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

AGENDA REPORT 

TO: PLANNING COMMISSION 

FROM: PATRICK KELLY, AICP, CONTRACT SENIOR PLANNER 

MEETING DATE: MARCH 4, 2010   

SUBJECT: USE PERMIT AMENDMENT NO. 3011-10 TO MODIFY 
CONDITIONS OF APPROVAL OF USE PERMIT NO. 2891-05 TO 
ALLOW FOR OVERNIGHT BOARDING OF ANIMAL PATIENTS 
WITHIN AN EXISTING VETERINARY CLINIC. 

PROPERTY 
ADDRESS: 

172-16TH STREET 
APN #006-166-003 

APPLICANT: DR. JENNIFER WERNSING, COTTAGE VETERINARY CARE, 
INC. 

ZONING: C-1 

GENERAL PLAN 
LAND USE 
DESIGNATION: 

 
DOWNTOWN COMMERCIAL 

CEQA STATUS: CATEGORICALLY EXEMPT, CLASS 1 

 
RECOMMENDATION: 
Hold a public hearing to consider Use Permit Amendment No. 3011-10 to allow for overnight 
boarding of animal patients within an existing veterinary clinic. Staff recommends approval of 
the Use Permit amendment subject to the recommended findings and conditions. 
 
BACKGROUND: 
The existing veterinary clinic operates within the bottom two floors in an existing three-story 
building at the subject address. The third floor of the building is occupied by an apartment unit.  
Other multi-story, mixed-use buildings abut the property to the rear and south, and the Elmarie 
Dyke Open Space area abuts the property to the north.   
 
Use Permit No. 2891-05 was obtained for the operation of the clinic by the owner in 2005.  This 
Use Permit contains a condition prohibiting animal boarding on the property, and it is requested 
that this condition be amended.  There are no additional water credits sought or required for this 
request. 
 
DISCUSSION:   
As required by the existing Use Permit, hours of operation of the veterinary clinic are limited to 
Monday through Friday, 8:00 a.m. to 5:00 p.m., and Saturdays from 9:00 a.m. to 2:00 p.m.  The 
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clinic is closed on Sundays.   The residential apartment unit on the third floor of the building is 
required to be occupied by the owner or an employee of the veterinary practice. 
 
The condition of approval prohibiting overnight boarding of animal patients was intended to 
eliminate the potential for nighttime disturbances from barking dogs staying overnight in the 
facility.   It has been the experience of the veterinarian of the clinic, however, that this condition 
does not permit appropriate care for some of the animal patients served by the clinic.  
Specifically, post-operative or critical need animal patients are often not medically stable or 
comfortable for transfer to an emergency clinic for overnight care.  Further, animal patients of 
the clinic requiring overnight care must currently be picked up from the clinic by their owners 
and transported to an overnight emergency pet clinic for monitoring and care.  The pets must 
then be picked up at the emergency clinic in the morning before it closes at 8:00 a.m. and 
transported back to the Cottage Veterinary Clinic for continued treatment.  This transportation 
between the Cottage Veterinary Clinic and the emergency clinic is not optimal for the care of the 
pets. 
 
Because overnight boarding would be limited to critical care patients, and not provided as a 
general boarding service, nighttime disturbances by barking dogs are not anticipated to occur.  
This is because critical care animal patients are typically quiet and subdued due to their post-
operative or other state of ill health.  Should these animals occasionally become vocal, a resident 
employee of the clinic is always available to provide care.   Further, the boarded animals would 
be monitored by video and sound equipment to detect noises or other animal distress.  Finally, 
windows at the clinic are kept closed at night, and sound-dampening insulation has been 
incorporated into the building to minimize noise impacts on the surrounding buildings and uses. 
As a further measure to minimize the potential for noise disturbances within the surrounding 
area, staff recommends that a condition of approval be included limiting the overall number of 
animal patients being boarded at any one time to five. 
 
RECOMMENDED FINDINGS:  
 
Staff recommends approval of Use Permit No. 3011-10 based on the following finding: 
 

As conditioned, allowing critical care animal patients to board overnight will not 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, because 
veterinary clinics are permitted in the C-1 zone subject to use permit approval, and the 
critical care and post-operative animal patients will be subdued and carefully monitored, and, 
therefore, will not result in nighttime disturbances to the surrounding commercial and mixed 
uses.  
 

RECOMMENDED CONDITIONS OF APPROVAL: 
 
Staff recommends approval of Use Permit No. 3011-10 based on the following conditions: 

 
1. All conditions of approval of Use Permit 2891-05 shall remain in full force and 

effect, with the exception of Condition No. 2 of said permit, which shall be amended 
to read as follows: “Animal boarding and/or grooming services are prohibited on the 
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property, with the exception that animal patients requiring post-operative care or are 
otherwise in a state of ill health and requiring overnight monitoring may be boarded.” 

