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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: May 14, 2019 

PERMIT 

APPLICATION NO.: 

Architectural Permit (AP) / Accessory Dwelling Unit (ADU) / Use 

Permit Application No. 18-0957 

 

LOCATION: 905 Lighthouse Ave. Pacific Grove, CA 93950 

(APN 006-342-003) 

 

SUBJECT: The proposed development includes the demolition of an existing 

detached garage, the remodel of and 1,050 sf addition to the 

existing 1926 Craftsman style residence, and a new single-car 

detached garage with a 550 sf ADU above. Other than an Admin. 

Use Permit to allow the front stairs to encroach 6’ into the front 

yard setback, the project complies with the development standards 

of the R-4 zoning district. 

APPLICANT: MBA Architects on behalf of Richard Gallagher, owner 

ZONING/LAND USE:   R-4 / Residential High Density (up to 29 dwelling units/acre) 

CEQA:   Categorical Exemptions, Sections 15301(l) and 15303(a), 

Residential Demolition and New Construction, respectively 

 

RECOMMENDATION 

Approve the project subject to the recommended findings, conditions and Classes 1 and 3 

CEQA exemptions. 

 

PROJECT DESCRIPTION 

The proposed development includes the demolition of an existing detached garage, the remodel 

of and 1,050 sf addition to the existing 1926 Craftsman style residence that includes a 1-car 

garage below, and a new two-story detached, single-car garage with a 550 sf ADU above. 

Given the elevation above the street, the proposed front stairs will need to be located in the 

front yard setback. An encroachment of up to 6’ is allowed with an Admin. Use Permit per 

Section 23.64.030 of the Municipal Code. Other than the encroachment into the front yard 

setback, the project complies with the development standards of the R-4 zoning district, 

including the 30’ maximum height limit. 
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This item was discussed at and continued from the February 12, 2019, ARB Meeting to a 

date uncertain. The continuance was given to allow the applicant team to redesign the 

project so that it better fit the character of the neighborhood. This meeting has been 

renoticed. The complete agenda report packet with attachments can be viewed on the 

City’s website and the meeting minutes are attached herein. 

BACKGROUND 

Site Description 

The approximately 7,014 sq. ft. residential lot is located in an area of Lighthouse Avenue that 

consists of both single-family and multi-family development. The 1926 Craftsman style 

residence is not on the Historic Resources Inventory (HRI). In 2013, the owner requested that 

the Historic Resources Committee (HRC) conduct an Initial Historic Screening for the 

property. The HRC was unable to determine eligibility for the HRI. A Phase I Historic 

Assessment has subsequently been prepared by a qualified architectural historian which asserts 

that the property is not a historic resource.  

There is a large, multi-trunk Coast live oak in the northwest corner of the property which will 

be retained and protected through demolition and construction activities. No tree removal is 

proposed in association with this project and the project includes with tree protection measures 

as a condition of approval. 

Like many of the properties along the south side of Lighthouse Avenue, the subject property is 

elevated above street level and has an approximately 13% average slope with portions of the 

property at 25%. Given the elevation above the sidewalk and road right-of-way (ROW), steps 

to access the front door will need to be developed within the front yard setback and partially 

within the ROW. An encroachment permit is included as a condition of approval for all work 

within the public ROW. In order to ensure that grading and drainage requirements are met, the 

project is conditioned on the receipt of a Grading Permit from the City’s Building Department. 

At less than 2,500 sq. ft. of new or modified impervious surface, however, a Tier I Stormwater 

Plan was not required. 

Surrounding Land Uses 

The parcel’s immediate vicinity consists of one- and two-story, single- and multi-family 

residential uses on similarly-sized lots. The parcel has a 50’ frontage along Lighthouse 

Avenue. 

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. The City’s 

General Plan Land Use Map designates the subject parcel as Residential High-Density. This 

designation provides for residential development up to 29 dwelling units per acre. This project 

helps the City achieve several of its housing goals as stated in the General Plan including in the 

Residential High-Density land use designation.  
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The policies of the General Plan and Housing Element are implemented through the R-4 

zoning district which allows single- and multi-family development along this portion of the 

Lighthouse Avenue corridor. Through the addition of an ADU, the project does result in a 

minor increase in housing units, as supported in the Plan. 

Applicable Zoning Code Regulations 

The proposed project is in full compliance with the zoning regulations set forth in PGMC 

23.28 (R-4). This includes and is not limited to the height limit (30’), setback requirements, 

and allowable site and building coverage. There is no maximum Gross Floor Area (GFA) in 

the R-3 and R-4 zoning districts. The project is also in compliance with the parking standards 

for single-family residential development in a multi-family district which requires two covered 

parking spaces; the proposed ADU does not require parking. This project provides two, one-car 

garages and some room for additional vehicles in the driveway which will be surfaced with 

permeable pavers.  

