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

AGENDA REPORT 

TO: Planning Commission 

FROM: Alyson Hunter, Associate Planner 

Mark Brodeur, Director 

MEETING DATE: November 8, 2018 

ADDRESS: The Pacific Grove Inn, 581 Pine/408 Forest Avenues, Pacific 

Grove; APNs: 006-481-002, -003 

SUBJECT: Consider Use Permit UP 18-0768 to modify the terms and 

conditions of previous Use Permits pertaining to the Bed & 

Breakfast uses at The Pacific Grove Inn.   

APPLICANT: John Mandurrago on behalf of David Spence, owner 

ZONING/LAND USE:  R-4 / PO/HDR

CEQA:   Exempt under CEQA Guidelines Sections 15331 and 15332, 

Historical Resource Restoration/Rehabilitation and In-Fill 

Development, respectively. 

RECOMMENDATION 

Approve the use permit subject to Sections 15331 and 15332 CEQA exemptions, and 

recommended findings and conditions.  

PROJECT DESCRIPTION 

The Pacific Grove Inn (Inn) has been inoperable and falling into disrepair since its closure 

in 2015. As described in the application (Attachment A), the subject Use Permit seeks to 

modify the previously-approved use permits to allow the following actions and activities to 

occur: 

1. Reduce the overall number of rooms from 17 to 12. Ten of the 12 rooms will have

small kitchenettes resulting in a suite configuration that will better accommodate

longer stays and family uses;

2. Modify the existing 14-day stay limit to allow stays of less than 30 days as consistent

with the City of Pacific Grove’s (City) transient occupancy as defined in PGMC

Section 23.08.020;

3. Further modify the existing food preparation prohibition to allow mini-kitchenette

facilities in 10 of the suites; and

4. Remove the restriction of alcohol sales and alcohol sales so as to be consistent with

PGMC Section 23.64.290(f)(1).
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No exterior changes to the historic buildings are proposed at this time other than the reroof, 

which is an in-kind replacement and exempt from Planning permits. This Use Permit is 

conditioned to repair and maintain exterior features and finishes in a manner consistent 

with the City’s Municipal Code and the Secretary of the Interior’s Standards, as applicable. 

 

BACKGROUND 
The main house (581 Pine), known as the Frank LaVerne Buck House, was built in 1900 

and is on the City’s Historic Resources Inventory (HRI) and on the National Register of 

Historic Places (National Register). The smaller house (408 Forest) was built in 1914 and 

moved to the current location in 1989. It is also on the City’s HRI, but not included on the 

National Register. No exterior alterations are proposed at this time. 

 

City records indicate that the Inn was first granted a Use Permit to operate as a Bed & 

Breakfast (B&B) in 1984 (Use Permit 1731-84/Variance 84-934, Attachment B). This 

permit limited the length of stay to 14 days and prohibited cooking facilities in the guest 

rooms, in addition to other operational restrictions. The Variance was for a parking 

exception. A subsequent Use Permit (Use Permit 3014-10, Attachment C) limited alcohol 

sales to one bottle of wine for per paying adult guest for onsite consumption only.  The 

B&B operated under these regulations until its closure in August 2015. The R-4 zoning 

districts allow B&B uses with a Use Permit. 

 

DISCUSSION  
The property is now in escrow with a buyer who intends to modernize the B&B’s business 

plan in consideration of recent trends in family travel and the need for a more flexible 

lodging venue. The project includes interior modifications that will convert the 17 existing 

individual rooms to 12 suites; 10 of which will have kitchenettes. The project includes the 

development of a conference room in the basement of 408 Forest, which is currently used 

for storage. The conference room will only be used by guests of the B&B, not for separate 

commercial rental. An existing Manager’s Unit will be retained onsite. 

 

Additionally, this application seeks to remove the 14-day stay limitation to align with the 

industry standard of less than 30 days as defined in PGMC Section 23.08 for transient 

occupancy. The project is conditioned to pay Transient Occupancy Tax (TOT) based on 

number of rooms and occupancy. 

 

Lastly, the applicant seeks to remove the limitations on alcohol sales described in UP 

3014-10 and replace with the current standards found in General Provisions, PGMC 

Section 23.64.290, Alcoholic beverage sales, and further refined under Section 

23.64.290(e)(4), Catering and Events, and (f)(1) Bed and Breakfast Inn: 

 

(4) Catering and Events. 

(A) All alcoholic beverage and food service to customers shall be discontinued 

between the hours of 12:00 a.m. and 7:00 a.m.; 

(B) Food must be available during all hours of operation, but may be limited to 

snacks, appetizers, small plates, or other similar offerings; and 

(C) Amplified and unamplified music and entertainment are allowed indoors, 

and shall not generate noise in excess of 70 dB (65 dB between the hours of 
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10:00 p.m. and 12:00 a.m.) at the property line of any such site. Amplified and 

unamplified music and entertainment are allowed outdoors between the hours of 

7:00 a.m. and 10:00 p.m., and shall not generate noise in excess of 70 dB 

measured at the property line of any such site. 

(f) Minimum Requirements for Lodging Establishments. 

