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COASTAL DEVELOPMENT PERMIT APPLICATION 

Application number ...... 3-01-084,2000 Sunset Drive Self-Storage Facility 

Applicant.. ...................... RJC Properties, Attn: Jeffrey Cohen; Helen Fife Trust, Attn: John Steinke 

Project location .............. 2000 Sunset Drive, Pacific Grove (Monterey County); APN 007-091-011 

Project description ........ Construction of two, one-story buildings and one, two-story building for self­
storage facility with an operations office on 2 acre site. Total structural 
coverage of 36,510 sq. ft. (41.8%). Additional on-site improvements of 
parking spaces, driving aisles, fencing, gates, drainage system, and 
landscaping. 

Local approval ............... Final Architectural Review Board approval (AA 2853-01) granted 8/28/01, 
City of Pacific Grove Use Permit 2682-01 approved 7/19/01; CEQA Negative 
Declaration granted by City of Pacific Grove Planning Commission 7119/01 

File documents ............... Coastal Development Permit files 3-01-084 and 3-93-055; Coastal 
Development Violation file V-3-99-059; City of Pacific Grove Certified Land 
Use Plan; Mitigation Monitoring Program by City of Pacific Grove (adopted 
7119/01); City of Pacific Grove Resolution 01-65 and Use Permit 2682-01 
approved 7119/01. 

Staff recommendation ... Approval with Conditions 

Summary: The applicants propose to construct three new buildings on a 2-acre (87 ,378 square feet) site 
zoned Industrial within the City of Pacific Grove, to be used for a self-storage 'facility. In order to 
accomplish this, the applicants propose to: 1) demolish the existing mill building, various storage 
sheds/accessory buildings, and other on-site improvements; 2) construct three new buildings on the site 
(with a total gross floor area of 59,850 square feet) to house approximately 452 self storage units of 
varying sizes and operational office space; and 3) make additional improvements to the site including 
paved parking spaces and driving aisles, fencing, gates, drainage system and landscaping. 

The proposed project will retain two existing two-story buildings, located along the eastern property 
boundary, which currently house commercial office space and manufacturing operations. New buildings 
proposed include two one-story buildings, Buildings A and B, to be constructed along the north- and 
southwestern property boundaries, respectively, and a two-story building, Building C, to be constructed 
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in the center of the site (replacing the old mill building). The total site coverage of the new buildings 
would be 36,510 square feet. With 4,900 square feet of retained structural coverage, the total structural 
coverage on site will be 41,410 square feet (or approximately 47 percent total lot coverage). 

The subject parcel is an interior lot located south of and fronting Sunset Drive, just east of the Sunset 
Drive-Crocker Avenue intersection (Exhibits A-C). The two-acre parcel is bounded by four property 
line segments, but is generally triangular in shape except where the northern comer is cut off along 
Sunset Drive. The parcel is located in the Commercial Land Use area and is zoned Industrial (Exhibit 
D). Surrounding land uses include residential, open space recreational, open space institutional 
(Asilomar Conference Grounds), commercial (manufacturing/industrial), and visitor accommodation. 
Recreational uses nearby include the recreational bike trail along Sunset Drive, the pedestrian trail 
liriking Pacific Grove to Spanish Bay along the southern boundary of the parcel, and the Asilomar 
Conference Grounds and Asilomar State Beach located north and west of the site. 

There are no biological resources on site due to previous use of the lot for industrial/manufacturing and 
storage. (Exhibit E) The parcel is not located in an archeologically sensitive area and is not located in an 
area that would block coastal views or shoreline access (Exhibits F & G). As designed and conditioned 
herein, the proposed project will not have any significant adverse impact on any coastal resources, and is 
consistent with Coastal Act policies protecting coastal resources. 

Therefore, as conditioned, Staff recommends approval. 
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I. Staff Recommendation on CDP Application 
The staff recommends that the Commission, after public hearing, approve a coastal development permit 
for the proposed development subject to the standard and special conditions below. 

Motion. I move that the Commission approve Coastal Development Permit Number 3-01-084 
pursuant to the staff recommendation. 
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Staff Recommendation of Approval. Staff recommends a YES vote. Passage of this motion 
will result in approval of the coastal development permit as conditioned and adoption of the 
following resolution and findings. The motion passes only by affirmative vote of a majority of 
the Commissioners present. 

Resolution to Approve a Coastal Development Permit. The Commission hereby approves the 
coastal development permit on the ground that the development as conditioned, will be in 
conformity with the policies of Chapter 3 of the Coastal Act. Approval of the coastal 
development permit complies with the California Environmental Quality Act because either: (1) 
feasible mitigation measures and/or alternatives have been incorporated to substantially lessen 
any significant adverse effects of the amended development on the environment; or (2) there are 
no feasible mitigation measures or alternatives that would substantially lessen any significant 
adverse effects of the amended development on the environment. 

II. Conditions of Approval 

A.Standard Conditions 

~ 

• 

1. Notice of Receipt and Acknowledgment. The permit is not valid and development shall not 
commence until a copy of the permit, signed by the Permittee or authorized agent, acknowledging • 
receipt of the permit and acceptance of the terms and conditions, is returned to the Commission 
office. 

2. Expiration. If development has not commenced, the permit will expire two years from the date on 
which the Commission voted on the application. Development shall be pursued in a diligent manner 
and completed in a reasonable period of time. Application for extension of the permit must be made 
prior to the expiration date. 

3. Interpretation. Any questions of intent or interpretation of any condition will be resolved by the 
Executive Director or the Commission. ,, 

4. Assignment. The permit may be assigned to any qualified person, provided assignee files with the 
Commission an affidavit accepting all terms and conditions of the permit. 

5. Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, and it is 
the intention of the Commission and the Permittee to bind all future owners and possessors of the 
subject property to the terms and conditions. 
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B.Special Conditions 
1. Final Drainage Plans. PRIOR TO COMMENCEMENT OF CONSTRUCTION, the permittee shall 

submit Final Grading and Drainage Plans for the Executive Director's review and approval. The 
plans shall show that all slopes grade toward the catch basin located at the western corner of the 
property and shall provide for the installation of an engineered filtration mechanism onsite, 
specifically designed to remove vehicular contaminants and other typical urban runoff pollutants 
before leaving the site via the storm drain which discharges into Mejella slough and ultimately into 
the Monterey Bay. The Final Grading and Drainage Plan shall account for the following: 

a. The drainage system shall be designed to filter and/or treat the volume of runoff produced from 
each and every storm event up to and including the 85th percentile 24-hour runoff event prior to 
its discharge to the Monterey Bay. The drainage system and its individual components (such as 
drop inlets and filtration mechanisms) shall be sized according to the specifications identified in 
the current edition of the California Storm Water Best Management Practice Municipal 
Handbook (California Storm Water Management Task Force) available at the time of 
construction; 

b. All vehicular traffic and parking areas shall be swept and/or vacuumed at regular intervals and at 
least once prior to the first storm event of the year, or no later than November 15th. Any oily 
spots shall be cleaned with appropriate absorbent materials. All debris, trash and soiled 
absorbent materials shall be disposed of in a proper manner. If wet cleanup of any of these areas 
is absolutely necessary, all debris shall first be removed by sweeping and/or vacuuming, all 
storm drains inlets shall be sealed, and wash water pumped to a holding tank to be disposed of 
properly and/or into a sanitary sewer system. 

c. All drainage system elements shall be permanently operated and maintained. At a minimum: 

1. All storm drain inlets, traps/separators, and/or filters shall be inspected to determine if they 
need to be cleaned out or repaired at the following minimum frequencies: (1) prior to 
November 15th each year; and (2) prior to May 15th each year. Clean-out and repairs (if 
necessary) shall be done as part of these inspections. At a minimum, all traps/separators 
and/or filters must be cleaned prior to the onset of the first storm event, no later than 
November 15th of each year; 

2. Debris and other water pollutants removed from filter device(s) during clean-out shall be 
contained and disposed of in a proper manner; and 

3. A log of all inspection, maintenance and clean out activities shall be maintained by the 
property owner and shall be available for review upon request of the Executive Director. 