 

Architecture and Design Consideration 

The original submittal was for a significant remodel of an existing craftsman-style home to a 

very modern style home. As a result of comments made by members of the public and direction 

from the ARB, the applicant and his architect redesigned the project such that the resulting 

design enlarges the home as desired, but continues the craftsman-style features along the 

home’s street frontage and lowers the roofline of the two-story ADU at the rear of the property. 

The proposed additions to the front and rear of the existing house and the new detached 

garage/ADU structure continue the craftsman-style architectural features of the existing house 

including roof pitch, wood eave brackets, double-hung windows and stucco siding. The 

proposed covered front porch with vertical posts and a low-slung gable roof end help retain the 

original bungalow style. The proposed garage/ADU will mimic the primary residence in style 

and materials.  

The project complies with a variety of the recommendations in the Design Guidelines, 

including the main guidance regarding neighborhood compatibility, relationship to site and 

topography, mass and scale, and the use of materials and textures.  

The additions to the existing 1,180 sq. ft. residence will result in a 2,230 sq. ft. residence 

(including the 262 sq. ft. downstairs garage), which is compatible with many residences in the 

neighborhood. The two-story detached garage/ADU located to the rear of the property, 

approximately 100’ from the front property line, will be visible from the street, but will be of a 

similar design and height as other properties nearby. The highest portion of the redesigned 

ADU, adjacent to the south property line, is 11’11” tall which is an 11.5’ reduction from 

the original plan. This reduction in the ADU height and also to accommodate the lower-level 

garage for the primary residence will be achieved by removing approximately 206 cubic yards 

of material. The proposed project’s massing and height fit in with the character of the 

neighborhood and comply with the following Design Guidelines: 

No. 1  The mass and height of a new building should blend well with neighboring structures 

and not overwhelm them with disproportionate size or a design that is out of 

character. 

 The redesigned remodel and lowered detached accessory building are compatible in 

mass, height and design with those residential developments in the immediate vicinity.  
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No. 5 The location and size of the garage should not dominate the street view of the 

structure. 

The proposed detached two-story garage/ADU will be located to the rear of the 

property, approximately 100’ from the street, behind the primary residence. It is sited in 

an area that allows for the protection and retention of the large oak tree. The redesigned 

primary residence does include a single-car garage door set back slightly from the face 

of the newly expanded front façade, but it is not out of character for the neighborhood. 

No. 7  Second floor balconies and decks should be designed and located to minimize the loss 

of privacy for neighboring properties. 

            No second floor balconies are proposed for the primary residence, but the proposed 

ADU to be located above the new detached garage will have a small balcony on the 

north (front) side. This balcony will be will be 5’6” from the east property line. 

No. 9 Attempt to preserve some portion of neighbors’ views by carefully positioning or 

limiting the width, depth, or height of proposed building elements. 

 The originally-proposed height of the ADU was a concern of the neighbors to the south 

and was requested by the ARB to be reduced. The revised proposal has lowered the 

finished roof height to 11’11”, an approximately 11.5’ reduction.  

No. 21 The design and siting of a dwelling should take into consideration all existing trees in 

order to avoid unneeded cutting and trimming. 

As mentioned previously, the large Coast live oak tree in the northwest corner of the 

property will be retained. The project’s conditions of approval include the standard tree 

protection requirements of Title 12 of the PGMC. 

No. 28 An addition should complement and balance the overall form, mass, and composition 

of the existing building. 

As redesigned, the front and rear additions adhere, generally, to the existing rectangular 

shape of the existing house. The roofline, windows, trim and architectural details will 

match the existing craftsman-style and complement the existing development. The 

reduction in height of the ADU will also soften the view from Lighthouse Avenue and 

will result in the maintenance of existing views enjoyed by the neighbors to the south. 

Privacy Design Guidelines (Informational Bulleting No. 35) See #7 above. 

Landscape & Lighting 

In the R-4 zoning district, a minimum of 50% of the front yard is required to be landscaped. 

This has been added as a condition of approval. In compliance with Design Guidelines Nos. 10 

- 12, exterior lighting will be positioned so that no direct light extends onto neighboring 

properties and the light fixtures will be compatible with the architectural style of the project. 

 

Stormwater Treatment Measure 

At less than 2,500 sq. ft. of change in impervious surface, the project does not require a 

stormwater plan or treatment of stormwater runoff. 

 

Water 

Water availability must be established prior to the issuance of a Building Permit for the 

proposed residence. If water is not available, the property will be added to the City’s water 

wait list.  
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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(l)(1), 

Class 1, Demolition of Single-Family Residences, and Section 15303, Class 3, New 

Construction.  

