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The City of Grover Beach has submitted an amendment request to comprehensively update its 
Local Coastal Program. As the City states, "[t]his is the first comprehensive revision to the LCP 
since its certification in January 1982." The City's actions in amending the LCP included 
updating background data to respond to changed conditions or development of new information, 
revising coastal policies, and streamlining to eliminate repetitive text. The submittal involves 
deletions from and additions to the text of the Land Use Plan portion of the Local Coastal 
Program to remove language that is no longer applicable or is outdated and to add language 
that reflects the current land use situation in the City. The submittal also includes a new zoning 
ordinance and the Land Use Element (LUE) of the General Plan. The new zoning ordinance 
institutes new section numbering, changes the names of some of the zone districts to better 
reflect their intent, and generally expands the regulations specific to a given zone district. The 
LUE is submitted for certification because parts of it apply to the coastal zone portion of the City. 
The LUE contains chapters dealing with growth management, commercial, industrial and 
resource conservation and development, public services, and the City's nine neighborhoods. 
Certification is recommended only for certain policies and chapters that are applicable to coastal 
resources and for parts or all of those neighborhood plans which are partly or wholly within the 
coastal zone. 

Through review of the material submitted and discussion with City staff, it was discovered that 
the City had amended both the Land Use Plan and Implementation Plan several times since 
certification in 1982, without those amendments being submitted to the Coastal Commission for 
review and certification. Those uncertified amendments involved changes to the Land Use Plan 
text and land use designation map and adoption of a new Zoning Ordinance and changes to the 
zone district map. Changes to a certified LCP are not legally effective until the Coastal 
Commission approves them. Therefore, this report includes not only the material submitted 
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initially, but also those uncertified amendments adopted by the City since certification of the 
original document in 1981. 

Note: The City's submittal includes the following three documents: 1) Land Use Element, 2) 
Local Coastal Program [Land Use Plan], and 3) Zoning Ordinance. Copies of these three 
documents are being provided to Commissioners with this staff report. Anyone else who wishes 
copies of any of these three documents may obtain them by requesting them from the Central 
Coast Area Office at 725 Front Street, Santa Cruz, 95060, (831) 427-4863. 

Summary of Staff Recommendation 

Based on a comprehensive review of the submittal, staff recommends that the Commission 
approve the proposed changes with suggested modifications for the reasons given in this 
report. The suggested modifications are intended to make the LUE and the LUP consistent with 
the Coastal Act and to make the zoning ordinance consistent, with the LUE and LUP. 
Modifications are recommended to the LUE to address polluted runoff and the City's very small 
agricultural acreage. LUP modifications are also recommended to address agriculture, polluted 
runoff, and a resort hotel/conference center concept plan in the Beach Neighborhood west of 
Highway One, specifically to protect Meadow Creek and the sand dunes, and to ensure public 
access to and .along the shoreline. Recommended modifications to the zoning ordinance 
include modifications to the section about the resort hotel/conference center paralleling those in 
the LUP; language to require a finding of consistency with the LCP for variances granted to 
properties within the coastal zone; language to strengthen coastal access and public views; 
ensure that at least half of the uses allowed in the visitor services zone district are those that are 
visitor serving; and clarifications, additions and deletions to the coastal development procedures 
chapter. 

ANALYSIS CRITERIA 

The relationship between the Coastal Act and a local government's Local Coastal Program 
(LCP) can be described as a three-tiered hierarchy with the Coastal Act setting generally broad 
statewide policies. The Land Use Plan ~LUP) portion of the LCP incorporates and refines the 
Coastal Act policies for the local jurisdiction, giving local guidance as to the kinds, locations, and 
intensities of coastal development The Implementation Plan (IP), or zoning, portion of an LCP 
typically sets out the various zone districts and site regulations which are the final refinement 
specifying how coastal development is to proceed on a particular parcel. The IP must be 
consistent with and adequate to carry out the policies of the LUP and the LUP must be 
consistent with the Coastal Act. 

ADDITIONAL INFORMATION 

For further information about this report or the amendment process, please contact Steven 
Guiney or Charles Lester, Coastal Commission, 725 Front Street, Suite 300, Santa Cruz, CA 
95060; Tel. (831) 427-4863. 

• 

•• 

• 
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I. STAFF RECOMMENDATION 

A. LAND USE PLAN MOTIONS AND RESOLUTIONS 
Staff recommends adoption of the following four resolutions: 

1. Denial of Land Use Plan Amendment as Submitted 

2. 

MOTION 1 
"I move that the Commission certify amendment #1-98 to the City of Grover Beach Land 
Use Plan as submitted by the City." 

Staff recommends a NO vote. An affirmative vote by a majority of the appointed 
commissioners is needed to pass the motion. 

RESOLUTION 1 
The Commission hereby rejects the amendment to the Land Use Plan of the City of 
Grover Beach as submitted for the specific reasons discussed in the findings on the 
grounds that, as submitted, the amendment and the LUP as thereby amended do not 
meet the requirements of the Coastal Act. The amendment is not consistent with 
applicable decisions of the Commission that guide local government actions pursuant to 
Section 30625{c) and approval will have significant adverse environmental effects for 
which feasible mitigation measures have not been employed consistent with the 
California Environmental Quality Act. 

Approval of Land Use Plan Amendment if Modified 

MOTION 2 
"I move that the Commission certify amendment # 1-98 to the City of Grover Beach Land 
Use Plan if it is modified as suggested." 