2. Additional Development. Any intensification of use or additional development beyond that 
approved by this permit shall require either an amendment to this coastal development permit or a 
separate coastal development permit, following Executive Director's review of proposed changes . 

California Coastal Commission 



6 3·01.084 Fife Trust regular stf rpt 1 0.25.01.doc 

3. Geotechnical Review. A previous geotechnical investigation report, with recommendations 
regarding earthwork, foundation, slab and grade construction was previously prepared for the site by 
M. Jacobs & Associates. While the proposed use of the site is somewhat similar, new structures are 
proposed. Therefore, the geotechnical investigation prepared previously should be reviewed and 
recommendations reevaluated and updated where necessary in light of the current proposal. An 
updated report shall be submitted for Executive Director review and approval prior to construction. 
Additionally, final drainage plans shall be reviewed by the geotechnical engineer to ensure 
compliance with recommendations contained in the geotechnical report.· 

4. Archaeological Mitigation. Should archaeological resources be discovered at the project site during 
any phase of construction, the permittee shall stop work until a mitigation plan, prepared by a 
qualified professional archaeologist and using accepted scientific techniques, is completed and 
implemented. Prior to implementation, the mitigation plan shall be submitted for review and 
approval by the State Historical Preservation Office and for review and approval by the Executive 
Director of the Commission. The plan shall provide for reasonable mitigation of the archaeological 
impacts resulting from the development of the site, and shall be fully implemented. A report 
verifying compliance with this condition shall be submitted to the Executive Director for review and 
approval, upon completion of the approved mitigation. 

.. 
• 

5. Incorporation of City's Conditions and Mitigation Requirements. Resolution 01-65, approved 
by the City Planning Commission July 19th 2001 includes approval of the Mitigated Negative 
Declaration prepared for the proposed project, with specific mitigation measures, and Use Permit • 
2682-01 with specific conditions of approval for the proposed self-storage facility (Exhibit K). All 
mitigation and monitoring requirements and conditions of approval established by Use Permit 2682-
01 are hereby incorporated as conditions of this permit. 

Any revision or amendment of these adopted conditions and mitigation measures or the project plans 
as approved pursuant to the City's architectural review procedures ~shall not be effective until 
reviewed by the Executive Director for determination of materiality, and if found material, approved 
by the Commission as an amendment to this coastal development permit. 

111. Recommended Findings and Declarations 
The Commission finds and declares as follows: 

A.Project Description 

1. Project Location 
The subject parcel is an interior lot located south of and fronting Sunset Drive, just east of the Sunset 
Drive-Crocker A venue intersection (Exhibits A-C). The two-acre parcel is bounded by four property 
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line segments, but is generally triangular in shape except where the northern corner is cut off along 
Sunset Drive. A public bicycle lane is located along Sunset Drive immediately north of the northern 
property boundary (which is about 125 feet in length). The Russell Service Center borders the eastern 
property boundary (approximately 463 feet in length), the Spanish Bay property abuts the southwestern 
property boundary (approximately 350 feet in length), and an existing pedestrian path that connects 
Pacific Grove and Spanish Bay abuts the northwestern property boundary (approximately 245 feet in 
length). The Beachcomber Motel and Fishwife Restaurant are located west of the pedestrian trail. 
Drainage ditches lie just outside the parcel along both the north- and southwestern property boundaries. 
The site slopes from the northeast corner to the southwest corner where the two drainage ditches meet, 
with an overall drop in grade of approximately 11 feet. 

The parcel is located in the Commercial Land Use area and is zoned Industrial (Exhibit D). Surrounding 
land uses include residential, open space recreational, commercial/industrial and visitor accommodation 
land uses. Nearby commercial uses include the Russell Service Center and City of Pacific Grove 
Department of Public Works maintenance yard east of the site and a hardware store across and on the 
north side of Sunset Drive. Recreational uses nearby include the recreational bike trail along Sunset 
Drive, the pedestrian trail linking Pacific Grove to Spanish Bay along the southern boundary of the 
parcel, and the Asilomar Conference Grounds and Asilomar State Beach located north and west of the 
site . 

There are no biological resources on site due to previous use of the lot for industrial/manufacturing and 
storage (Exhibit E). The parcel is not located in an archeologically sensitive area and is not located in an 
area that would block coastal views or shoreline access (Exhibits F & G). 

2. Project Description 
The Applicants propose to: 1) demolish the existing mill building, various storage sheds/accessory 
buildings, and other on-site improvements; 2) construct three new buildings on the site to house 
approximately 452 self storage units of varying sizes and operational office space; and 3) make 
additional improvements to the site including paved parking spaces and driving aisles, fencing, gates, 
drainage system and landscaping. Site plans are shown in Exhibit H. As shown in Exhibit I, three 
freestanding buildings and several fenced storage yards currently occupy the site. Total site area is 
87,378 square feet (approximately 2 acres). The total existing structural coverage is approximately 
18,567 square feet. Additional impervious surfacing (paving) totals 13,363 square feet. 

The proposed project will retain two existing two-story buildings, located along the eastern property 
boundary, which currently house commercial office space and manufacturing operations. Total site 
coverage of these two buildings is 4,900 square feet. The remaining structures (e.g., mill building, 
storage sheds/accessory buildings and fenced storage yard areas) will be demolished to make way for the 
proposed new development. New buildings proposed include two one-story buildings, Buildings A and 
B, to be constructed along the north- and southwestern property boundaries, respectively, and a two­
story building, Building C, to be constructed in the center of the site (replacing the old mill building) . 
The total site coverage of the new buildings would be 36,510 square feet, which in addition to 4,900 
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square feet of retained structural coverage will yield a total structural coverage of 41,410 square feet 
(approximately 47 percent total lot coverage). 

Building A (8,520 square feet) would include approximately 1,000 square feet of office space for the 
commercial operation of the site, and approximately 7,520 square feet of space for self-storage units. 
Building B (4,650 square feet) would consist entirely of self-storage space, as would Building C, which 
would be two-stories high with a gross floor area of 46,680 square feet (23,340 square feet on each 
story). Table 1 shows the height, gross floor area and site coverage for each of the retained and proposed 
new buildings on site. · 

Table 1. Height, Gross Floor Area and Site Coverage for proposed project. 

