STATE OF CALIFORNIA - THE RESOURCES AGENCY

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

& 725 FRONT STREET, SUITE 300
&TA CRUZ, CA 95060 a

) 427-4863

RING IMPAIRED: (415) 904-5200

RECORD PACKET COPY bomit A?;sication No. 3-02-026

Staff: SAM-SC
Date: June 20, 2002

ADMINISTRATIVE PERMIT

APPLICANT: Polly Moore/Stuart Builder

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 9:00 a.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: % ,%, /‘é;mﬂ,\

Rick Hyman, District Chief Planner
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PETE WILSON, Governor
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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 submitted 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
Director 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
Local 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, B and 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 coftage 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 IP. 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 smalll
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 | have received a copy of this permit and have accepted its contents
including all conditions.

Applicant’s Signature Date of Signing




REGIONAL MAP

NO SCALE
Santa Cruz J: _
°
Se,, - -
a .’E'O‘é} \°O°
w g2, Y
3'502" l. ?‘? C;\C‘Q so‘p.
\8y Co. - -
v 156
S
?
Monterey . You, %),g;s%
Ba . _A N
Y ' te ) @S
Projacr Site
Pacific Grove
: Carmell §3me!
B
o Y
- \
h .

MOORE RESIDENCE

[O4 It Street

Pacific Grove, CA
3-02-026

Moore/Builder Exhibit A
Demo and Rebuild pg. | of |



LOCATION MAP

CITY OF PACIFIC GROVE

NO SCALE

Bay

MOORE RESIDENCE
IO4 |t ftreet
Pacific Grove, CA .
3-02-026 N
Moore/Builder Exhibit B

Demo and Rebuild pg. ; of |



9¢0-¢0-¢

[ o ! 6d  plingay pue owa(q - m
) UqUX3 | "~ Iepling/eIool | =

| S s

<

o

MOORE RESIDENG
Pacific Grove, CA

Pacific Grove, CA

- T XTG NO/LIOGY ALISEFTAING)
: L R ppLe Ty £N7g,
. AUIILTY  FAOYOD 419V

N \ ALESHER + FOSTER ARCHITECTS

‘AMO 838CHNd 1TSSV XV,
HOdJ GISN 33 OL GACHALN S dVIN E

YIN¥OI1YD :
© 3A0YD OI10Vd 40 ALD

T IOVL "I NOON

Q S HOSSISSY . . cor (u‘z( 1009 vvi : . . i L . ! A . ,#n.a 2




S X //Aﬂ 6 &
o A
¢ % k

4“' :/
e LY 77
///:vf:v L
R [

CITY OF
PACIFIC GROVE

o 300 800 1200

FEET

DRAWN 8Y DIGITAL GRAPHICS 11/30

Figure 3 !:f

i

Archeological Sensitivi_ty Map

// / SENSITIVE AﬁEAB

v 3 e w= COASTAL ZONE
BOUNDARY

- PLANNING AREA
BOUNDARIES

e =~ CITY LMIT

metempeimetet—  SOUTHERN PAGIFIC RR.
[ABANDONED RIGHT OF WAY}

MAP NOTE: THIS MAP IINDICATES AREAS OF ARCHEOLOGICAL SENSITIVITY WITHIN
AND NEAR THE COASTAL ZONE. IT DOES NOT PURPORT TO SHOW ALL
SENBITIVE AREAS WITHIN THE CITY.

3-02-026
Moore/Builder .

. Demo and Rebuild . |

Exhibit D
pg. | of '

. *




OCEAN VIEW BLVD.

g ) N E FLESHER TFOSTER

ARCHITECTS 14 A,
PROKCT DATA

oncr POULT MOGKS + JYuart Busi

RO Od e

20WG: [ e
e 0O Z3-008
I oAxa:  AW3GNA CATIIIR
831.375.0068
TS MOMRIT, AT RE COBR OF 17 [TIET M0 OCANVEW RLVD.. NAT TWO PG e

ALY OVAOSD IIDES. 1E MaN JTILTUK U A MITORC SUTINE MAT N
M AND CKITMD BT AR ALA MORGAN CF Sax HAMQICO.

TS AOT KOR I 10 IBWALTAT T HITCRC IIDOCT AD 6 ADJAGNT
CUTIG TWO IRACOM COTTAGE T MAN IITG WiL. & MODHD 10 MLk
AN ADOTION OF A Sl STENOR ORR AMD WRDIOEER. OWTHG ALMMIM
AN A0 FED INGLL PNE WRDOW! Wil I BMOVD A0 IPLGD
OO0 WHOOWS 1O MAXH I QUG 440 MW WOOD SNl IDNG AD
ROCRG VAL PG IS BUTIG. T COTTAGE WL 66 MEMAT #% 1) CLamOvT
LOCATON A0 DPACID 10 KITOK N UK OF A FRGLE CAt CARAGE TS Ut
UV CF I CONTAGE Wil I DPANDID KGR T COMVGLION TO & 08 ISCRO0M

wa.
E BOCK AKA fawall . SOMG__ ACCOON oA
[ T AOOE:
17 Grevauy @ B MOORE/BUILDER
z Aaeie = & RESIDENCE
g KON AOOR:
(5] MAN KITOC s bl
b Cottacs 20 ”© ]
< Tt s n. 3558 Q. .
JUS—— 2 " " 104 Arst fireet
DG I CovE 3OS W) TN Padific Grove

T TOIAL AZT! NG AKA OF T COTIAGE ALY T JQUAK IOOTAGE CF S
BUTIG ' 5V COCATID TO D GALME CWVRANOH.