Staff recommends a YES vote. An affirmative vote by a _majority of the appointed 
commissioners is needed to pass the motion. 

RESOLUTION 2 
The Commission hereby certifies Amendment # 1-98 to the Land Use Plan of the City of 
Grover Beach Local Coastal Program for the specific reasons discussed in the following 
findings on the ground that, as modified, these amendments and the LUP as thereby 
amended meet the requirements of Chapter 3 of the Coastal Act. These amendments, 
as modified, are consistent with applicable decisions of the Commission that guide local 
government actions pursuant to Section 30625{c) and approval will not have significant 
environmental effects for which feasible mitigation measures have not been employed 
consistent with the California Environmental Quality Act. 

• 

• 

• 
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B . IMPLEMENTATION PLAN MOTIONS AND RESOLUTIONS 

1. Denial of Implementation Plan Amendment as Submitted 

MOTION 3 
"I move that the Commission reject amendment #1-98 to the Implementation Plan of the 
City of Grover Beach LCP as submitted by the City." 

Staff recommends a YES vote which would deny the amendment as submitted. An 
affirmative vote by a majority of the Commissioners present is needed to uphold the 
motion according to the staff recommendation (otherwise the amendments are approved 
as submitted) 

RESOLUTION 3 
The Commission hereby rejects amendment #1-98 to the Implementation Plan of the City 
of Grover Beach LCP for the specific reasons discussed in the following findings on the 
grounds that it does not conform with and is inadequate to carry out the provisions of the 
certified Land Use Plan. There are feasible alternatives or feasible mitigation measures 
available which would substantially lessen any significant adverse impacts which the 
approval of the amendment would have on the environment. 

2. Approval of Implementation Plan Amendment if Modified as Suggested 

MOTION 4 
"I move that the Commission certify amendment #1-98 to the Implementation Plan of the 
City of Grover Beach LCP if it is modified as suggested." 

Staff recommends a YES vote. An affirmative vote by a majority of the commissioners 
present is needed to pass the motion. 

RESOLUTION 4 
The Commission hereby certifies amendment #1-98 to the Implementation Plan of the 
City of Grover Beach LCP as modified, for the specific reasons discussed in the following 
findings, on the grounds that, as modified, the amendment conforms with and is 
adequate to carry out the certified Land use Plan; and approval of the amendment as 
modified will not cause significant adverse environmental effects for which feasible 
mitigation measures have not been employed consistent with the California 
Environmental Quality Act. 

C. CERTIFICATION OF PARTS OF THE EXISTING LAND USE ELEMENT 
AS PART OF THE LAND USE PLAN 

5 

The entire Land Use Element (LUE) of the City's General Plan was revised and updated by 
Resolution 92-86, adopted by the City on December 7, 1992. The City has submitted the entire 
LUE, but as described below, only portions of it are recommended for certification. The LUE 
has not previously been submitted to the Commission for certification. The following chapters, 

0 

policies, text, and maps of the Land Use Element as adopted by the City on December 7, 1992, 
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are hereby certified by the Commission as modified by the Suggested Modifications in D, below. 
The LUE is considered part of the Land Use Plan portion of the Local Coastal Program but is 
discussed separately below because it is physically a separate document. 

1. "Relationships of General Plan Elements" on page 1-1 of the Introduction 

2. - The Land Use Map 

3. Chapter Four, Growth Management 

4. Policies 6.4, Commercial Environmental Policy; and 6.5, The Environment is 
Good Business Policy 

5. Policy 7.3, Industrial Areas Environmental Goals Policy 

6. Chapter Eight, Resource Conservation and Development 

7. Policies 9.1, Neighborhood Services and Facilities Policy; and 9.2, City-Wide 
Services and Facilities Policy. 

8. The maps and text of the entire Beach Neighborhood Plan, and the maps and 
text of the portions of the Grand Corridor Plan, the Northwest Grover Beach 
Neighborhood Plan, the Northern Hillsides Neighborhood Plan, the West Grover 
Beach Neighborhood Plan, and the South Grover Beach Neighborhood Plan, as 
they apply in the coastal zone. 

II. FINDJNGS 

The Commission finds and declares the following for City of Grover Beach LCP amendment #1-
98: 

A. AMENDMENT SUBMITTAL BACKGROUND AND DESCRIPTION 

1. Background 

Grover Beach is a small coastal city in southern San Luis Obispo County. For most of its 
existence it was known as Grover City, named after D.W. Grover who purchased land in the 
area and laid out a grid of streets beginning in 1887. Grover Beach was founded that year but 
was not incorporated as a city until 1959. Immediately upcoast from Grover Beach is the 
adjoining coastal City of Pismo Beach. To the southwest, the unincorporated community of 
Oceano borders Grover Beach. The City of Arroyo Grande, which lies outside of the coastal 
zone, borders the inland edge of Grover Beach. The City is about 2.25 square miles in size with 
a population of about 12,200. Access to the beach is via Grand Avenue, the City's main street, 
which continues into Arroyo Grande to the east. Grover Beach supports a mixture of residential, 
commercial, and industrial uses, including visitor-serving uses related to beach use. 