Building Stories Height Gross Floor Area Site Coverage 

Retained Building 1 2- story 4,900 sf 2,450 sf 

Retained Building 2 2-story 4,900 sf 2,450 sf 

Total Remaining . . 9,800 sf 4,900 sf 

Proposed Building A 
1-story 25' peak, 

8,520 sf 8,520 sf 
22' avg 

Proposed Building B 1-story 12' 4,650 sf 4,650 sf 

Proposed Building C 2-story 22' 46,680 sf 23,340 sf 

Total New - - 59,850sf 36,510sf 

Total on Site . . 69,6SOsf !. 41,410 sf 

Additional improvements to the site include additional paving of parking areas and driving aisles, 
landscaping, and drainage improvements. Aspahltic-concrete paving will cover approximately 37,468 sf 
(approximately 43 percent total lot coverage). A total of 23 permanent parking spaces will be provided 
to accommodate the commercial uses on site (i.e., for commercial and manufacturing uses occupying 
Buildings I and 2. An additional 33 spaces are provided for temporary use by the self-storage facility 
(eg., while checking in and while loading and unloading adjacent to self-storage units). While driving 
aisles will enable access to all areas of the site, security gates will be located across the aisles between 
Buildings A and C and Buildings C and B. The property·will be graded (approximately 1,720 cy of 
cut/fill) so that all runoff drains to a single catch basin and through a grease and oil separator prior to 
discharge offsite. Finally, the project includes approximately 8,500 square feet (approximately 10 
percent total lot coverage) of landscaping, with planting areas located at the north and southern comers 
of the site, and along the north- and southwestern property boundaries. 
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The proposed commercial/light industrial use is consistent with the "f' zoning district. The project 
plans conform to the requirements of the "I" zoning district, and the proposed design, as conditioned by 
the Architectural Review Board is consistent with the existing commercial/industrial character in this 
area. The project is not expected to have any issues regarding scenic resources and no sensitive habitat 
is mapped in this area. The project requires approval of a use permit (Use permit 2682-01 approved 
6/21101) because it proposes new buildings in excess of 25,000 square feet of interior floor space. The 
proposed self-storage facility use of the site does not require any intensification of water use beyond 
what was previously allocated to the site. Additionally, the use of drought tolerant plants minimizes 
water demand on site. 

3. Project Background 
The subject parcel is presently owned by the Helen Fife Trust. However, the Commission understands 
that upon approval of the proposed project, the co-applicant RJC Properties, intends to purchase the 
property and obtain sole assignment of the permit obtained through this current application. 

A previous coastal development permit (CDP 3-93-055) was approved for the subject parcel in 
November 1993, granted to Ms. Helen Fife. This permit was to allow the demolition of the existing "old 
mill" and storage buildings, the construction of two self-storage buildings with offices, and an industrial 
and manufacturing building and grading. A copy of the previously adopted staff report is included in 
Exhibit J. The Commission's records indicate that two of the proposed buildings were constructed 
(shown as buildings A and B on the 3-93-055 site plans and equivalent to Buildings 1 and 2 on the new 
plans). However, demolition of the existing mill building and storage buildings/sheds and construction 
of the third building approved by this earlier permit (shown as building C on the 3-93-055 site plans) 
was never accomplished. Since that time, Ms Fife's holdings have been put under trusteeship, with Mr. 
John Steinke as trustee. Commission staff notified the Fife Trust via correspondence dated 11123/99 that 
several items still needed to be submitted in order to comply with the conditions of the previous permit. 
Since no response was received, a notice of potential violation was sent to the Fife trust on January 14, 
2000. 

Following these efforts to resolve compliance with the conditions of the previous permit, it was 
determined that RJC Properties was interested in obtaining the property. This current coastal 
development application is an effort by the Fife Trust and RJC Properties to apply for a new plan for the 
site which would accomplish the demolition of the older mill building and other storage/accessory 
buildings on site, allow construction of new buildings on the site, and comply with other previous 
requirements regarding landscaping, parking, drainage, and public access. The applicant applied and 
obtained local approval of the proposed project from the City of Pacific Grove (Use Permit 2682-01, 
dated 7/19/01 ), and now seeks to obtain Coastal Commission approval of a coastal development permit 
for the proposed project. The Commission expects that with the implementation of this project and 
fulfillment of conditions required by this permit, the past condition compliance issues would be 
resolved. (Please see specific finding for Coastal Act Violation in Section E, below) . 

California Coastal Commission 
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&.Standard of Review 
The project site is located within the coastal zone, but the City of Pacific Grove does not yet have a 
certified total LCP. The City's Land Use Plan (LUP) was certified in 1991, but the zoning, or Coastal 
Implementation Plan (ClP) portion of the LCP has not yet been certified. The City is currently working 
to complete the ClP with funding provided by a grant from the Coastal Commission. Because the City 
does not yet have a certified total LCP, the Coastal Commission must issue coastal development pennits, 
with the standard of review being the Coastal Act. The certified LUP may serve as an advisory 
document to the Commission for specific areas within the Pacific Grove area. 

C.Coastal Development Permit Determination 
When the City of Pacific Grove completes the implementation portion of its Local Coastal Program 
(LCP), the LCP will become the standard of review for coastal development pennits. In the meanwhile, 
the standard of review is conformance with the policies of the California Coastal Act. These policies 
include Section 30231, which protects the quality of coastal waters (e.g., streams, wetlands, estuaries, 
etc.), Section 30251, which requires protection of scenic and visual resources, and that, among other 
things, development be visually compatible with the character of surrounding areas; and Section 30244, 
which requires mitigation measures when development would adversely impact archaeological 
resources. The proposed project is somewhat similar to that previously approved by the earlier pennit 

• 

(CDP 3-93-055) except that it includes a greater amount of structural coverage and requires less water • 
and sewer capacity than that previously planned on site. Therefore, findings similar to those made for 
the previous project can also be made for the current proposed development. 

1. Land Use/ Development 

a~ Applicable Land Use/Development Policies 
Coastal Act Section 30250(a) states in part, that new commercial or industrial development shall be 
located within developed areas able to accommodate it, or where such areas 'are not able to accommodate 
it, in other areas with adequate public services and where it will not have significant adverse effects, 
either individually or cumulatively on coastal resources. ~ 

b. Land Use/Development Analysis 
The Land Use Plan (LUP) for the City of Pacific Grove has been approved by the California and adopted 
by the City. The LUP shows the land use classification for the subject site as commercial, and the 
proposed project is consistent with this designation. 

Though major public service systems exist for the city of Pacific Grove, some operate near or above 
capacity. Both water supply and sewer capacity for Monterey Peninsula are especially limited. The 
Monterey Peninsula Water Management District (MPWMD) is responsible for the allocation of water 
supply to the different city and county areas of the Monterey Peninsula. The previous project received 
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approval of a water connection permit from MPWMD, however as only a portion of the project was 
completed (construction of the two two-story office buildings, Buildings A and B in Exhibit J), a credit 
of 0.603 acre feet remained. The applicants have received notification that the MPWMD would credit 
this 0.603 acre feet of water previously allocated to the unfinished portion of the earlier project to the 
new project currently being proposed on site. This re-credited 0.603 acre feet of water will be used to 
serve bathroom and irrigation purposes. 