MONTEREY COUNTY, CALIFORNIA

MAIN
RESIDENCE

LR 450

Owners
Polly Moore/Stuart Bullder

SECOND STORY _] @ ,-J COTTAGE

A
I
|

o
I
|__®Rrowo sTORY

"y +| ‘RESIDENCE
L

nEC W

WEVATON DATUM U AAJID Cst PACRC GACVS CITY LEVATION DATUM {[Sa V).

oRIvERAT : Q@

I \
s s’ A C el

‘ ~ - = }:‘Nr-“—-w
. :
1. 1

REMOVE SOSTIG CONGKTE WALLWAY. Title:

NoW PAVIG STONE PATIOS BEMACNG CXUTING BRIX AND/OR

CONDETS PANIOS AND WALKWATS.

TG JTONS LANDJCAPNG 'WALLS. SITE PLAN
NOW STONS LAND STAR, WAL,

NN WAKWAY, JTARS, AND GNTRY IRATUR.
LANDSCAD AREA.

EXUTING CONTETE ST IEMOAD

CONRETT MADNG FOUNDATION WAL ON PROFIRTT UNG.
EXUTING CONOETE SETANNG WAL ON MIOFERTY LG,
NW w000 RG 10 KIAG BRIAG

MW PAVIG {TON DRVEWAY 10 BPLACK SXUTING CONTRTG Revisions:
DANEWAY AND QS CUT.

CXUTHNG WOOD MTANKG WAL

CXUTIG wOOD R

CXITNG STONE GNTRT PORCH AND [TR0).

ADJACENT TWO STORY RESIDENCE

\
/
=peeNstAn BT

=BR

SITE PLAN

3-02-026 ‘ ' Sl s St
Moore/Builder Exhibit & Dut: 1an 3. 1o 1
Demo and Rebuild pg. | of (» '




ARCHITRCT 1AL,

"
Lighthassr
Aeeune Suite ¥
Pacifie Grony,
€4 93938
BTS00

MOOREBULDER
RESIDENCE

{04 Frrt Threet
Pocific Grove

MONTEREY COUNTY, CALIFORNIA

I

. MW ZABACE DOOY

iL—
- R L e =
. 1 Ownerr.
Fwvrd @ 1 MAIN RESIDENCE Polly Moore/ftucrt Bulider ‘
/ w
. o |
) Puan. NOTRr |
. i MW OO0 M0 SLATS MENOS DOOKS B COWMART DENTING ORCOM AN DPAKC: 108 W SARACE Wit 1
® T MW VOO RANE DIV LIS WSDOW TO MAKH ORGNAL WA, IPACS
ok 10, WIGCS CRNIG AND IPLAT SUITHG AN NASE ADNG
A PUTHG GAZ METRE 101 16 MLECATED GATS DOOR WIN W 9000 AMD GuAT MENOK DOCRT WK
& W GAT VTR LOCATION QL
5 MOV BRTTHE ALMINM BAKE OF MED GLAING AN BRAG [ A RPLACE SRITNG FLIUK WRDOM WIIN AW BAT WDCW
WEN WOOD WAVE VO UIS WNOOW IRt ONGHAL DEIGH R ITAN BOSTNG MASONIY NETUA, BT EXTRIOR WIY GVINT
& ALAC RAITNG AR DOOR WITH KGW GLASS AND WOOO FANL AR .
oooR . B RIMNATE INTY OM TIST '“h,
7 MR BOSING WHDOW/CLATIG WITH GV TO MATO! BUTTHG MOV AL WINDOWS MOM FOUDE WAL, MOORITIET AJ (N 4
8 PAR STONE PORCH AND SYRMS AF HRXITARY HOUR WAL PROPOSED FIRST
FLOOR PLANS
¥ corrace FIRST FLOOR PLANS @
Revisions:
Sosle: uv.l'-: Shoot o

3‘02"‘026 ) ) Dats; saw. 50, soer 4
Moore/Builder Exhibit €
Demo and Rebuild pg. 2 of {, .