• 

• 

• 
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The City Grover Beach's coastal zone is relatively small, about 325 acres, or approximately one
quarter of the City's area. It varies in width from less than 50 feet to as much as about 4,200 
feet and extends along the City's west side for about 1.8 miles. Near the northwest corner of the 
City, the coastal zone turns inland around the southern and eastern sides of Pismo Lake for a 
little less than a mile. Of the roughly 9500 foot length of the coastal zone along the City's west 
side, only about 4200 feet actually borders the beach (see Exhibits J3-J6). The other ±5300 feet 
of beach frontage are split between the City of Pismo Beach on the north and unincorporated 
Oceano on the south. Highway One separates the beach frontage area, known as the Beach 
Neighborhood, from the rest of the City. The Beach Neighborhood is about 4,200 feet long and 
about 1,600 feet wide and is partly developed with a golf course, mobilehome park, restaurant, 
and parking area on the north half. The south half is undeveloped sand dunes. The City has just 
over three-quarters of a mile of beach frontage that includes the Grand Avenue ramp by which 
vehicles can drive onto the beach. 

A portion of the Land Use Plan (LUP) (except for the Grand Avenue Area) and the total zoning 
(Implementation Plan: IP) segment were certified as submitted on January 6, 1982, with the City 
assuming permit-issuing authority at that time. The Grand Avenue Area (vehicular beach 
access) was resubmitted and certified as submitted on February 9, 1984, completing effective 
certification of the total Local Coastal Program (LCP). The City also assumed permit-issuing 
authority for this area on February 9, 1984. 

Through review of the material submitted and discussion with City staff, it was discovered that 
the City had amended both the Land Use Plan and Implementation Plan several times since 
certification in 1982, without those amendments being submitted to the Coastal Commission for 
review and certification (nor was the Commission notified of the amendments). Those 
uncertified amendments involved changes to the Land Use Plan text and land use designation 
map and adoption of an entirely new Zoning Ordinance and changes to the zone district map. A 
description of those uncertified amendments follows." 

• Resolution 92-16, adopted by City March 2, 1992: Amended the Public 
Works/Circulation Action 1 of the "LCP" (LUP) to allow North Fourth Street from 
Ocean View Avenue to the northern City limit to be widened to 56 feet. 

• Resolution 96-36, adopted May 5, 1996: Changed "full service gas stations" to 
"gasoline service stations" in the West Grand Avenue Visitor--Serving District in the 
Land Use Element. 

• Ordinance 96-1, adopted July 15, 1996: New zoning ordinance 

• Ordinance 97-2, adopted February 18, 1997: Amended zoning ordinance to add 
regulations for high occupancy residential uses 

• Ordinance 98-4, adopted March 2, 1998: Amended the zoning ordinance 
regulations about landscaping, driveways, parking, fencing, size of self-service 
storage facilities, and caretakers residences; and amended Table 1, Uses Permitted 
within Commercial Districts and Table 2, Uses Permitted within Industrial Districts. 
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Changes to a certified LCP are not legally effective until the Coastal Commission approves • 
them. Because the uncertified amendments are included in the text of the submitted Land Use 
Plan and Zoning Ordinance they are not analyzed separately, but are analyzed as part of the 
submittal. 

While the City has relied on these uncertified regulations in approving projects in the coastal 
zone, none of the developments so approved were significant in terms of potential or actual 
impacts on coastal resources. For example, no new development has been approved in the 
Beach Neighborhood, which lies between Highway One and the ocean, where there could be 
impacts to views and to Meadow Creek. Research into the Commission's post-certification 
permit database revealed that from January 1994 through mid-January 1999, 20 coastal 
development permits were approved by the City, of which only two were appealable to the 
Commission. One of the appealable permits was for ongoing maintenance and repair of the 
Department of Parks and Recreation's existing beach access ramp at the foot of Grand Avenue. 
The other appealable permit was for widening North Fourth Street. Eleven of the 18 non
appealable permits were for residential uses; three were for commercial uses; two were for 
industrial uses; one was for removal of seven Eucalyptus trees; and one was for a caretaker's 
residence. Although the City has approved development in reliance upon uncertified 
regulations, no adverse impacts to coastal resources have resulted. 

2. Description of Amendment as Submitted 

The City's LCP consists of three documents: 1) the "Local Coastal Program" document, 2) the • 
Zoning Ordinance, and 3) the Land Use Element of the General Plan. Typically, the term "Local 
Coastal Program" refers to the entirety of a local government's coastal land use regulations and 
is not a separate document. Here, the document referred to by the City as the "Local Coastal 
Program" is the equivalent of a typical Land Use Plan portion of an LCP and will be referred to 
as such in this report. The Zoning Ordinance and the Land Use Element are incorporated into 
the "Local Coastal Program" by reference. 

As submitted, this amendment proposal by the City of Grover Beach included the following three 
documents. 

a. The text and maps of the Land Use Element as a portion of the Local Coastal 
Program. 

The LUE has heretofore not been certified by the Commission. However, the city has proposed 
a new Chapter 1 - Introduction, to the LUP that states that the LUE, along with the Zoning 
Ordinance, " ... are incorporated by reference into this Local Coastal Program." The LUE 
includes chapters and sections that are not within the purview of the Commission, such as 
Chapter 5, the housing chapter. Therefore, only those parts of the LUE that are relevant to 
carrying out the Coastal Act are recommended for certification. The LUE contains ten chapters, 
as follows: 

• 
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1. Introduction 
2. Vision Statement 
3. Community Goals 
4. Growth Management 
5. Housing Conservation and Development 
6. Commercial Conservation and Development 
7. Industrial Conservation and Development 
8. Resource Conservation and Development 
9. Public Services and Facilities 
10. Neighborhood Conservation and Development Plans 

The LUE chapters do not distinguish between coastal and non-coastal zone areas. There are 
nine neighborhoods described in the neighborhood conservation and development plan chapter. 
The area of the City within the coastal zone includes part of five of the neighborhoods and all of 
one. The neighborhoods partially in the coastal zone are: 

}> The Grand Corridor 
);> Northwest Grover Beach 
}> Northern Hillsides 
);> West Grover Beach 
)- South Grover Beach 

Lying west of Highway One and entirely within the coastal zone is the Beach Neighborhood . 