C. Land Use/Development Conclusions 
The proposed project is consistent with land use classification for the subject site. Additionally, the 
Commission can find that adequate service capacities are available at this time and that the development 
will not individually have significant adverse impacts on coastal resources. The proposed development 
is therefore consistent with Section 30250(a) of the Coastal Act and new development policies of the 
City's Land Use Plan. 

2 .. Marine Resources 

A. Applicable Marine Resources Policies 
The coastal Act contains policies that protect water quality and assure that new development does not 
create or contribute significantly to erosion. The following Coastal Act policies are applicable: 

Section 30231: The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms and for 
the protection of human health shall be maintained and, where feasible, restored through, among 
other means, minimizing adverse effects of waste water discharges and entrainment, controlling 
runoff, preventing depletion of ground water supplies and substantial interference with surface 
water flow, encouraging waste water reclamation, maintaining natural vegetation buffer areas 
that protect riparian habitats, and minimizing alteration of natural streams. 

Section 30253: New development shall ... (2) Assure stability and structural integrity, and neither 
create nor contribute significantly to erosion, geologic instability, or destruction of the site or 
surrounding area or in any way require the construction of protective devices that would 
substantially alter natural landforms along bluffs and cliffs. 

B. Marine Resources Analysis 
A geotechnical investigation was performed by M Jacobs & Associates (8/92) for the earlier proposed 
development (CDP 3-93-055) which indicated that the site was suitable for the development proposed at 
that time (which similarly planned for the construction of commercial industrial office space and self­
storage units). The geotechnical investigation included recommendations regarding earthwork, 
foundation, slab and grade construction and drainage. In order to be consistent with Coastal Act Section 
30253, and LUP geotechnical hazard and erosion control policies, it is appropriate that a follow up 

• report be conducted to evaluate the recommendations made in light of the new construction proposed. 
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Because of the topography of the site, excessive runoff from impervious surfaces on site not channeled 
into the storm drain system will enter Majella Slough and eventually reach the Monterey Bay. These 
waters can carry sediment and pollutants typically associated with urban runoff. The applicants have 
proposed grading the site (approximately 1,720 cubic yards of material with equal amounts of cut and 
fill on site) in order to contour the site and direct drainage to a sediment catch basin and grease/oily 
water separator system located at the western corner of the site. In order to comply with Coastal Act 
Section 30231, the project has been conditioned to ensure that the storm water collection system is 
adequately sized to handle large stormwater runoff events, to implement a cleanup/sweeping program for 
the driving aisles and parking areas, to provide a permanent drainage system maintenance program, and 
to prepare final grading and drainage plans for the site. 

C. Marine Resources Conclusion 
As conditioned to require review and update of the previous geotechnical report prepared for the site, 
final grading and drainage plans, and additional water quality improvements as described above, the 
project can be found consistent with Coastal Act Sections 30231 and 30253(2) and LUP water and 
marine resource policies. 

3. Visual Resources 

A. Applicable Visual Resource Policies 
Section 30251 of the Coastal Act requires that the scenic and visual qualities of coastal areas be 
protected and that permitted development be sited and designed to protect views to and along the coast. 

The City's LUP also contains policies to protect the visual quality of scenic areas as a resource of public 
importance. 

B. Visual Resources Analysis 
The subject site fronts along a commercial portion of Sunset Drive. Much of Sunset Drive is located 
along the City's oceanfront at the western edge of the City. The subject site is located at the southern 
end of Sunset Drive, however, after it has turned eastward and inland, and. no views of the coast are 
provided from the site. However, this location is still valued as an entrance to the commercial and 
residential areas of Pacific Grove and as a gateway to the Pebble Beach area, such that visual aesthetics 
are still valued in this area. The applicants have designed the project with this in mind. The project 
design uses using bump-outs and a sloped roof along the northwestern property boundary (abutting the 
pedestrian path leading to Spanish Bay) to visually breakup the mass of the structure. Landscaping has 
also been placed in the side setbacks, between the structural bumpouts, and within the interior of the site 
to further add visual relief to the site (See Elevations and Landscaping plan in Exhibit H). The exterior 
facades of the buildings that front Sunset Drive and the pedestrian path, from which the public will view 
the site, will use horizontal siding and stone veneer facings to add variation and depth to the structures; 
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compositions shingles will be used on the roof. These surfaces will blend in with similar materials used 
on other buildings in the area. 

C. Visual Resources Conclusion 
The Commission finds that as designed, the project can be found consistent with Section 30251 of the 
Coastal Act and LUP scenic resource policies. 

4. Public Access 

A. Applicable Public Access Policies 
Section 30252(4) of the Coastal Act requires that new development shall maintain and enhance public 
access to the coast by providing adequate parking facilities or providing a substitute means of serving the 
development with public transportation. Sections 30210-30213 of the Coastal Act require that public 
access to the coast be protected. 

B. Public Access Analysis 
The site fronts along Sunset Drive, a broad thoroughfare that runs from Highway 1 to Spanish Bay and 
Asilomar State Beach. Public access to the beach is available from Sunset Drive where it roughly 
parallels the shoreline along Asilomar State Beach, several blocks west of the subject site. The City of 
Pacific Grove has constructed a sidewalk and curb and gutter along the Sunset Drive frontage, and has 
continued a bicycle path along Sunset Drive adjacent to the site. Public access is also provided from 
Sunset Drive to the Spanish Bay and the Spanish Bay Resort via the dedicated pedestrian pathway 
adjacent to the northwestern property boundary. " 

In order to ensure that commercial use of the site will not impact the public's ability to use public 
parking in the area and along Sunset Drive, the City's LUP requires that adequate parking spaces shall 
be provided proportionate to expected use of the site. Use of the site is expected to include industrial 
offices, manufacturing/assembly, and self-storage space. Land use policies in the City's LUP indicate 
that one space per 300 square feet of floor area is required for professional offices and commercial 
developments. However, most commercial development in Pacific Grove is for retail or visitor serving 
use, and no additional parking requirements are indicated in the LUP for other commercial or industrial 
uses such as manufacturing/assembly and self-storage as proposed on site. Neither does the City's 
zoning ordinance note any specific requirements for parking in the industrial zoned district. Parking for 
the proposed storage use is therefore determined by the Planning Commission and set as a condition of 
the use permit granted to the project. 

The previous permit (CDP 3-93-055) indicated that 23 parking spaces were required for the two 
buildings constructed along the eastern property boundary. As these two buildings will remain, the 23 
parking spaces, will remain and will be relocated on site. The applicants propose 33 additional parking 
spaces for self-storage use, which would be used temporarily for check-in and loading and unloading . 
The Planning Commission found that 33 parking spaces is adequate for the proposed use, based on 

California Coastal Commission 
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evaluation of trip generation rates for mini-warehouse use classification conducted as part of the initial 
study on the project. Furthermore, the use permit granted by the Planning Commission (Exhibit K) 
limits use of the proposed buildings to a self-storage facility and requires that the 33 parking spaces be 
provided for the new development on site. The Commission finds that with these 56 parking spaces on 
site (23 spaces for existing buildings + 33 spaces for proposed self-storage facility), adequate on-site 
parking will be provided for the existing and proposed uses on site. 

C. Public Access Conclusion 
The Commission finds that adequate public access is located adjacent to the site. The Commission 
further finds that the proposed project and intensification of use of the site will not have a significant 
adverse impact on public access resources, and the project is therefore consistent with Section 30252(4) 
of the Coastal Act and LUP public access policies. 

