threatened species. 
(d)  Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or water 

quality.  
(e)  The site can be adequately served by all required utilities and public services, because no building permit will 

be issued until water is available. 
 
The exceptions to exemptions in Section 15300.2 of the CEQA Guidelines apply to the Class 32 exemption, 
but the proposed project does not fall under any of the parameters of the exceptions.  

Contact: Alyson Hunter, Associate Planner                                          Contact Phone: (831) 648-3127 

Signature:                                                                                                  Date: July 10, 2019 
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City of Pacific Grove 
COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT 

HOUSING DIVISION 
300 Forest Avenue, Pacific Grove CA 93950 

Email:tschaeffer@cityofpacificgrove.org Phone: (831) 648-3199 

MEMORANDUM   
 
TO:  Mayor and City Council, Planning Commission, City Staff 
 

FROM:  Housing Division 
 

DATE:  September 28, 2018 
 

SUBJECT: 2018 INCOME GUIDELINES FOR HOUSING PROGRAMS 
 
The following table reflects the recently received HUD CDBG income guidelines for Pacific 
Grove and Monterey County effective June 1, 2018.  Income levels are used to define 
eligibility for City affordable housing and rehabilitation loan programs. These figures will be 
used until updated by HUD in 2019.  Note: Median and Moderate Income levels are based 
on State HCD Income Limits effective 4/1/18. 

*State HCD Income Limits Effective 4/1/18 

 
NUMBER OF PEOPLE IN HOUSEHOLD 

MAXIMUM INCOME 1 2 3 4 5 6 

EXTREMELY LOW  
     Annual ($) 17,550 20,050 22,550 25,050 27,100 29,100 

Monthly ($) 1,463 1,671 1,879 2,088 2,258 2,425 

30% of Monthly ($)  439 501 564 626 678 728 

VERY LOW INCOME  
     Annual ($) 29,250 33,400 37,600 41,750 45,100 48,450 

Monthly ($) 2,438 2,783 3,133 3,479 3,758 4,038 

30% of Monthly ($) 731 835 940 1,044 1,128 1,211 

LOWER INCOME  
     Annual ($) 38,580 44,100 49,620 55,080 59,520 63,900 

Monthly ($) 3,215 3,675 4,135 4,590 4,960 5,325 

30% of Monthly ($) 965 1,103 1,241 1,377 1,488 1,598 

LOW INCOME  
      Annual ($) 46,800 53,450 60,150 66,800 72,150 77,500 

Monthly ($) 3,900 4,454 5,013 5,567 6,013 6,458 

30% of Monthly ($) 1,170 1,336 1,504 1,670 1,804 1,938 

              

*MEDIAN INCOME  
     Annual ($) 48,350 55,300 62,200 69,100 74,650 80,150 

Monthly ($) 4,029 4,608 5,183 5,758 6,221 6,679 

30% of Monthly  1,209 1,383 1,555 1,728 1,866 2,004 

*MODERATE 
      Annual ($) 57,700 65,950 74,200 82,450 89,050 95,650 

Monthly ($) 4,808 5,496 6,183 6,871 7,421 7,971 

30% of Monthly ($) 1,443 1,649 1,855 2,061 2,226 2,391 
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A-1

INDEX, NOTES &

SITE PLAN

 1/8" = 1'-0"

SITE PLAN

PROJECT DATA

APPLICANT: DR. AYMAN ADEEB

PROJECT ADDRESS: 301 GRAND AVE.

PACIFIC GROVE, CA

ASSESSOR'S PARCEL NUMBER: 006-287-012

LOT 1, 2, 3  & 5 - BLOCK 35

LOT SIZE: 7,560 SF

Lot Merge Permit 18-306 - Lots 1,2,3 & 5 of Block 35 Pacific Grove Retreat

filed with the Community and Economic Development Department on April 2018.

(E) FIRST FLOOR AREA: 4,607 SF

(E) SECOND FLOOR AREA: 4,374 SF

(N) 3 UNIT ADDITION - 2ND FLR. AREA: 1,392 SF

TOAL GROSS FLOOR AREA:         10,373 SF

C0NSTRUCTION TYPE:  TYPE V-B, SPRINKLERED.