The LUE is the most general of the City's land use documents. It is consulted first when a 
development proposal is reviewed. The LUE sets out various goals, policies, and programs 
relevant to each of the chapter subjects. The document's mandatory policies are largely 
contained iii chapters 4 through 9. Chapter 10, Neighborhood Conservation and Development, 
mostly describes current and projected neighborhood characteristics and neighborhood 
concerns and potential solutions. The South Grover Beach Neighborhood Plan, however, 
includes mandatory procedures applicable to the City itself and to others proposing various land 
uses relative to manufacturing, agriculture, parks and greenways, circulation, and infrastructure. 
Additionally, the neighborhood plans include descriptions of neighborhood characteristics; 
information on dwelling units and population; and information on agricultural, commercial, visitor 
serving, and industrial uses, as appropriate. 

b. Modifications of the text and maps of the Land Use Plan portion of the Local Coastal 
Program. 

The "Local Coastal Program" (what the City terms the LUP) consists of the following 
components that contain the City's coastal land use policies: 

1. Coastal resources (marine and inland natural resource areas and visual resource 
areas), 

2. Archaeological resources, 
3. Coastal air quality and vehicular energy consumption, 
4. Public access and recreation, and 
5. Public works {water supply, sewer service, and circulation) 
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The LUP also contains descriptions of the LUE, land use designations, and zoning districts. As 
shown in the table below, the original, existing LUP has 12 land use designations in the coastal • 
zone; the proposed update has 11 land use designations, 

Changes to the LUP land use designation map are proposed in three areas of the City within the 
coastal zone: 1) along the north city limit in the vicinity of North Fourth Street, where the • 
residential area is proposed to be reduced and the open space area increased; 2) the blocks on 
either side of Grand Avenue near Beckett Place and Ramona Avenue and between Grand and 
Rockaway Avenues, where the industrial area is proposed to be reduced and the residential and 
visitor serving areas increased; and 3) along the southwestern edge of the City in the vicinity of 
South Fourth Street, Sarka Street, and Highland Way where the coastal residential agricultural 
area is proposed to be changed to low density residential (Please refer to Exhibit J9). 

The LUP is more specific than the LUE but is still more general than the zoning ordinance. 
Together, the LUE and LUP must be consistent with the Coastal Act because they are both 
considered to be part of the Land Use Plan portion of the LCP. 

c. Modifications of the text and maps of the Zoning Ordinance portion of the Local 
Coastal Program. 

The Zoning Ordinance contains the typical zone district descriptions and regulations governing 
structure height, setbacks, permit processing, etc. Areas inside the coastal zone have separate 
zone districts from areas outside of the coastal zone. For example, outside of the coastal zone 
there is a Planned Commercial (P-C) zone district. Inside the coastal zone, the corresponding 
zone district is the Coastal Planned Commercial (C-P-C) zone. The two districts have similar 
requirements and standards except that the C-P-C zone district has additional development 
standards such as those addressing coastal views. Additionally, some uses that may be 
permitted in the P-C district are not allowed in the C-P-C district and vice versa. 

• 
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The original, existing, zoning ordinance has 13 zone districts in the coastal zone. The proposed 
zoning ordinance has 15 zone districts. The proposed and existing zone districts are listed in 
the following table. 

6. Coastal Residential Agricultural (C-R-A) 

Coastal Planned Residential (C-P-R) 

The zoning map is proposed to be changed in three areas within the coastal zone: 1) along the 
northern City limit in the vicinity of North Fourth Street, where the residential area is proposed to 
be reduced and the open space area increased; 2) the blocks from Front Street to North Fourth 
Street between Grand and Ramona Avenues, where the industrial area is proposed to be 
reduced and the residential and visitor serving areas increased; and 3) on the southwestern 
edge of the City near South Fourth and Sarka Streets where the coastal residential agricultural 
area is proposed to be changed to low density residential. These changes are to reflect existing 
uses and FEMA flood insurance map designations, and to make the zoning consistent with the 
land use designation (Please see Exhibit J11). 

B. ANALYSIS OF SUBMITTED LAND USE PLAN AND LAND USE ELEMENT 

1. Water Quality (Non-Point Source Pollution} 

a. Coastal Act Policy 

Section 30231 . 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine 
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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. 

b. Issues and Analysis 

The City's groundwater supply could be polluted by runoff from streets that contains oil, grease, 
heavy metals, rubber particles {from tires), etc. Industrial operations can add other pollutants. 
Construction activity can add silt and additional pollutants. The Meadow Creek habitat and the 
ocean could be adversely affected by polluted runoff. 

LUE Policy 8.1 requires that all community water be protected from pollution. Policy 8.3 states 
that all natural areas should be protected from polluting influences. The LUP, in Policy 2.1.5B, 
requires that existing and future storm drain outfalls in the coastal zone that discharge into 
Meadow Creek be equipped with oil separators and sediment filtration devices. Other policies 
require erosion control plans for new construction. 