5. Archaeology 

A. Archaeological Resources Policies 
Section 30244 of the Coastal Act states that where development would adversely impact archaeological 
resources, reasonable mitigation measures shall be required. The approved LUP also contains policies to 
protect archaeological resources. 

B. Archaeological Resources Analysis 
According to the Archaeological Sensitive Areas map in the LUP, the subject site is not located in an 
area designated as archaeologically sensitive. The previous adopted staff report prepared for the site 
(CDP 3-93-055) indicated that there is no known archaeological or historical significance attributed to 
the site. However, as construction activities may unearth previously unidentified remains, the current 
project has been conditioned to suspend work if archaeological resources are encountered and to prepare 
and implement an archaeological mitigation plan. 

C. Archaeological Resources Conclusion .. 
As conditioned to require suspension of work and development and implementation of a mitigation plan 
if archaeological materials are found, the proposed development is consistent with Section 30244 of the 
Coastal Act and approved LUP archaeological resource policies. 

D. Local Coastal Programs 
The Commission can take no action that would prejudice the options available to the City in preparing a 
Local Coastal Program that conforms to the provisions of Chapter 3 of the Coastal Act (Section 30604 
of the Coastal Act). 
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The Land Use Plan for the City of Pacific Grove has been approved by the Commission (certified 
January 10, 1991) and adopted by the City. However, the City is still working on completing their 
implementing-ordinances and so does not have a complete, certified LCP yet. In the interim, the City 
has adopted an ordinance that requires that new projects conform to LUP policies. (Of course, the 
standard of review for coastal development permits, pending LCP completion, is conformance with the 
policies of the Coastal Act.) 

The LUP designates the subject site as residential. The proposal is consistent with this designation and 
with the policies of the LUP. As conditioned to be consistent with community character, to protect 
potential sensitive archaeological resources, and to ensure geologic stability, the proposed development 
is consistent with the policies contained in Chapter 3 of the Coastal Act and will not prejudice the ability 
of the City of Pacific Grove to prepare and implement a complete Local Coastal Program consistent with 
Coastal Act Policies. 

E. Coastal Act Violation 
As described previously, an earlier coastal development permit (CDP 3-93-055) was approved for the 
subject parcel in November 1993, for the construction of two industrial office/storage buildings, 
demolition and reconstruction of the existing mill building and additional improvements including 
landscaping, parking, drainage and public access. While construction of the two industrial office/storage 
buildings was completed, the remaining portions of the project (demolition and rebuild of the mill 
building, landscaping, and parking requirements) were never completed, in violation of condition 
compliance required by the Coastal Act. 

This current coastal development application is an effort by the Fife Trust and RJC Properties to apply 
for a new plan for the site which would accomplish somewhat similar development of the site and by 
doing, comply with previous requirements regarding landscaping, parking, drainage, and public access. 
The Coastal Commission's review of this current application is based on conformance with Chapter 3 
policies of the Coastal Act. Review of this permit request does not constitute a waiver of any legal 
action with regard to any violation of the Coastal Act that may have occurred. The Commission acts on 
this application without prejudice. 

< 

F. California Environmental Quality Act (CEQA) 
Section 13096 of the California Code of Regulations requires that a specific finding must be made in 
conjunction with coastal development permit applications showing the application to be consistent with 
any applicable requirements of CEQA. Section 21080.5{d)(2)(A) of CEQA prohibits a proposed 
development from being approved if there are feasible alternatives or feasible mitigation measures 
available that would substantially lessen any significant adverse effect that the activity may have on the 
environment 

The environmental review of the project conducted by Commission staff has involved the evaluation of 
• potential impacts to relevant coastal resource issues, including land use and development, marme 
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resources, visual resources and community character, archaeologically sensitive resources, and public 
access issues. This analysis is reflected in the findings that are incorporated into this CEQA finding. 
A,ly public comments have also been addressed in the findings. 

The Coastal Commission's review and analysis of land use proposals has been certified by the Secretary 
of Resources as being the functional equivalent of environmental review under CEQA. This staff report 
has discussed the relevant coastal resource issues with the proposal, and has recommended appropriate 
mitigations to address adverse impacts to said resources. Accordingly, the project is being approved 
subject to conditions to implement the mitigating actions required of the Applicant by the Commission 
(see Special Conditions). As such, the Commission finds that only as modified and conditioned by this 
permit will the proposed project not have any significant adverse effects on the environment within the 
meaning of CEQ A. 
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Photo 1. View of existing buildings at 2000 Sunset Drive. Beige, two-story buildings on left 
are Buildings 1 and 2, which will remain on site . . Mill building to be demolished on right 

• 

Photo 2. View of mill building to be demolished in center of parcel. Both photos looking 
south from Sunset Drive. 

Exhibit I (page 1 of. 
Site Photograph 
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Photo 3. View of existing mill building and tencea storagt: <111;4;). .. A"' .. ~---0 . . 

Sunset Drive from southwestern property bounda_ry . 

Photo-4- View of existing storage yards along north- and southwestern property boundaries. 

Exhibit I (page 2 of 2) 
Site Photographs 
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s•t.TE Of CALIFORNIA-THE RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST AREA OFFICE 

72S FRONT STREET, STE. 300 
SANTA CRUZ, CA 95060 
(408) 427·4863 
HEARING IMPAIRED: (415) 904·5200 

Filed: 10/22/93 
49th Day: 12/10/93 
180th Day: 04/20/93 
Staff: J. Sheele/cm 
Staff Report: 10/28/93 1514P 
Hearing Date: 11/17/93 
Commission Action: 

APPLICATION NO.: 

STAFF REPORT: CONSENT CALENDAR 

3-93-55 W11tt 
APPLICANT: 

PROJECT LOCATION: 

PROJECT DESCRIPTION: 

Lot area: 

HELEN FIFE AGENT: Henry Ruhnke 

2000 Sunset Drive, Pacific Grove, Monterey County, 
APN 07-091-11 

Demolition of existing mill and storage buildings, the 
construction of two self-storage buildings with 
offices and an industrial and manufacturing building, 
and grading. 

Building coverage: 
2 acres 
12,855 sq. 
30,463 sq. 
14,732 sq. 
55 spaces 
Industrial 
Cornrne rc 1 a 1 
N/A 

ft. 
ft. 
ft. 

Pavement coverage: 
Landscape coverage: 
Parking spaces: 
Zoning: 
Plan designation: 
Project density: 
Ht abv fin grade: 28 feet 

LOCAL APPROVALS RECEIVED: Architectural Review Board approval. 
CEQA - Negative Declaration granted 12/11/90. 

SUBSTANTIVE FILE DOCUMENTS: land Use Plan for City of Pacific Grove approved 
December, 1988. Geotechnical Investigation by M. Jacobs & Associates, August, 
1992. 

I 

STAFF RECOMMENDATION: 

Approval with Conditions 

The Commission hereby grants, subject to the conditions below, a penmit for 
the proposed development on the grounds that the development, as conditioned, 
will be in conformity with the provisions of Chapter 3 of the California 
Coastal Act of 1976, will not prejudice the ability of the local iOVernment 
having jurisdiction over the area to prepare a Local Coastal Program 
conforming to the provisions of Chapter 3 of the Coastal Act, is located 
between the sea and first public road nearest the shoreline and is in 
conformance with the public access and public recreation policies of Chapter 3 

• 

of the Coastal Act, and will not have any significant adverse impacts on the • 
environment within the meaning of the California Environmental Quality Act. 

