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

AGENDA REPORT 

TO: Planning Commission 

FROM: Laurel O’Halloran, Associate Planner 

Mark Brodeur, Director 

MEETING DATE: April 24, 2018 

ADDRESS: 301 Grand Avenue Pacific Grove, CA 93950 

APN:  006-287-012 & 006 

SUBJECT: Architectural Permit (AP) Application No. 18-273 to allow the 

construction of a new 8,931 square foot mixed use two-story 

structure consisting of 8 apartment units, retail, and a restaurant 

on the first floor. 

APPLICANT: Douglas Roberts, JHW Architects, Inc. 

ZONING/LAND USE:  C-D / Commercial

CEQA:   Section 15332 Class 32 Categorical Exemption 

RECOMMENDATION 

The project demonstrates consistency with the General Plan and Zoning Ordinance, Staff 

recommends that the Architectural Review Board: 

APPROVE AP 18-273 pursuant to PGMC 23.70.060(c) and subject to the attached 

Findings and Conditions. 

PROJECT DESCRIPTION 

Architectural Permit Application No. 18-273 to build a new 8,931 square foot mixed use 

two-story structure consisting of 7 apartments on the upper floors, one apartment retail and 

a restaurant on the first floor. 

BACKGROUND 
The subject site is a street-to-street building site located on the Grand, Laurel and Fountain 

Avenue. The site is currently two separate parcels which are in the process of becoming 

one 8,931 square foot parcel with a lot line adjustment that will be recorded with the 

County. The property is located in the Downtown Commercial (C-D) zoning District.  
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The current building on site received ARB approval on March 8, 2016 for this same 

proposed design.  On December 13, 2017 the City’s Building Official, Taluban Structural 

Engineer and the Project Manager conducted a site visit and determined the building to be 

vacated and demolished.  

 

DISCUSSION  

Applicable General Plan Goals and Policies  

The 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. 

The proposed restaurant and retail spaces add another key attraction to retain and draw 

visitors to Pacific Grove. This translates into additional business for local restaurants and 

stores, and overnight stays for motels and hotels.  

Applicable Land Use Plan and Zoning Code Regulations 

The City of Pacific Grove General Plan designates the subject parcel as Downtown 

Commercial. This designation provides for ground floor commercial establishments and 

upper floor residential and professional uses.  

 

Site Plan Review Committee 

A Site Plan Review Committee meeting will be scheduled as part of the approval with the 

CEDD Director, the Public Works Director, the Building Official, the City Engineer and 

the Environmental Program Manager for their input on the project and the lot line 

adjustment. 

 

Lot Line Adjustment 

A lot Line adjustment application is on file with the City and as a condition of approval it 

will need to be approved by the Zoning Administrator and filed with the County before a 

building permit can be obtained. 

 

Parking 

1.3 parking spaces are required per residential unit. The proposed project would require 

10.4 spaces. The plans reflect 5 parking spaces on the property the additional 5.4 spaces 
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will obtain City parking permits located in the 251 Fountain City owned parking lot. The 

project is located in the Downtown Parking District. Commercial uses may use City 

parking lots and on-street parking. 

 

STORM WATER TREATMENT MEASURE 

The stormwater treatment measures, for commercial projects creating and/or replacing 

5,000 sf or more of impervious surface 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. 

 

FINDINGS 

Staff recommends if AP 18-273 is approved it must be subject to the recommended 

findings. 
 

CONDITIONS 

Staff recommends if AP 18-273 is approved it must be subject to the recommended 

conditions. 

 

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 exempt under the CEQA Guidelines Categorical Exemption Section 15332 

Class 32 Infill 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. 

 

ATTACHMENTS 

1. Application materials 

2. Draft Permit- Attachment 1 

3. CEQA Materials 

4. Project Plans 

 

RESPECTFULLY SUBMITTED:    

            

                                        
Laurel O'Halloran        

Associate Planner   
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CITY OF PACIFIC GROVE 
Community Economic Development Department – Planning Division 
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ARCHITECTURAL PERMIT (AP) 18-273 

FOR A COMMERCIAL PROPERTY LOCATED AT 301 GRAND AVENUE ARCHITECTURAL PERMIT 

(AP) APPLICATION NO. 18-273 TO ALLOW THE CONSTRUCTION OF A NEW 8,931 SQUARE 

FOOT MIXED USE TWO-STORY STRUCTURE CONSISTING OF 8 APARTMENT UNITS, 

RETAIL, AND A RESTAURANT ON THE FIRST FLOOR. 
 

FACTS 

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

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.  

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

6. The City’s Building Official determined the building to be vacated and demolished. 

7. The subject site is an Area of Special Biological Significance. 

8. The existing structure was on the Historic Resources Inventory. 

9. The existing structure received ARB approval in march of 2016 for this same submitted design. 

10. This project has been determined to be CEQA Exempt under CEQA Guidelines Section 15332 Class 32 

Categorical Exemption 

 

FINDINGS  

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

including setbacks and height requirements and; 

2. The proposed 8,931 sf mixed use-tenant retail service facility are consistent with the General Plan 

because mixed use implements General Plan Land Use Policy 12, 14 and 23 

3. The establishment, maintenance, and operation of the 8,931 sf mixed use-tenant retail service facility, 

associated site improvements and restaurant uses will not be detrimental to the health, safety, or general 

welfare of persons residing or working in the neighborhood of the proposed use. 

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, because the 8,108 sf mixed use--

tenant retail service facility will enhance the commercial offerings for Pacific Grove residents, 

employees and tourists, a positive economic benefit. 

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

existing and future land uses in the vicinity in that the 8,108 sf mixed use-tenant retail service facility 

will contribute vitality to the downtown commercial area. 

6. 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.  Should AP 18-273 be approved, the action 

would be a Class 32 S. 15332 Categorical Exemption under CEQA Guidelines Section. 

7. 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; 

 

PERMIT 

Architectural Permit (AP) 18-273: 
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To allow the construction of a new 8,931 square foot mixed use two-story structure consisting of 8 apartment 

units, retail, and a restaurant on the first floor. 

 

CONDITIONS OF APPROVAL 

1. Permit Expiration.  This permit shall expire and be null and void if a building permit has not been 

applied for within one (1) year from and after the date of approval.  Application for extension of this 

approval must be made prior to the expiration date.  

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

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

approvals must be reviewed and approved by staff, and may require Architectural Review Board 

approval. 

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

Community and Economic 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. 

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. 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. 

 

6. 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. 

 

7. Lot Line Adjustment: A lot merge of the existing two separate parcels must be approved by the Zoning 

Administrator and filed with the Monterey County before a building permit may be issued. 

 

8. Parking: A required 1.3 parking spaces per residential unit. The proposed project would require 10.4 

spaces. The plans reflect 5 parking spaces on the property the additional 5.4 spaces will obtain City 

parking permits located in the 251 Fountain City owned parking lot. The project is located in the 

Downtown Parking District. Commercial uses may use City parking lots and on-street parking. 

 

9. Construction Hours.  No construction shall be conducted before 8:30 a.m. or after 5:00p.m. Monday 

through Friday and for windows to be shut during interior construction. Contractors are required to park 

in the City lot. 

 

10. 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. 
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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 Architectural Permit (AP) 18-273. 

 

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 24
th

 day of April, 2018, by the following vote: 

AYES:  

NOES:   

ABSENT:                                   

APPROVED: 
 

                 _______________________________ 

      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. 

 

 

 

 

 

  Date 
Manal Masour, Owner 
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