It is clear that the City has developed policies generally designed to address polluted runoff and 
prevent contamination of groundwater. However, the guidance given by those policies could be 
more specific and comprehensive by requiring incorporation of Best Management Practices 
{BMPs) into project review. 

• 

A further step the City could take would be to adopt a new urban runoff ordinance such as • 
described in the Commission's Model Urban Runoff Program. 

c. Consistency with the Coastal Act 

The Coastal Act requires the maintenance and where feasible, the restoration of the biological 
productivity and quality of coastal waters (including streams) by, among other things, controlling 
runoff. 

The City's policies regarding polluted runoff establish a good basis for further runoff 
management. However, to be consistent with Coastal Act Section 30231, there needs to be 
more specificity as to how to reduce or prevent polluted runoff from adversely affecting coastal 

.waters. Modification I.A.1 would specify that Best Management Practices be applied to control 
polluted runoff. With the proposed modification, the update is consistent with Coastal Act 
Section 30231. 

2. Development and Public Services 

a. Coastal Act Policies 

Section 30250. 

(a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close • 
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proximity to, existing 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. In addition, land divisions, other than 
leases for agricultural uses, outside existing developed areas shall be permitted 
only where 50 percent of the usable parcels in the area have been developed 
and the created parcels would be no smaller than the average size of 
surrounding parcels. 

Section 30254. 

New or expanded public works facilities shall be designed and limited to 
accommodate needs generated by development or uses permitted consistent 
with the provisions of this division; provided, however, that it is the intent of the 
Legislature that State Highway Route I in rural areas of the coastal zone remain a 
scenic two-lane road. Special districts shall not be formed or expanded except 
where assessment for, and provision of, the service would not induce new 
development inconsistent with this division. Where existing or planned public 
works facilities can accommodate only a limited amount of new development, 
services to coastal dependent land use, essential public services and basic 
industries vital to the economic health of the region, state, or nation, public 
recreation, commercial recreation, and visitor-serving land uses shall not be 
precluded by other development. 

Water 

i. Overview 

13 

Grover Beach and the surrounding cities of Pismo Beach and Arroyo Grande, and 
unincorporated Oceano all obtain water from the Arroyo Grande groundwater basin and the 
Lopez Reservoir, owned and operated by the County and located some eight miles up Arroyo 
Grande Creek(see Exhibit J1). 

A study by the Department of Water Resources shortly before certification in 1982 estimated 
that the safe seasonal yield of the Arroyo Grande basin was between 6,500 and 6,900 acre feet. 
A 1985 report by the Department of Water Resources (DWR) estimated the yield of the Arroyo 
Grande basin to be about 8200 afy. In 1986, DWR identified the Arroyo Grande groundwater 
basin as possibly being overdrafted, although DWR has not subsequently done a detailed study 
to confirm or disprove this possibility. In December, 1997, though, the Coordinated Agricultural 
Support Program (CASP) report prepared by Perspective Planning, a planning and 
environmental services firm in San Luis Obispo, for the City of Arroyo Grande and the Coastal 
Conservancy estimated the groundwater safe yield of the Arroyo Grande groundwater basin to 
be about 9500 afy, or about 1300 afy more than DWR's 1985 estimate. CASP states that ... 

The total safe yield of the Arroyo Grande groundwater basin is estimated to be 
about 9500AFY, which includes other inflows as follows: Deep percolation of 
precipitation, 2400 AFY; subsurface seepage, ?OOAFY; and return flows from 
urban discharge and irrigation, 2200 AFY. These other inflows amount to 5300 
AFY. 
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The difference between the total 9500 afy estimated by CASP and the 5300 afy of "other • 
inflows" is 4200afy, which is approximately the amount of Lopez Reservoir water reserved for · 
recharge of downstream agricultural wells and for satisfaction of pre-existing water rights below 
the dam. 

Both DWR and CASP estimate the safe annual yield of Lopez Reservoir to be approximately 
8700 afy. About 4500 acre-feet of the reservoir's annual safe yield is provided to urban users in 
Grover Beach, Pismo Beach, Arroyo Grande, Oceano, and Avila Beach. As mentioned above, 
about 4200 afy is reserved for release into Arroyo Grande Creek and from there into the 
groundwater basin for agricultural well recharge and to satisfy pre-existing water rights below 
the dam. 

ii. Issues and Analysis 

The City's current water supply consists of two sources as mentioned above: a municipal well 
and Lopez Reservoir. 

Lopez Reservoir provides about 800 afy to the City {although surpluses above that figure, 
resulting from agricultural users not requiring all of their entitlement in some years, range from 
50 to 400 acre-feet). Proposed seismic retrofitting of Lopez Dam could require draining the 
reservoir, which would drastically reduce the recharge functions of the reservoir. Although such 
reduction would probably be short-term, there are as yet no firm timeframes for any reservoir 
draining, should that be necessary, nor are there any assessments of the impacts on the 
groundwater basin. 

From Lopez Reservoir, Arroyo Grande Creek flows through the City of Arroyo Grande but does 
not flow through Grover Beach. Rather the creek lies to the south and east of the City. There is 
no evidence of any adverse effect on the creek from operation of the City's groundwater well. In 
its lower reaches, where effects of the City's pumping would be expected to appear, Arroyo 
Grande Creek has been channelized but still supports natural riparian vegetation. The other 
creek in Grover Beach, Meadow Creek, lying on the north and west sides of the City also is not 
affected by the City's pumping. 