3-01-084 
Fife TrusVRJC Properties 
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3-93-55 HELEN FIFE Page 2 

II. Standard Conditions. 

See attached Exhibit A. 

III. Special Conditions. 

1. PRIOR TO COMMENCEMENT OF CONSTRUCTION, the permittee shall submit the 
following for the Executive Director's review and appr~val: 

A. Final project plans. The plans shall include provisions for 55~c 
on-site parking spaces. The plans shall also include evidence that a 
bike lane will be provided along the Sunset Drive property frontage. 
Evidence of approval from the City of Pacific Grove shall accompany 
the submittal. 

B. Revised drainage plans including the installation of sediment and 
grease traps along with a permanent drainage system maintenance 
program to protect Mejella Slough and eventually Monterey Bay 
National Marine Sanctuary. The submittal shall include evidence of 
approval from the project geotechnical engineer and the City of 
Pacific Grove . 

c. Final landscape plans. The plans shall include plantings to enhance 
public views from the adjacent pedestrian/bike path, which runs from 
Sunset Drive to the Spanish Bay Resort, and the views from Sunset 
Drive. The submittal shall include evidence of approval from the· 
City of Pacific Grove. Landscape plantings shall be native or 
drought-tolerant species. All landscape plantings shall be installed 
prior to occupancy and shall be permanently maintained in good 
condition. 

2. Any intensification of use or additional development beyond that approved 
by this permit, shall require an amendment or a separate coastal 
development permit. 

IV. Findings and Declarations. 

The Commission finds and declares as follows: 

1. Project Description 

The proposed development consists of the demolition of an existing mill and 
storage buildings, the construction of two self-storage buildings with offices 
and an industrial and manufacturing building and grading. ·The project site is 
located at 2000 Sunset Drive in the City of Pacific Grove • 

3-01-084 
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3-93-55 HELEN FIFE Page 3 

The project site is a flat lot with a gentle grade. Currently, the entire 
site is being used for a variety of industrial and heavy commercial uses. 

Surrounding lands uses are: across Sunset Drive to the north is Hayward 
Lumber and the Asilomar Conference Center, to the east is Russell Service 
Center; to the west is a dedicated recreational trail leading from Sunset 
Drive into the Spanish Bay resort; the Beachcomber Motel is situated across 
the trail to the west; and to the south is the Spanish Bay Golf Links and 
Resort. Monterey pine forest is dominant throughout this area and is mixed 
with other species such as eucalyptus and Monterey cypress; however, the 
project site is located at a transition between the maritime forest and the 
Asilomar dune system. 

2. Land Use Plan/Development Patterns 

The Land Use Plan (LUP) for the City of Pacific Grove has been approved by the 
Commission and adopted by the City. The LUP designates the subject site as 
Commercial. The proposal is consistent with this designation. 

Coastal Act Section 30250(a) states, in part, new commercial development shall 
be located within developed areas able to accommodate it, or where such areas 
are not able to accommodate it, in other areas with adequate public services 
and where it will not have significant adverse effects, either individually or 
cumulatively on coastal resources. 

Though major public service systems exist for the City of Pacific Grove, some 
operate near or above capacity. Both water supply and sewer capacity for 
Monterey Peninsula are especially limited. The Monterey Peninsula Water 
Management District (MPWMD) is responsible for the allocation of water supply 
to the different city and county areas on the Monterey Peninsula. On January 
22, 1991, the Monterey Peninsula Water Management District enacted a water 
connection moratorium. No net increase in water consumption is allowed during 
the moratorium. The applicant has received approval of a water connection 
permit from MPWMD. The Commission can find that adequate ser~ice capacities 
are available at this time and that the development will not individually have 
significant adverse impacts on coastal resources. Water supply for additional 
development within the City of Pacific Grove may not be available' in the 
future and approval of this project does not set a precedent for approval of 
similar development within the Ci~Y·. · · · 

The proposed development is consistent with Sections 30250(a) of the Coastal 
Act and new development policies of the City's Land Use Plan. 

3. Marine Resources/Erosion 

The Coastal Act contains policies that protect water quality and assure that 
new development does not create erosion. The following Coastal Act policies 
are applicable: 

3-01-084 
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Section 30231. 

The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations 
of marine organisms and for the protection of human health shall be 
maintained and, where feasible, restored through; among other means, 
minimizing adverse effects of waste water discharges and entrainment, 
controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water 
reclamation, maintaining natural vegetation buffer areas that protect 
riparian habitats, and minimizing alteration of natural streams. 

Section 30253. 

New development shall: 

(2) Assure stability and structural integrity, and neither create nor 
contribute significantly to erosion, geologic instability, or destruction 
of the site or surrounding area or in any way require the construction of 
protective devices that would substantially alter natural landforms along 
bluffs and cliffs. 

Approximately 500 cubic yards of grading is proposed. Cut and fill will be 
balanced on-site. A Geotechnical Investigation for the project site was 
prepared by M. Jacobs & Associates, in August, 1992. The report contains 
recommendations regarding earthwork, foundation, slab and grade construction 
and drainage. The report concludes as follows: 

Based on the results of our investigation, it is our opinion that, from a 
geotechnical standpoint, the subject site will be suitable for the 
proposed development provided that our recommendations are implemented in 
the design and construction. 

In order to find consistency with Coastal Act and LUP geotechnical hazard and 
erosion control policies, it is appropriate to require review of the final 
drainage plans by the geotechnical engineer for compliance with the 
recommendations contained in the Geotechnical Investigation. ' 

Because of the topography of the site, excessive runoff from the impervious 
surfaces that is not channeled into the stonm drain system will enter nearby 

. Majella Slough and eventually reach Monterey Bay National Marine Sanctuary. 
The applicant has proposed, and has been required by the City, to direct all 
runoff into the City's existing storm drain system. To further protect 
Majella Slough and guard against non-point source pollution into the ocean, it 
is appropriate to require revised drainage plans that include sediment and 
grease traps along with a permanent drainage system maintenance program • 

3~01-084 
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As conditioned to require review by the geotechnical engineer of the final 
plans including revision of final ~rainage plans to include sediment and 
grease traps and a maintenance program, the project can be found consistent 
with Coastal Act Sections 30231 and 30253(2) and LUP water and marine resource 
policies. 

4. Archaeology 

Section 30244 of the Coastal Act states that where development would adversely 
impact archaeological resources, reasonable mitigation measures shall be 
required. The approved LUP_also contains policies to protect archaeological 
resources. The site is not designated as archaeologically sensitive according 
to the LUP map. The initial study prepared for the project, in accord with 
the California Environmental Quality Act, states that there is no known 
archaeological or historical significance attributed to the site and contains 
the following mitigation: should any physical article of historic or 
archaeological value be discovered during construction, construction shall 
immediately cease and the site shall be examined by a qualified professional 
archaeologist. 

As conditioned by the City to provide for the protection of archaeological 
resources, the proposed development is consistent with Section 30244 of the 
Coastal Act and the LUP archaeological resource policies. 