Section 15301, Class 1 consists of the operation, repair, maintenance, permitting, leasing, 

licensing, or minor alteration of existing public or private structures, facilities, mechanical 

equipment, or topographical features, involving negligible or no expansion of use beyond that 

existing at the time of the lead agency's determination. The types of "existing facilities" 

itemized below are not intended to be all-inclusive of the types of projects which might fall 

within Class 1. The key consideration is whether the project involves negligible or no 

expansion of an existing use. Examples include but are not limited to: 

(l) Demolition and removal of individual small structures listed in this subdivision;

(1) One single-family residence. In urbanized areas, up to three single-family

residences may be demolished under this exemption.

Section 15303, Class 3 consists of construction and location of limited numbers of new, small 

facilities or structures; installation of small new equipment and facilities in small structures; 

and the conversion of existing small structures from one use to another where only minor 

modifications are made in the exterior of the structure. The numbers of structures described in 

this section are the maximum allowable on any legal parcel. Examples of this exemption 

include, but are not limited to: 

(a) One single-family residence, or a second dwelling unit in a residential zone. In urbanized

areas, up to three single-family residences may be constructed or converted under this

exemption.

The project is not subject to the exceptions to these exemptions per Section 15300.2 of the 

CEQA Guidelines relating to location, cumulative impacts, significant effects, scenic 

highways, hazardous waste sites, or historical resources. 

ATTACHMENTS 

A. Application

B. Draft Permit

C. CEQA Exemption

D. Minutes from the February 12, 2019, ARB Meeting
E. REVISED Site Plan & Elevations, Project Data Sheet, Materials Board 

RESPECTFULLY SUBMITTED: 

Alyson Hunter _

Alyson Hunter  

Associate 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.cityofpacificgrove.org 

 

ARCHITECTURAL PERMIT (AP), ACCESSORY DWELLING UNIT PERMIT (ADU), AND ADMIN. 

USE PERMIT (AUP) 18-0957 FOR THE REMODEL OF AND ADDITION TO AN EXISTING 

RESIDENCE, DEMOLITION OF AN EXISTING GARAGE,  AND DEVELOPMENT OF A NEW 

DETACHED ONE-CAR GARAGE WITH A SECOND-STORY ADU AT 905 LIGHTHOUSE 

AVENUE. THIS ITEM WAS CONTINUED FROM THE FEBRUARY 12, 2019, MEETING OF THE 

ARCHITECTURAL REVIEW BOARD. 

FACTS 

1. The subject site is located at 905 Lighthouse Avenue, Pacific Grove, 93950 (APN 006-342-003) 

2. The subject site has a designation of Residential High Density on the adopted City of Pacific Grove General 

Plan Land Use Map. This designation allows a density up of to 29 dwelling units per acre. 

3. The project site is located in the Residential Multi-Family zoning district (R-4). 

4. The subject site is approximately 7,014 sq. ft. in size.  

5. The subject site is currently developed with an approximately 1,180 sq. ft. residence and a detached 336 sq. 

ft. garage. 

6. The subject site is not located in the Coastal zone, the Archaeological sensitivity zone, nor is it included on 

the City’s Historic Resources Inventory, but it is within the Area of Special Biological Significance. 

7. The existing development received a recommendation of “determination of ineligibility cannot be made” by 

the Historic Resources Committee (HRC) in August 2013. As a result, the owner had a Phase I Historic 

Assessment conducted by a qualified historian which resulted in a finding of ineligibility for the HRI.  

8. This project has been determined to be CEQA Exempt under CEQA Guidelines, Section 15301(l), 

Residential Demolition, and Section 15303(a), New Residential Development. 

 

FINDINGS  

Architectural Permits are subject to the following findings per PGMC Section 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 the structure. 

 

The design’s style and materials, and site layout are in substantial conformance to the City’s Residential Design 

Guidelines, specifically Nos. 1, 5, 7, 9, 21, and 28 relating to the site’s natural setting, high quality materials 

and finishes, and neighborhood compatibility, and Nos. 10-12 relating to exterior lighting. 

 

Detached Accessory Dwelling Units (ADUs) are subject to the development standards per PGMC Section 

23.80.060 which does not include specific findings. 