Water use in Grover Beach has declined over the years. The demand was estimated by the 
Department of Water Resources and the San Luis Obispo County Flood Control and Water 
Conservation District in a 1986 master water plan update to be about 145 gallons per capita per 
day. The 1991 Erwironmentallmpact Report for the State Water Project Coastal Branch (Phase 
II) Local Distribution Lines and Facilities estimated the City's population to be 11 ,656 and its 
water usage to be 1893 acre feet per year. This equals 145 gallons per capita per day, the 
same as in 1986. 

Figures from 1996, though, indicate that the City used about 1500 acre feet of water 
(groundwater and water from Lopez Reservoir together) or about 58 percent of its total water 
supply {groundwater= 1700-1800 afy, Lopez Reservoir= BOO afy; total = 2500-2600afy). The 
estimated 1996 population was about 12,000. A population of 12,000 using 1500 afy equals 
about 112 gallons per capita per day, down from the approximately 145 gallons estimated in 

• 

1991. This may be due, at least in part, to a retrofitting program that was first implemented in • 
1990. Fees are paid into a fund at the time of building permit issuance. The fee for one new 
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building permit pays for retrofitting of five existing residences. A private contractor performs the 
actual retrofitting. General conservation may also have played a part in the water demand 
decrease. 

Currently, the City's total water supply is generally between 2500 and 2600 afy (groundwater= 
1700 to 1800 afy; Lopez Reservoir = 800 afy). At the estimated buildout population of 
approximately 15,000, that amount of water could supply approximately 155 gallons per capita 
per day, which is more than is currently being used and more than has historically been used. 

According to the City, its groundwater well can supply a safe annual yield of between 1700 and 
1800 afy. The well draws from the aquifer that is recharged by releases from Lopez Reservoir 
into Arroyo Grande Creek. It should be noted that, historically, only about 3300 afy has been 
released from the reservoir to fulfill the agricultural community's needs, even though about 4200 
acre feet is available to meet agricultural needs. The surplus of about 900 afy, is available to 
urban users in addition to the 4500 acre feet reserved for them. 

According to the 1997 Coordinated Agricultural Support Program (GASP) report, 

The availability of surplus water in almost all of the 23+ years of operation of 
Lopez Reservoir is evidence that the groundwater basin is still in a healthy 
condition. Groundwater demand by agricultural users is not expected to increase 
in the future, and thus there is little apparent reason to be concerned that the 
Lopez releases would be insufficient in the future to supply the downstream 
irrigators . 

In 1983, the City entered into an agreement with the cities of Pismo Beach and Arroyo Grande, 
and the County of San Luis Obispo to limit its groundwater extraction to 1198 afy. This so-called 
"Gentlemen's Agreement" was formalized in a resolution of the South San Luis Obispo County 
Water Association, but is voluntary. The agreement allocated groundwater pumping as follows: 
Arroyo Grande, 1202 afy; Grover Beach 1198 afy; unincorporated Oceano, 900 afy; and Pismo 
Beach, 700 afy. All of these entities are still adhering to that agreement. Figures from 1994 
indicate that the City extracted approximately 860 acre feet of groundwater, or about 72 percent 
of its total extraction agreed to in 1983. The most recent figures from the San Luis Obispo 
County Planning and Building Department and the County Engineering Department show the 
following groundwater extractions for 1997-1998: 

Grover Beach: 
Arroyo Grande: 
Pismo Beach: 
Oceano 
TOTAL 

872 acre feet 
289 acre feet 
444 acre feet 
362 acre feet 

1967 acre feet 

This total is well below the 4200 afy released from the reservoir for groundwater recharge and 
represents an even smaller percentage of the 9500 afy total safe yield estimated by the 1997 
CASP report 
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In summary, it appears that the City's sources of water are adequate to supply the demand and 
that the groundwater basin generally is not experiencing adverse effects from pumping by the 
local water purveyors. 

Water Supply to the Coastal Zone: The City estimates that the percentages of total demand 
by residential, general commercial, and industrial uses will remain relatively stable. Figures 
from the time of certification indicated that the uses within the City's portion of the Coastal Zone 
required about 287 afy, or about 23 percent of the total City water use at the time, based on the 
number of units served. 

A potential development in the Beach Neighborhood north of Grand Avenue and west of the 
highway could add to the water demand in the coastal zone. The LUP contains a description of 
and standards for a potential 550 room resort motel/conference center. According to the State 
Water Resources Control Board, the water demand for motels and resorts is between 55 to 75 
gallons per person per day. Assuming each room had an average of two persons, the total daily 
water demand for the resort motel would be between 30,250 gallons and 41 ,250 gallons, or 
between .09 and .13 acre feet. This equals between 33 and 47 acre feet per year. Because a 
resort motel would not be at full capacity year round, the actual annual demand would be 
somewhat reduced. Using a typical occupancy rate figure of 60 percent would result in a yearly 
demand of between 20 and 28 acre feet. This is about 0.8 percent to one percent of the City's 
total water supply and about seven percent to 10 percent of the historical water demand in the 
coastal zone. The suggested modifications discussed later in Section 5, Scenic Resources will 
reduce the maximum number of resort units by about 40 percent, so water demand from such a 
development would total about 12 to 17 acre feet per year, about 0.4 percent of the City's total 

• 

water supply and about four percent to six percent of the coastal zone historical demand. The • 
resort hotel/conference center would not necessarily represent all new demand. If the 
recreational vehicle park and mobilehome parks were removed as part of the resort 
development, then their pre-existing demand would be taken by the resort, reducing new 
demand and further reducing total demand. 