 
2. The number of animal patients being boarded overnight at any one time shall not 

exceed five. 
 

3. The property owner shall record a deed restriction, to be prepared by the Community 
Development Department and containing the conditions of this Use Permit, with the 
Monterey County Office of the Recorder within 15 days of final approval of this Use 
Permit amendment.  The conditions of this use permit are applicable to all subsequent 
property owners, heirs, assigns and successors in interest. 

 
4. Should a violation of the conditions of the deed restriction occur, the property owner 

shall pay all of the costs expended by the City of Pacific Grove in enforcing its 
ordinances, regulations and terms of the deed restriction. 

 
 
 
ATTACHMENTS: 

A. Draft Resolution 
B. Public Hearing Notice 
C. Use Permit No. 2891-05 
D. Use Permit Applications and Supporting Documents 

 
 
RESPECTFULLY SUBMITTED:   REVIEWED BY: 
 
 
_____________________________   _______________________________ 
Patrick Kelly, AICP     Lynn Burgess, AICP 
CONTRACT SENIOR PLANNER   CHIEF PLANNER 
 
 
March 4, 2010 
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ATTACHMENT A 
DRAFT RESOLUTION 

 
RESOLUTION NO.  

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

 
USE PERMIT AMENDMENT NO. 3011-10 

 
WHEREAS, Dr. Jennifer Wernsing, Cottage Veterinary Care, Inc., has made an 

application to the Pacific Grove Planning Commission for Use Permit Amendment No. 
3011-10 to allow overnight boarding of animal patients for an existing veterinary clinic, 
address being 172 16th Street, Pacific Grove, California.  

 
WHEREAS, this resolution amends Use Permit No. 2891-05, approved on 

November 3, 2005; and 
 
WHEREAS, the proposed project is exempt from the California Environmental 

Quality Act under Categorical Exemption Class 1; and 
 
WHEREAS, the Planning Commission, at its meeting of March 4, 2010, has 

found and determined that the granting of the use permit amendment will be consistent 
with Section 23.72.050 of the Pacific Grove Municipal Code, and bases said findings and 
conclusions on the following facts: 

 
Finding for Use Permit Amendment No. 3011-10: 
 
As conditioned, allowing critical care animal patients to board overnight will not 
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, because veterinary clinics are permitted in the C-1 zone 
subject to use permit approval, and the critical care and post-operative animal 
patients will be subdued and carefully monitored, and, therefore, will not result in 
nighttime disturbances to the surrounding commercial and mixed uses. 
 

 NOW, THEREFORE, the Planning Commission hereby grants and issues Use 
Permit No. 3009-09 subject to the following conditions of approval: 

 
Conditions of Approval: 

 
1. All conditions of approval of Use Permit 2891-05 shall remain in full force and 

effect, with the exception of Condition No. 2 of said permit, which shall be 
amended to read as follows: “Animal boarding and/or grooming services are 
prohibited on the property, with the exception that animal patients requiring 
post-operative care or are otherwise in a state of ill health and requiring 
overnight monitoring may be boarded.” 
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2. The number of animal patients being boarded overnight at any one time shall 
not exceed five. 

 
3. The property owner shall record a deed restriction, to be prepared by the 

Community Development Department and containing the conditions of this 
Use Permit, with the Monterey County Office of the Recorder within 15 days 
of final approval of this Use Permit amendment.  The conditions of this use 
permit are applicable to all subsequent property owners, heirs, assigns and 
successors in interest. 

 
4. Should a violation of the conditions of the deed restriction occur, the property 

owner is shall pay all of the costs expended by the City of Pacific Grove in 
enforcing its ordinances, regulations and terms of the deed restriction. 

 
 PASSED AND ADOPTED at a regular meeting of the Planning Commission of 
the City of Pacific Grove held on the 4th day of March, 2010, by the following vote: 

 
AYES:   

 
NOES:   
 
ABSTAIN:   
 
ABSENT:   
 

Please note that this resolution does not take effect until the 10-day appeal period has 
expired. 
 
      _____________________________ 
      Craig Riddell, Chairman 
ATTEST: 
 
 
________________________________ 
Lynn Burgess, AICP, Secretary 
 
The undersigned hereby acknowledge and agree to the approved terms and conditions, and 
agree to fully conform to and comply with said terms and conditions. 
 
 
Owner: 
Dr. Jennifer Wernsing, Cottage Veterinary Care, Inc. 
 
 
By________________________________________          _____________________ 

Dr. Jennifer Wernsing     Date 
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