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Permit Application No. 3-02-026 
Staff: SAM-SC 
Date: June 20, 2002 

PROJECT DESCRIPTION: Demolish and reconstruct an 826 square foot two story cottage 
adjacent to an existing single-family dwelling on a 6,393 square 
foot lot. The smaller reconstructed building will include a 230 
square foot single car garage, a second story addition of 190 
square feet, new roof slope and materials. 

PROJECT LOCATION: 104 First St., Pacific Grove, Monterey County (APN 006-223-003.) 
See Exhibits A, B and C. 

EXECUTIVE DIRECTOR'S DETERMINATION: The findings for this determination, and for any 
special conditions, appear on subsequent pages. 

NOTE: P.R.C Section 30624 provides that this permit shall not become effective 
until it is reported to the Commission at its next meeting. If one-third or more of the 
appointed membership of the Commission so request, the application will be 
removed from the administrative calendar and set for public hearing at a 
subsequent Commission meeting. Our office will notify you if such removal occurs. 

This permit will be reported to the Commission at the following time and place: 

Commission meeting of July 12, 2002 beginning at 9:00a.m., at The Waterfront Hilton Resort 
Hotel, 21100 Pacific Coast Highway, Huntington Beach, CA 92648. 

IMPORTANT- Before you may proceed with development. the following must occur: 

Pursuant to 14 Cal. Admin. Code Sections 13150(b) and 13158, you must sign the enclosed 
duplicate copy acknowledging the permit's receipt and accepting its contents, including all 
conditions, and return it to our office. Following the Commission's meeting, and once we have 
received the signed acknowledgement and evidence of compliance with all special conditions, 
we will send you a Notice of Administrative Permit Effectiveness. 

BEFORE YOU CAN OBTAIN ANY LOCAL PERMITS AND PROCEED WITH 
DEVELOPMENT, YOU MUST HAVE RECEIVED BOTH YOUR ADMINISTRATIVE PERMIT 
AND THE NOTICE OF PERMIT EFFECTIVENESS FROM THIS OFFICE. 

PETER DOUGLAS 
Executive Director 

By:~,Jc_~ 
Rick Hyman, District Chief Planner 
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EXHIBITS 
A. Regional Location Map 
B. Site Vicinity Map 
C. Assessors Parcel Map 
D. Archaeological Sensitivity Map 
E. Project Plans 

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 this permit is reported to the Commission. 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. 

SPECIAL CONDITIONS 

1. 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 submjtted to the 
Executive Director for review and approval, upon completion of the approved mitigation. 

EXECUTIVE DIRECTOR'S DETERMINATION 

The Executive Director hereby determines that the proposed development is a category of 
development, which, pursuant to PRC Section 30624, qualifies for approval by the Executive 
Oirector through the issuance of an administrative permit. Subject to standard and special 
conditions as attached, the said development is in conformity with the provisions of Chapter 3 of • 
the Coastal Act of 1976, will not prejudice the ability of the City of Pacific Grove to implement a 
~ocal Coastal Program that is in conformity with the provisions of Chapter 3, and will not have 
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any significant impacts on the environment within the meaning of the California Environmental 
Quality Act. 

FINDINGS FOR EXECUTIVE DIRECTOR'S DETERMINATION 

The proposed project is located on a 6,393 square foot, triangular lot, fronting on First St. and 
abutting Ocean View Boulevard and second St. in the city of Pacific Grove, Monterey County 
(Exhibits A, Band C). The parcel is zoned Multi-Family, and currently contains two single-family 
residences, one of which is a historically significant Julia Morgan house that is not affected by 
this project. The subject of this permit is an 826 square foot two-story cottage built in 1972 of 
undistinguished architecture. The parcel is also located within an archaeologically sensitive area 
(Exhibit D). Surrounding land uses include visitor-serving uses, and single and multiple-family 
residential dwellings characterized by one and two-story buildings. 

The proposed project involves the demolition and reconstruction of the smaller, non-historic 
residence on the property. The reconstructed residence will include the addition of a single-car 
garage and a 190 square foot addition to the second floor; however, the number of bedrooms 
will decrease from two to one (Exhibit E). Although the site is visible from scenic Ocean View 
Boulevard, it already contains two residences and the project will not detract from vistas along 
the scenic street. 

Water for the existing development on site is provided by Cal-Am and sewer is provided by the 
city of Pacific Grove. The proposed demolition and rebuild of the cottage will not result in an 
increase in water use. The City of Pacific Grove Architectural Review Board granted final 
architectural approval (Permit 3004-02) on March 12, 2002. 

The site is within the Coastal Commission's permit jurisdiction by virtue of being located in a 
local jurisdiction that does not have a certified Local Coastal Program. The City has a certified 
Land Use Plan (LUP), certified in 1991, but the Implementation Plan has not yet been certified. 
The City is currently working to complete the lP. Therefore, a coastal development permit for the 
project must be obtained from the Coastal Commission and the standard of review is the 
policies of Chapter 3 of the Coastal Act. The policies of the City's LUP can also be looked to for 
guidance. 

A Coastal Resource issue raised by this project is archaeological resources. As the site is 
located in an area of high archaeologic sensitivity (see Exhibit D), an archaeological survey was 
conducted for the subject parcel and a report prepared by Ruben G. Mendoza, Ph.D., 
Archaeological Consultant (December 12, 2001 ). The survey results indicated that twenty-two 
sites are located within a 1/8-mile radius of the project site. However, field reconnaissance of 
the site, resulted in no finding of materials frequently associated with prehistoric cultural 
resources (e.g., dark soil containing soil fragments, broken or fire-altered rocks, bone or bone 
fragments, etc). 

The report concludes that the project area does not contain evidence of potentially significant 
cultural resources. It also states that since construction activities should do little to modify the 
terrain of the site, it is unlikely that previously undisturbed materials will be unearthed. However, 
it does state that the project should be conditioned to require preparation and implementation of 
an archaeological mitigation plan should archaeological resources be encountered . 

In accordance with the City of Pacific Grove's Coastal Zone Land Use Plan Policy 2.4.5.1, new 
residential, commercial and industrial development within archaeologically sensitive areas are 
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required to mitigate for potential disruption of cultural resources caused by development. As 
conditioned to require suspension of work and development of a mitigation plan if 
archaeological materials are found, the proposed development is consistent with Coastal Act 
Section 30244, which requires that reasonable mitigation measures be required where 
development would adversely impact archaeological or paleontological resources, and 
approved LUP archaeological resource policies. 

The lot is located within the Pacific Grove Retreat neighborhood, which is known for its small 
lots and quaint historic houses. Land use in the Retreat area is primarily residential, consisting 
of one and two story houses. The main house on the property is the only Julia Morgan house in 
the city and is therefore quite notable for historic reasons. This historically significant house will 
not be changed by this project, and the rebuild has been designed to be more compatible with 
the Julia Morgan house architecturally. The rebuild is also consistent with the scale and density 
of other lots in this multi-family residentially zoned area of the Retreat. 

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). 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. The 
City is currently formulating implementing ordinances, and 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. 

• 

However, the LUP contains policies relevant to archaeologic resources, and as conditioned, the • 
proposed development is consistent with both the City's Land Use Plan and 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. 

ACKNOWLEDGEMENT OF PERMIT RECEIPT/ACCEPTANCE OF CONTENTS 

I acknowledge that I have received a copy of this permit and have accepted its contents 
including all conditions. 

Applicant's Signature Date of Signing 

• 
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