LUP Policy 6. 7 .1.2 requires the City to reserve at least 20 percent of the City's total annual water 
supply capacity for new and existing land uses within the coastal zone. Water allocations within 
the coastal zone are set as follows: 

Recreation uses: 
General commercial uses: 
Residential uses: 
Industrial uses: 

17 percent of the total coastal zone allocation 
1 percent 

80 percent 
2 percent 

These figures appear to be adequate, especially because the City's coastal zone is mostly in 
residential use and there are no coastal dependent industrial uses (and no real possibility of 
them since the only part of the City near the ocean is all in public ownership). 

Agricultural Water Use: The southwestern part of the City contains agricultural lands, although 
only about two (2) acres are within the coastal zone and of those two acres more than half is 
developed with non-agricultural uses and/or structures. Water use by agriculture in the coastal 
zone is about 2.1 acre feet or 0. 7 percent of the total 288 afy agricultural demand in the City. 
Agricultural water is supplied by private wells. None of the agricultural lands are mapped as 
prime agricultural land and most are developed with residential and/or farm-related structures. • 
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The trend has been toward less agricultural use on the agricultural lands, which are within the 
City limits and urban reserve line, so the agricultural water use will likely in the future decline 
greatly and be converted to residential uses. 

iii. Consistency with the Coastal Act 

The Coastal Act requires new development to have adequate public services, and to not 
adversely affect the biological diversity of coastal waters by, among other things, not depleting 
groundwater supplies. However, as mentioned above, the 1997 GASP study indicates there is 
no overdraft problem. In any event, it appears that the City has adequate water supplies and 
that no adverse effects are occurring to coastal resources because of the City's water use. 
Groundwater pumping apparently has not had adverse effects on the Arroyo Grande 
groundwater basin or Arroyo Grande Creek. 

The discussion above indicates that the groundwater basin from which Grover Beach pumps is 
not in danger of depletion. Total extractions constitute less than half of the annual recharge 
rate. New development in Grover Beach will be located within and adjacent to already 
developed areas with adequate water supplies. The existing public works facilities, specifically 
water supply infrastructure has been designed to accommodate needs generated by permitted 
development. Finally, the LCP, through LUP Policy 6.7.1.2 requires the City to reserve at least 
20 percent of the City's total annual water supply capacity for new and existing land uses within 
the coastal zone so that public recreation, commercial recreation, and visitor-serving land uses 
will not be precluded by other development. Thus no modifications are required to ensure water 
for coastal zone uses because the LCP is consistent with Coastal Act Sections 30250 and 
30254 regarding water. 

c. Sewer 

Sewage disposal is via a treatment plant in nearby Oceano, operated by the South San Luis 
Obispo County Sanitation District. After secondary treatment, the effluent is discharged into the 
ocean .. The treatment plant has a capacity of 5.0 million gallons per day (mgd). Grover Beach 
is entitled to use up to 1.5 mgd. As of 1996, the City was using about 64 percent of its share, or 
about 960,000 gallons per day. The plant has excess capacity at this time and is expected to be 
able to handle future growth. No issues have arisen with respect to sewage capacity and 
treatment. Because of this, the update is consistent with Coastal Act Sections 30250 and 30254 
regarding sewer service. 

3. Public Access and Recreation and Visitor-Serving Facilities 

a. Coastal Act Policies 

Section 30211. 

Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the 
use of dry sand and rocky coastal beaches to the first line of terrestrial 
vegetation. 
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Section 30212. 

(a) Public access from the nearest public roadway to the shoreline and 
along the coast shall be provided in new development projects except where: 

(1) it is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources, 

(2) adequate access exists nearby . .. 

Section 30221. 

Oceanfront land suitable for recreational use shall be protected for recreational 
use and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is 
already adequately provided for in the area. 

Section 30222. 

The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry. 

Section 30223. 

Upland areas necessary to support coastal recreational uses shall be reserved 
for such uses, where feasible. 

b. Overview 

The Beach Neighborhood is the only part of Grover Beach that actually fronts on the beach and 
ocean. The rest of the City is inland of Highway One and a minimum of one-third of a mile 
inland from the beach. The Beach Neighborhood ocean frontage is about 4200 feet and is 
owned by State Parks. The City's main street, Grand Avenue, runs east-west through the area 
splitting it into nearly equal parts to the north and to the south of the street. The portion to the 
north of Grand Avenue is developed with a parking lot, restaurant, golf course, mobilehome park 
and travel trailer/recreational vehicle park. The portion to the south of the street is undeveloped 
sand dunes. The entire southern portion is owned by State Parks which also owns most of the 
northern portion, except a strip of land adjacent to the highway. Grand Avenue ends at the 
beach where vehicles can drive onto the hard sand. Vehicles may not go more than 400 feet 
north of the Grand Avenue beach ramp. The beach extends up coast from there about one and 
one-half miles into the City of Pismo Beach and is closed to vehicles. From the end of Grand 
Avenue vehicles may continue beyond the City limit down coast to the south into the Oceano 
Dunes State Vehicular Recreation Area for some six miles. 

In addition to the Beach Neighborhood, a two and one-half block long section of Grand Avenue 
inland of the Highway is zoned for visitor serving uses. 