PLESHER c FOSTER

ARCRITICYRIAS AL

N ‘\l\ l
Rk s
o o 1 RS s
T e e e e . . ! [yl
i—- ]‘ fod ) K ! $91.325.4868 N
“ BATH e e o - L_ v
® o <t | o
i
T ? Ol
O] \\
by i \\
H
| O mn_-l;n:;u’oon lﬂ'ﬂc“’ !
A SETEY'S NXDROON { MOORE/BU“.DE?
o0
i ) RESIDENCE
] //
! R
i IE 11 13- e ' ®..__ e v e .._//
i A 104 First freet
Padific Grove
‘ .
L + \\IL\\
——————————— —j‘ : MONTEREY COUNTY, CAUFORMA
e e ot I NN R o
MAIN RESIDENCE Owners
Poity Mocore/Ituarn Bulider
PLAN NOTRS
| PG GOITHG ALMMM RAVE WROOW WITH KW WOOD
WA DIVEXS UTE WNDCIW WITH WHDQW KX 10 MATOX
1: IEMOVE BXITING AUNNUN MAME Of K0 GLAING ANG IR
WITH OO0 RAME DIVEXD UIS WIDOW AR ORGNAL SRIGN
3 AEW WOOO RAMVE DIVEED AT WICW T MATCH DTG
4 REY WOHOD MAMVE PCIUE AND DIVESD LIS PREOW
COMMNATON
s IEMOVE AL WNOOWS MO SOUTR WAL BEONITRET AL 08 “’bﬁ
FOUR WAL ANG SOCF AN WP TO EDGE
[} :mm ML OCH WITH M0 CAVE OVIIHING AT RCRRTY PROPOSED SECOND
FLOOR PLANS
_____ — - corTace SECOND FLOOR PLANS
4—————————-—-——-——-—/"‘/' m"s

‘ Scale: sratera Shast No:
3-02-026 Do sunom.. sue 5
Moore/Builder Exhibit £ ‘
Demo and Rebuild Pg. 3 of (,




ALLOVARLE FLDG. MEWIRT LiaiT FLESHER FOSTER

L R . . e —— St o it v o 77— - o S 2} Do, . A T - —— S S D 7o s At i,
— — e ARCHITELTSIALA.

. v ‘. #43
e g /\ e
. -~ Parific Grovs,
CAPIRIS
B R - me
.
na_&n‘ ©—
== L=
__w.v?_ -
: - MOOREBULDER
L —k SRk
04 First fireet
Padific Grove
EAST/WEST. . EXISTING A
ALLOWASLE KLDG. REIGHT LIMIT )
e o e AR T T —
|
S S I
_'T“b | Owrars .
| Polty Moore/Stucrt Buider
| :
’ lBF' /\\
”» e . .
TR LT "ﬁ_‘_“"j
i H
! ‘;
’ ‘ MR RO
. T A N
% DREASINGD A0 4
sl . ) Tile:
' |
S . LOTTAGE
BUILDING SECTIONS
LIVING HOON

: !
;

PROPOSED

NORTH/SOUTH EAST/WEST

Scde: Yrarwre” Shost Ne:

3‘02‘026 ’ ) Dute: 14w, vo.3003
Moore/Builder : Exhibit E

Demo and Rebuild Pg. ¢ of (, .




Hi stoeric Sh/um

. |

B FLESHER - FOSTLR

f»_ P =

menmnmw ™. mmm.

BIPAK OF BXIPTING WO WIHNTWS, ¢4

SERACK ALIAL PRAMES WITH NIW
ORICBIAL.

- I" iy 1 ;"” %E‘ ot enox
Rl (R s — ETmmen,
\‘@é’a%\ ~ ﬂ_,“ ll B i i . "'m
g 2 o \\ ‘\)J z W:T—\\\q-‘ .

EAST

3-02-026
Moore/Builder
Demo and Rebuild

Exhibit £
Pg. S of (p

 MOORE/BULDR

AREHTICTIIAA,

Aneune dalte F
rnam cnn

3".’7’ “”

RESDENCE

104 Hrit fhreet
Padific Grove

MONTEREY COUNTY, CALIFORNIA

Ownerr
Folly Moore/§lucrt Bulider

Ttk
EXTERIOR ELEVATIONS

Ravidons:
Scole: 10w Shont No:
Oute; 24:, w0, 3002 7



SNOLLYATTE 201¥3L1Xd
w»

930 7 -6d
2] Haux3

HLNOS

. piingsy pue cwag

- 1apiing/a100N

9¢0-20-¢

WY LN J/a0n Agod
TRIAD

VINICHITY) "ALNNCD AREINCOW

e
PaNS WM YOh

DA

HTINYRIOOW

431504 YINSITA

AT/ B
GO A

SINEA RLLY AN LY
xmh M
e _w_ L I a
N\ _ orecoscme
Py [owng UNIIULG IS 1Y
‘ . v s Do .
PO LN LY RE— IR U S r
WG FVEVD At s - . ) 2 ]
| . 45_,# = . :.—rh}! B i Tova weos raasm
1} R Lt -.;_ﬁ,_,___ :& t - s
- | u .‘ SR ) Trve Y coon e
iR . (1 ! ——
_ v FROON BNERS ATN
: Tt e =
gt > et oo 002D
e e B o .
—— =SREETE