5. Vi sua 1 Resources 

Section 30251 of the Coastal Act requires that the scenic and visual qualities 
of coastal areas be protected and that permitted development be sited and 
designed to protect views to and along the ocean. 

The City's Land Use Plan also contains policies to protect the .visual quality 
of scenic areas as a resource of public importance. 

The subject site fronts along a commercial portion of Sunset Drive, the scenic 
oceanfront drive in Pacific Grove. The site is adjacent to a dedicated public 
pedestrian path which runs from Sunset Drive, along the property's seaward 
boundary, through the Spanish Bay Resort. It is appropriate to vequire 
protection of public views from the pedestrian path and from Suns~t Drive. A 
preliminary landscape plan was not submitted with the application. However, 
conditions of this approval require a landscape plan to enhance the public 
views of the site. As conditioned, to require a landscape plan, the project 
can be found consistent with Section 30251 of the Coastal Act and LUP scenic 
resource policies. 

6. Public Access/Parking 

Section 30252(4) of the Coastal Act requires that new development shall 
maintain and enhance public access to the coast by providing adequate parking 
facilities or providing a substitute means of serving the development with 

• 

• 

public transportation. Sections 30210-30213 of the Coastal Act require that • 
public access to the coast be protected. 
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The site fronts along Sunset Drive, a broad thoroughfare which runs·from 
Highway 1 to Spanish Bay and Asilomar State Beach. This portion of Sunset 
Drive lacks curbs, gutters and sidewalks. However, the project plans include 
curbs, gutters and sidewalks as required by the City. The adopted LUP calls 
for bike lanes where commercial parcels front on Sunset Drive. The project 
has been conditioned to include evidence that a bike lane will be provided 
along Sunset Drive. 

Public access to the beach is available from Sunset Drive where Sunset Drive 
parallels Asilomar State B~ach, several blocks west of the subject site. 
There is a dedicated pedestrian pathway immediately adjacent to the seaw~rd 
boundary of the subject site which provides for public access from Sunset 
Drive to Spanish Bay and the Spanish Bay Resort. 

Where potential conflicts between private development expansion and public 
parking exist, the Commission has determined that the public•s right of 
access, including adequate parking, must be protected. The specific concern 
of this application is the potential cumulative impact of the increase in 
intensity of use on the public parking supply in the City of Pacific Grove. 

The proposal is for demolition and construction of two self-storage buildings 
and an industrial and manufacturing building. The two self-storage buildings 
will contain offices on the first floor and self-storage on units on the 
second floor. The City zoning ordinance requires one parking space per 500 
square feet of floor area for commercial developments and one space per 1,000 
gross square feet of self-storage use. The City's zoning ordinance requires 
35 parking spaces for the proposed project based on the above requirements (30 
spaces for commercial use plus 5 spaces for self-storage use). 

The City's approved LUP requires one parking space per 300 square feet ~f 
floor area for commercial developments. The LUP does not contain any specific 
parking requirements for self-storage units. So as not to prejudice the 
implementation of the City's Local Coastal Program, it is appropriate to 
require the stricter parking standard as set forth by the LUP. Since the LUP 
is silent on the issue of parking requirements for self-storage units, it is 
appropriate to defer to the City zoning ordinance's parking requirements. 
Using the LUP commercial parking requirement, an additional 20 spaces are 
required for a total of 55 parking spaces for the proposed project. The 
applicant is in the process of revising the site plan to include a total of 55 
parking spaces and securing local approval. Conditions of this approval 
require the submittal of final project plans indicating a total of 55 parking 
spaces along with review and approval by the City of Pacific Grove. 

As conditioned, to require final project plans. the project is consistent with 
Section 30252(4) of the Coastal Act and Coastal Act and LUP public access 
policies. as this intensification will not individually have a significant 
adverse impact on public access resources • 
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7. CEQA/lCP 

On December 11, 1990, the City of Pacific Grove granted a Negative 
Declaration, with mitigations, for the proposed development. The proposed 
project, along with the City's required mitigation measures and the conditions 
attached to this permit, will together offset the impacts of the proposed 
development. Therefore~ the proposed project will not create any significant 
adverse environmental impacts within the meaning of the California 
Environmental Quality Act. 

The Land Use Plan was approved with modifications by the Commission in _,.:.;.­
December, 1988. The City has now revised and adopted the LUP, and is 
formulating implementing ordinances. ·The proposed development is consistent 
with the LUP Commercial designation and with LUP policies as noted above. As 
conditioned by the City and by this approval, the proposed development is 
consistent with the policies contained in Chapter 3 of the Coastal Act and 
will not prejudice the ability of the City of Pacific Grove to prepare and 
implement a complete Local Coastal Program consistent with Coastal Act 
policies. 

1514P 
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EXHIBIT·A ... 

STANDARD cetiDITIONS: 

1. Notice of Receiot and Admavledge:rrent. The pe:onit is not valid and 
ceveloprent shall not carrrence until a copy of the pennit, signed oy the 

pe..."'"!ni tt..."'e or· authorized agent, admo;.vledging receipt of the permit and 
acceptance of the t.e_"1115 and cOnditions, is retumed to the Carmri.ssion 

..:.:::· oJ...J...l.ce. 

2. Exniration. If developrent has not camenced, 'the peDllit will ex-
pi=e two years fran the date on which the Carmri.ssion voted on the applic­
aticn. Ce-v-elq:::ITent shall be pursued in a diligent manner and completed 
i..11 a reasonable pericd of tirre. Application for extension of the pennit 
rm.:tSt be made prior to the e.-xpiration date. 

3. camliance. All develop:nent must occur in strict catpliance with 
t.l;e proposal as set for-...h in the application for. pennit, subject to any · 
special cor.d.i tions set forth belo;.v. Any deviation frau the approved plans 
n:ust be revie:,ved and approved by the staff and may require Ccmnission 
approval. 

4. L11ter;Jretation. Any questims of intent or interpretation of a."ly con-
diticn >·nil be resolved by the Executive Director or the Ccmnission. 

5. Ll"lSDeCtions. The carm.ission staff shall be allowed to inspect the 
site a."1d the cevelo;;::nent during constructicn, subject to 24-hour advance 
notice. · 

6. Assigprrent. The pennit may be assigned to any qualified perscn, pro­
viced assignee files with the Carmissicn an affidavit acce~ting all terms 
and conditions of the pe:rmit. ' 

7. Tem.s and Conditions Rlm. with the Land. These teims and ccnditibns 
shall be perpetual, and it is the intention of the camrl.ssion and the per­
mittee to bind all future o;.mers and possessors of the subject property 
to the tem.s and conditions. . · .. 

E.XHIBIT NO. A . . 