(1) Bed and Breakfast Inn. 

(A) Bed and breakfast inns may sell or serve beer and wine to registered guests 

and their invited guests, pursuant to the provisions of subsections (f)(1)(B) 

through (E) of this section and the ABC license to the extent that it is consistent 

with such provisions; 

(B) All alcoholic beverage service to guests shall be discontinued between the 

hours of 2:00 a.m. and 7:00 a.m.; 

(C) Food must be available during all hours that alcoholic beverages are 

available, but may be limited to snacks, appetizers, small plates, or other 

similar offerings; 

(D) At least one meal, breakfast, shall be served daily and shall be limited to 

registered guests only; and 

(E) The provisions of PGMC 23.26.020(b) shall also apply. 

(Note: Staff believes that the 2:00 a.m. reference in (f)(1)(B) above is an administrative error and 

should be 12:00 a.m. like elsewhere in the section. This has been clarified in the conditions of 

approval.) 

 

The use of historic B&Bs as event venues for weddings or other gatherings is very 

common. The adoption of the Catering and Events provisions would allow these events to 

occur without additional permitting.  

 

Site plan and proposed interior alterations are included as Attachment D and the Use 

Permit findings and recommended Conditions of Approval are included in the Draft Use 

Permit (Attachment E). 

 

PARKING 

The aforementioned Variance was for a parking exception because the proposed number of 

guest rooms exceeded the number of spaces that could be developed onsite. The Variance 

required that two offsite spaces be designated on Pine Avenue. It is unclear if this 

condition was ever met, but with the proposed room configuration and reduction in total 

number of units by which the parking calculation is made, no Variance is needed.  

 

Parking requirements for B&Bs are not specifically enumerated in the zoning Code. Per 

PGMC Section 23.64.190(g), parking space required for other uses allowed in any district 

and not set forth above shall be determined by the Planning Commission and set forth as a 

condition to the granting of the use permit for such use. 
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Staff recommends that the Commission find that the current parking configuration of 13 

onsite parking spaces, inclusive of one accessible space, be found adequate to 

accommodate the 12 proposed suites plus the manager’s unit.  

 

WATER  

The applicant has provided evidence that the proposed project, even with the addition of 

the kitchenettes, will be able to receive potable water from the Monterey Peninsula Water 

Management District (District). In the unlikely event that water is not available, the 

property will be added to the City’s Water Wait List. The completion of an appropriate 

water application/release from the District is a requirement of the issuance of Building 

Permits. 

 

CEQA 
This action is categorically exempt from environmental review pursuant to CEQA 

Guidelines Sections 15331 and 15332, Historical Resource Restoration/Rehabilitation and 

In-Fill Development, respectively.  

 

The proposed project is consistent with the applicable General Plan designation of 

Professional Office/High Density Residential (PO/HDR) which allows B&Bs with a Use 

Permit. The 11,147 sq. ft. project site is less than 5 acres and is substantially surrounded by 

urban uses including the civic uses of fire and police departments across the street. The 

project site is developed and has no value as habitat for endangered, rare, or threatened 

species. The project will not result in any significant impacts. Utility services including 

potable water, waste water, sewer, and materials recovery facilities have adequate capacity 

for the proposed project.  

 

Both buildings are on the City’s HRI and 581 Pine is on the National Register. The 

proposed project is consistent with the Secretary of the Interior Standards as it requires 

only interior changes that will help bring the property back into use and, therefore, creating 

revenue with which the resource can be better maintained. 

 

ATTACHMENTS 

A. Application 

B. Use Permit 1731-84/Variance 84-934 Approved Conditions of Approval  

C. Use Permit 3014-10 

D. Site Plan and Floorplans 

E. Draft Use Permit 

 

 

RESPECTFULLY SUBMITTED:    

            

                                                                                                                
Alyson Hunter      Mark Brodeur   

Associate Planner Community & Economic 

Development Director  
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CITY OF PACIFIC GROVE 
Community and Economic Development Department – Planning Division 
300 Forest Avenue, Pacific Grove, CA 93950 
T: 831.648.3183 • F: 831.648.3184 •  

 

USE PERMIT (UP) NO. 18-0768 

TO ALLOW MODIFICATIONS TO THE PACIFIC GROVE INN, AN EXISTING BED & 

BREAKFAST ESTABLISHMENT, LOCATED AT 581 PINE/408 FOREST AVENUES 
 

FACTS 

1. The subject site is located at 581 Pine/408 Forest Avenues, Pacific Grove, CA 93950 (APN 006-481-002, -003). 

2. The subject site has a designation of Professional Office/High Density Residential (PO/HDR) on the adopted City 

of Pacific Grove (City) General Plan Land Use Map. This designation has a maximum density of 29 dwelling units 

per acre and allows the Bed & Breakfast use with a Use Permit. 

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

4. Together, the two lots total 11,147 sq. ft. in size. 

5. The subject site is developed with the two historic residences that comprise The Pacific Grove Inn. The property is 

on both the City’s Historic Resources Inventory and the National Register of Historic Places. No changes to the 

exterior of either of the buildings is proposed at this time other than standard maintenance and in-kind replacement 

of the roof (in process). 