ZONING:  C-D

OCCUPANCIES:

FIRST FLOOR  = COMMERCIAL TENANT AREAS EXCEPT 568 SF R-2 OCCUPANCY.

· POTENTIAL TENANTS INCLUDE B, M, AND A-2 OCCUPANCIES.  MOST RESTRICTIVE FOR FLOOR AREA

IS A-2.  IF A-2 OCCUPANCY IS INCLUDED AT FUTURE TIME, 1-HOUR SEPARATIONS FROM THE OTHER

USES WILL BE REQUIRED.  CURRENT PLANS INCLUDE A B-OCCUPANCY DENTAL OFFICE.

SECOND FLOOR = R-2 APARTMENTS.  ALL R-2 APARTMENTS ARE TO BE 1-HOUR SEPARATED FROM OTHER

POTENTIAL USES LISTED PER SECTION 508.4, AND 30 MINUTE SEPARATED BETWEEN EACH OTHER IN A

SPRINKLERED BUILDING, PER SECTION 708.3, EXCEPTION 2.

PROPOSED SECOND FLOOR AFFORDABLE HOUSING 3 UNIT ADDITION - R-2 APARTMENTS

F.A.R.  + BONUS  = 2.3 (GENERAL PLAN - SECTION 2.15.3)

10,373 SF (TOTAL AREA OF BUILDING) / 7,560 SF (TOTAL AREA OF PARCEL) = 1.4  F.A.R. <  2.3  OK.

ALLOWABLE AREAS:

PER CBC 505.6.4, EACH FLOOR MUST COMPLY INDIVIDUALLY FOR MIXED OCCUPANCY.  PER CBC 508.4.2,

THE BUILDING AREA SHALL SUCH THAT THE RATIOS OF ACTUAL DIVIDED BY ALLOWABLE SHALL NOT

EXCEED 1.  TABULAR ALLOWABLE AREA IS ESTABLISHED BY THE FOLLOWING.  505.6.4 ALLOWS AN

INCREASE BASED ON STREET FRONTAGES, BUT THE BUILDING MEETS CODE USING ONLY THE TABULAR

AREAS, SO THE STREET FRONTAGE INCREASE IS NOT INCLUDED BELOW.

At = 18,000 SF for A-2 OCCUPANCY, NO HEIGHT INCREASE (27,000 SF FOR B OR M OCCUPANCIES);

7,000 SF FOR R-2 OCCUPANCY WITH MINIMUM NFPA 13R SPRINKLER SYSTEM.

FIRST FLOOR = (3,190 SF/ 18,000 SF) + (583 SF/ 7,000 SF) = 0.26<1, THEREFORE OK.

SECOND FLOOR  = 3,859+1,390 SF/ 7,000 SF = 0.75<1, THEREFORE OK.

DRAWING INDEX

ARCHITECTURAL

A-1 INDEX, LEGEND,

NOTES & SITE PLAN

A-2 FLOOR PLAN

A-3 ROOF PLAN

A-4.0 ELEVATIONS

A-4.1 ELEVATIONS

A-5 SECTION

A-6 RENDERING

SCOPE OF WORK

A PROPOSED 1,390 SF 3 UNIT ADDITION OVER (E) PARKING TO AN APPROVED BUILDING CURRENTLY

UNDER CONSTRUCTION.   THE PROJECT  WILL PROVIDE AFFORDABLE HOUSING.

ASSESSOR'S  MAP

301 GRAND AVE.  PACIFIC GROVE,  CA

MIXED-USE BUILDING - 3 UNIT ADDITION

3 UNIT ADDITION

SAFWAT MALEK, AIA

ENVIRO-INTL., INC

PO BOX 1731

PEBBLE BEACH, CA 93953

650-619-8760

ARCHITECT:

PROJECT

LOCATION

PROPOSED WEST ELEVATION ON GRAND AVE.
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