APPLICATION NO • 
. :3 ~f,!) -56 

:standard Conditi6ns 
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RESOLUTION NO. 01-65 

RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF PACIFIC GROVE, STATE OF CALIFORNIA 

MITIGATED NEGATIVE DECLARATION WITH 
MITIGATION MONITORING PROGRAM; 
USE PERMIT APPLICATION NO. 2682-01 

\\'HEREAS, R.J.C. ·Properties has made an application to the Pacific Grove 
Pla1ming Commission for proposed construction of two one-story buildings and one_.®o­
story building for a self-storage facility with an operations office. A total of452 storage 
units, of varying sizes, will occur within the three buildings. Additional on-site 
improvements such as parking spaces, drive aisles, fencing, gates, drainage system, and 
landscaping are elements of the project, per Notice of Public Hearing for property located 
on a portion of Block 4-04, Point Pifios Ranch (Assessor's Parcel No. 007-091-011) 
(Zoning District: I; General Plan Designation: Commercial; Environmental Status: A 
Mitigated Negative Declaration with Mitigation Monitoring Program has been prepared 
for this project), generally located at 2000 Sunset Drive in the City of Pacific Grove, 
County of Monterey, State of California; and 

• 

\YHEREAS, the Planning Commission, at its meeting of July 19, 2001, adopted • 
. the Mitigated Negative Declaration with Mitigation Monitoring Program, and has found 
and determined that the granting of said use permit will be consistent with Section 
23.72.050 of the Pacific Grove Municipal Code and bases said findings and conclusions 
on the following facts: 

Findinf!s for Miti12ated Neg:ative Declaration with Mitigation Monitoring 
Prol!ram: 

Pursuant to Section 15074(b) of the California Code of Regulations, on the basis 
of the whole record, including the initial study and comments receiyed, there is no 
substantial evidence that the project will have a significant effect on the 
environment. 

Finding:s for Use Permit No. 2682-01: 

The establishment, maintenance, or operation of the use or building applied for 
will not, under the circumstances of the particular case, be detrimental to the 
health, safety, peace, morals, comfort, and general welfare of persons residing or 
working in the neighborhood of such proposed use or be detrimental or injurious 
to property and improvements in the neighborhood or the general welfare of the 
city. 
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RESOLUTION NO. 01-oS Page2 

NOW, THEREFORE, the Plaru1ing Commission hereby adopts the Mitigated 
Negative Declaration with Mitigation Monitoring Program, subject to the following 
mitigation measures: 

Miti2ation Measures: 

1. Exterior lighting shall be screened to confine the light splay to the site. 

2. Illumination levels of exterior lighting shall be reviewed by the 
Architectural Review Board within 30 days of a final on the building 
permit for the _project and scheduled for discussion at the earliest possi]:>le 
Architectural Review Board meeting following review. Should the BQ~d 
find that illumination levels are excessive, they may require measures, 
including but not limited to reducing the wattage of lamps, providing 
additional screening, or relocation lighting fixtures. 

3. Obtain any permits or approvals for the demolition of existing structures 
from the Monterey Bay Unified Air Pollution Control District and comply 
with any permit or approval conditions. 

4 . The grease trap and oil interceptor shall be serviced and maintained per 
manufacturer's directions and specifications. 

5. Construction activities shall be limited to the hours of 7:30 a.m. to 7:00 
p.m. Monday through Saturday. 

6. All power equipment shall be in good operating condition and properly 
maintained. 

7. All equipment and tools powered by internal combustion engines shall 
have mufflers that meet or exceed manufacturer specifications. 

PASSED AND ADOPTED at a regular meeting of the Planning ~ommission of 
the City of Pacific Grove held on the 19th day of July, 2001, by the following vote: 

A YES: Be1mett, Blaskovich, Cort, Davis, Riddell (Vice Chairman) 

~OES: None 

ABSTAIN: None 

:'\OW, THEREFORE, the Plaru1ing Commission hereby grants and issues Use 
Permit 1\o. 2682-01, subject to the following standard and special conditions of approval: 
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RESOLUTION NO. 01-oS Page3 

Conditions of Approval: 

1. This permit shall be revoked if not used within one year from the date of 
approval. Application for extension of this permit must be made prior to 
the expiration date. 

2. Construction shall not commence until a copy of the resolution signed by 
the permittee or authorized agent, acknowledging receipt of the permit and 
acceptance of the terms and conditions, is returned to the Community 
Development Department. 

3. All constructi;n must occur in strict compliance with the proposal as~_set 
forih in the application(s) for permits, subject to any special conditions of 
approval. Any deviation from the approved plans must be reviewed and 
approved by the staff and may require Planning Commission approval. 

4. These terms and conditions shall be perpetual, and it is the intention ofth~ 
Planning Commission and the pem1ittee to bind all future owners and 
possessors of the subject property to the terms and conditions. 

5. 

6. 

The required on-site parking for this project is 33 spaces as indicated on 
the approved site plan. 

Drainage plans shall be approved by the City Engineer ptior to issuance of 
a building permit for the project. 

7. Outdoor storage of items within the self-storage facility is prohibited. 

8. Use of the buildings approved under this use permit is limited to a self­
storage facility. Changes to the use of the buildings will be subject to 
Planning Commission review and approval by means of an amendment to 
this use permit. Review shall inclu(ie implications to parkin& needs. 

9. Project shall comply with Pacific Grove Fire Department fire protection 
requirements. 

10. Vegetation growing on the property shall not impede pedestrians on 
sidewalks adjacent to the project site. 

11. Exterior lighting shall be screened to confine the light splay to the site. 

12. Illumination levels of exterior lighting shall be reviewed by the 
Architectural Review Board within 30 days of a final on the building 
permit for the project and scheduled for discussion at the earliest possible 
Architectural Review Board meeting following review. Should the Board 
find that illumination levels are excessive, they may require measures, 
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RESOLUTION NO. 01-~5 Page4 

13. 

14. 

15. 

16. 

17. 

18. 

including but not limited to reducing the wattage of lamps, providing 
additional screening, or relocation lighting fixtures. 

Obtain any permits or approvals for the demolition of existing structures 
from the Monterey Bay Unified Air Pollution Control District and comply 
with any permit or approval conditions. 

The grease trap and oil interceptor shall be serviced and maintained per 
manufacturer's directions and specifications. 

Construction- activities shall be limited to the hours of 7:30 a.m. to 7:00 
p.m. Monday through Saturday. 

All power equipment shall be in good operating condition and properly 
maintained. 

All equipment and tools powered by intemal combustion engines shall 
have mufflers that meet or exceed manufacturer specifications. 

Should occupancy of the subject structures be requested prior to 
completion of all mitigations and conditions of approval, a bond or funds 
deposited on account with the City of Pacific Grove, in an amount 
sufficient to complete or install remaining or uncompleted mitigations or 
conditions, shall be provided. Costs to complete or install conditions of 
approval shall be provided by the property owner or property owner's 
representative. If mitigations or conditions are not completed or installed 
within a mutually agreed to time frame, these funds shall be used to 
complete and install the outstanding mitigations and condit.ions. 

?\ote: Conditions 11-17 are also mitigation measures. 

PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Pacific Grove held on the 19th day of July, 2001, by the folloWipg vote: 

A YES: Bennett, Blaskovich, Cort, Davis, Riddell (Vice Chairman) 

:'\OES: None 

ABSTAIN: None 

Please note that this resolution does not take effect until the 10-day appeal 
period has expired . 
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RESOLUTION NO. 01-oS PageS 

ATTEST: 

Dennis Boehlje, Secretary 1 · 

The undersigned hereby acknowledge the approved terms and conditions, and, agree to 
fully conform to and comply =with said terms and conditions. 

Applicant/Property Owner's Signature 

Applicant/Property Ov-.-ner's Signature 
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