 

Administrative Use Permits (AUP) are subject to the following findings per PGMC 23.70.030: 

(A) The proposed development conforms to the applicable provisions of the general plan, the local coastal   

program, any applicable specific plan, and these regulations; 

(B) The proposed development is located on a legally created lot; 

(C) The subject property is in compliance with all laws, regulations, and rules pertaining to uses, subdivision, 

setbacks, and any other applicable provisions of this municipal code, and all applicable zoning violation 

enforcement and processing fees have been paid; and 

(D) The proposed development is in compliance with all citywide permits, including, but not limited to, the 

National Pollutant Discharge Elimination System (NPDES) permit. 
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But for the exception to allow the front stairs to encroach up to 6’ into the front yard setback as permitted 

through this issuance of an AUP, the proposed demolition and new construction are in compliance with the 

development standards of the R-4 zoning district and general plan. 

 

PERMIT 

Architectural Permit / Accessory Dwelling Unit / Admin. Use Permit 18-0957: The proposed development 

includes the demolition of an existing detached garage, the remodel of and 1,050 sf addition to the existing 1926 

Craftsman style residence, and a new single-car detached garage with a 550 sf ADU above. Other than an AUP 

to allow the front stairs to encroach 6’ into the front yard setback, the project complies with the development 

standards of the R-4 zoning district. 

 

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. Demolition Permit. A demolition permit from the Building Department is required prior to any demolition 

activities on the site. 

 

3. Encroachment Permit. All work within the public road right-of-way shall be completed in compliance 

with an approved encroachment permit issued by the Building Department. 

 

4. Uncovered Stairs in Front Yard Setback. The front stairs may encroach up to 6’ into the front yard 

setback in accordance to the issuance of an Administrative Use Permit. 

 

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 

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. 

 

7. Archaeological Resources. If archaeological resources or human remains are unexpectedly discovered 

during construction, work shall be halted on the project parcel 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 approval of the lead agency, and implemented. 

 

8. Rock Wall. The existing rock wall along the front property line shall be retained and repaired as feasible. 

 

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 and submit a report to the City 

Arborist for review and approval. 
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10. Grading Permit. The applicant shall prepare an engineered grading plan for submittal to the Building 

Department. The plan shall include the depository for the any cut materials that will not be used elsewhere 

onsite. 

 

11. Landscaping. Prior to the final Planning inspection, the application shall provide a landscaping plan for a 

minimum of 50% of the front yard as required by PGMC §23.24.060. The plan shall include the plant 

palette, irrigation, and maintenance schedule. The plan shall refer to the City’s Landscape Guidelines & 

Planting Palette. 

 

12. 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, including the development of a new residential driveway and the relocation of the existing PG&E guy 

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

 

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. 

14. Exterior Lighting. All exterior lighting fixtures shall conform to Architectural Review Guidelines #10-#12. 

 

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) / Accessory Dwelling Unit (ADU) 18-0957 

through the adoption of CEQA Guidelines Categorical Exemptions, Section 15301(1), Class 1, Demolition 

of Single-Family Residences, and Section 15303(a), Class 3, New Construction. 

 

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 14
th

 DAY OF MAY, 2019, BY THE FOLLOWING VOTE: 

AYES:   

NOES:    

ABSENT:   

ABSTENTIONS:     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. 

 

 

Richard Gallagher, owner  Date 
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NOTICE OF EXEMPTION FROM CEQA 
 

 

Property Address/Location: 905 Lighthouse Avenue, Pacific Grove, CA 93950 

                       

File No. AP/ADU 18-0957     APN: 006-342-003 

Project Description:  The proposed development includes the demolition of an existing detached 

garage, the remodel of and 1,050 sf addition to the existing 1926 Craftsman style residence, and a 

new single-car detached garage with a 550 sf ADU above. The project complies with the 

development standards of the R-4 zoning district. 

ZC: Residential Multi-Family (R-4)     GP: High Density Residential (up to 29 du/ac)  Lot Size:  

7,013.74 sq. ft. 

 

 

 

 

Applicant/Owner Name:  Richard Gallagher, DDS    

Phone #:   408-846-5887 

Mailing Address:   939 San Benito St., Hollister, CA 95023 

Email Address:     gallagherorthodontics@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 1, Section 15301 and Class 3, Section 15303 

 Statutory Exemptions 

Type and Section Number: _____________________________ 

 Other: ____________________________________________________ 

Exemption Findings:    
Section 15301 for (l) Demolition and removal of individual small structures listed in this subdivision; and (1) 

One single-family residence. In urbanized areas, up to three single-family residences may be demolished 

under this exemption. 

 

Section 15303(a) for one single-family residence, or a second dwelling unit in a residential zone. In urbanized 

areas, up to three single-family residences may be constructed or converted under this exemption. 

The project does not qualify for any of the following exceptions to the exemptions, Section 15300.2: location, 

cumulative impact, significant effect, scenic highways, hazardous waste sites or historical resources. 

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

Signature:                                                                  Date: May 15, 2019 
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