6. The subject property is within the City’s Area of Special Biological Significance, but it is not in the Coastal zone, or 

an area of Archaeological sensitivity. 

7. This project has been determined to be Exempt under California Environmental Quality Act (CEQA) Guidelines §§ 

15331 and 15332, Historical Resource Restoration/Rehabilitation and In-Fill Development, respectively.  

 

FINDINGS 

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

provisions of the regulations set forth in PGMC § 23.70.080(a)(4); 

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; 

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. 

PERMIT 

Use Permit (UP) 18-0768 to allow the following changes to the existing B&B use: 

1. Reduce the overall number of rooms from 17 to 12. Ten of the 12 rooms will have small kitchenettes resulting in a 

suite configuration that will better accommodate longer stays and family uses; 

2. Modify the existing 14-day stay limit to allow stays of less than 30 days as consistent with the City’s transient 

definition per PGMC §23.08.020; 

3. Allow mini-kitchenette facilities in 10 of the 12 suites; and 

4. Remove the restriction of alcohol sales described in Use Permit 3014-10 from one bottle of wine per paying 

customer to alcohol sales so as to be consistent with PGMC Section 23.64.290(f)(1). 

 

CONDITIONS OF APPROVAL Per Pacific Grove Municipal Code 23.70.080(a)(5) with the following additional 

conditions: 

1. Bed and Breakfast Inns minimum requirements per PGMC Section 23.64.290(f)(1) 

(A) Bed and breakfast inns may sell or serve beer and wine to registered guests and their invited guests, pursuant to the 

provisions of subsections (f)(1)(B) through (E) of this section and the Alcohol Beverage Control (ABC) license to 

the extent that it is consistent with such provisions; 

(B) All alcoholic beverage service to guests shall be discontinued between the hours of 12:00 a.m. and 7:00 a.m.; 

(C) Food must be available during all hours that alcoholic beverages are available, but may be limited to snacks, 

appetizers, small plates, or other similar offerings; and 

(D) At least one meal, breakfast, shall be served daily and shall be limited to registered guests only. 

2.   Per PGMC Section 23.64.290 Alcoholic beverage sales.  

(a) Failure to maintain food service or any other applicable requirements of this section or failure to comply with any 

conditions of the use permit shall be grounds for revocation of the use permit granted, in addition to subjecting the 

persons responsible therefor to penalties under this code. Revocation may be affected by the planning commission, after 

a public hearing to which the operator/permittee has had 10 days’ notice by certified mail, and in which the review 

authority finds that the operator of the establishment has not maintained food service or any other applicable 

requirements herein or has not complied with all permit conditions. In the event that service by certified mail is not 

affected, service may be by personal service on the operator, or if personal service is not affected, the property shall be 

posted with a notice of the hearing, and a copy of the notice shall be published in an official newspaper of this City. 

 

PGMC Section 23.64.290(e)(4) Catering and events. 
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(C) Amplified and unamplified music and entertainment are allowed indoors, and shall not generate noise in excess of 

70 dB (65 dB between the hours of 10:00 p.m. and 12:00 a.m.) at the property line of any such site. Amplified and 

unamplified music and entertainment are allowed outdoors between the hours of 7:00 a.m. and 10:00 p.m., and shall not 

generate noise in excess of 70 dB measured at the property line of any such site. 

 

3. Transient Occupancy Tax (TOT). In compliance with PGMC Chapter 6.09, the operator shall pay the required 

TOT. 

 
4. Conference Room. The proposed conference room in the basement of 408 Forest shall be limited to the use of 

guests of the B&B only, and shall not be available for commercial rental. 

5. 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.  

6. Construction Compliance.  All interior construction must occur in strict compliance with approved Building 

Permits. Any interior work that results in needed exterior alterations to windows, doors or other architectural features, 

shall be reviewed by the Planning Department and may require Architectural Review Board approval. 

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

Commission 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. 

8. 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.   

 

9. Conformance to Plans.  Development of the site shall conform to approved plans for The Pacific Grove Inn 

submitted October 8, 2018 (revised), on file with the Community and Economic Development Department and to the 

Building Code, with the exception of any subsequently approved changes. 

 

10. Alcohol Beverage Control Permit. Prior to sales of any beer or wine on site, a license through the California ABC 

must be obtained. 

 

11. Landscaping, Parking and Lighting. All existing landscaping and the parking lot with its accessory structures and 

low perimeter fencing shall be rehabilitated and maintained in perpetuity. All exterior lighting fixtures shall conform 

to Architectural Review Guidelines #10-12. 
 

12. Building Plans. All conditions of approval for the Planning permit(s) shall be printed on a full size sheet and 

included with the construction plan set submitted to the Building Department. 

 

PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF PACIFIC GROVE this 8
th
 day 

of November, 2018, by the following vote: 

 

AYES:  

 

NOES:  

  

ABSENT:  

 

ABSTAIN:   

      

APPROVED: 

 

 

      _______________________________ 

      BILL FREDRICKSON, Chair 
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