Inland of the highway and immediately to the north and south of the Grand Avenue visitor
serving area are areas zoned for industrial uses (the Union Pacific railroad runs just inland of 

• 

• 

• 
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and parallel to Highway One and separates the industrial areas from the highway). A medium 
density residential area lies north of the northern industrial area; to the south are another 
medium density residential area and at the southern end of the City is a residential agricultural 
zoned area (Please see Exhibits J6, J22, and J23). 

c. Issues and Analysis 

Access: Since the portion of the Beach Neighborhood inland from the railroad is separated 
from the beach and ocean by the railroad, highway and the Beach Neighborhood, there are no 
new direct access opportunities here to and along the coast. Grand Avenue provides access to 
the beach. A state coastal trail would be out of place in this area, being separated from the 
beach by the railroad and highway. A much more suitable location for such a trail would be 
through the seaward side of the Beach Neighborhood on already publicly owned land. 

The B.each Neighborhood, then, is where access and recreation opportunities exist or could be 
enhanced. South of Grand Avenue are undeveloped vegetated sand dunes designated State 
Park on the LUP maps and zoned Coastal Open Space. No development other than paths or 
trails or minimal structures such as bird-watching blinds are allowed by the zoning. Path or trail 
development there would provide for public access. Because of the sensitive nature of the area, 
access could be inconsistent with protecting the natural resources and ensuring continuance of 
the qualities that make it sensitive. 

North of Grand Avenue the original dunes have been greatly disturbed with development of a 
travel trailer/recreational vehicle park, mobilehome park, golf course, parking, etc. The land use 
designations there are State Park, State Park Golf Course, and Planned Commercial. The 
corresponding zone districts are Coastal Open Space, Coastal Golf Course, and Coastal 
Planned Commercial. As with the area south of Grand Avenue, development allowed in the 
Coastal Open Space zone district would be extremely minimal. Path or trail development would 
provide for public access. Coastal Golf Course and Coastal Planned Commercial zone districts 
would allow for greater development. Those zone districts are where it could be appropriate to 
require maintenance or enhancement of existing access and/or provision of additional access. 
While access exists via Grand Avenue, the possibility of additional pedestrian access northwest 
of Grand Avenue needs to be protected. 

Recreation: Conceivably, some sort of commercial recreational use could be developed in the 
visitor-serving area inland of the highway along Grand Avenue. However, the entire area is 
relatively small - only about 15 acres - and is comprised of 35 to 40 separate parcels ranging in 
size from about 5000 square feet to about one acre. It is more likely that development in this 
area of the City would be visitor serving retail, lodging, and beach recreation support {e.g., rental 
of beach equipment). 

Uses in the Coastal Open Space zone district are, as mentioned above in the access 
discussion, extremely limited. Only passive recreation such as wildlife viewing or walking are 
allowed. South of Grand Avenue, then, there are no opportunities for anything but passive 
recreation. North of Grand Avenue in the Coastal Planned Commercial and Coastal Golf 
Course (occupied entirely by the existing golf course) zone districts there are more potential 
recreational uses including beach equipment rentals, miniature golf courses, recreational 
centers, and sporting goods rentals and sales. 



20 Grover Beach LCP Amendment 1-98 

Proposed Resort Motel/Conference Center 

The LCP, since certification, has contained a description of and standards for a resort • 
motel/conference center proposed to be located north of Grand Avenue and west of Highway 
One on approximately 22.5 acres (see Exhibit J24). About one-half of the site's roughly 22.5 
acres is a quadrilateral, with dimensions of about 400 feet on the west side, 750 feet on the 
north and south sides, and 700 feet on the east side, bounded by Highway One, Grand Avenue, 
an existing parking lot, and LeSage Drive, with Meadow Creek bisecting the area. The rest of 
the area lies to the north, generally between Highway One and Meadow Creek and is essentially 
a rectangle about 200 feet wide and 800 feet long. The LCP does not contain any conceptual 
designs showing what such a development might look like or how it might be situated. However, 
the LUP does have standards specifying a maximum density of 20 rooms per acre for the 
roughly 11 acres south of LeSage Drive, or about 220 rooms. On the roughly 11 acres north of 
LeSage Drive the maximum density would be 30 rooms per acre, or about 330 rooms. Thus 
the maximum density allowed by the LCP could result in a resort motel with approximately 550 
rooms. Such a development could greatly enhance recreational opportunities and public access 
to the ocean, although there could be adverse impacts on public parking for access to the 
beach, depending on whether or not the existing public parking would be reduced by the project 
or provided by it. 

d. Consistency with the Coastal Act 

Proposed LUE Policy 8.2 addresses access. It states that "New development should not 
substantially or needlessly eliminate existing public access .... "(emphasis added) 

Coastal Act Section 30211, however, states that "Development shall not interfere with the • 
public's right of access to the sea where acquired through use or legislative authorization. . . 
"(emphasis aflded) 

The intent of this section is to protect existing public access when new development occurs. 
Since the LUE must be consistent with the Coastal Act, suggested modification I.A.3 is 
necessary to change the permissive "should" to the mandatory "shall" and to ensure that 
existing access not be eliminated by new development. 

Existing LUP Access Policy 5. 7 .A.1.a states "No future development shall be permitted which 
obstructs access to the dunes, beach and shoreline from Highway 1 within the City limits." 
Coastal Act Section 30212(a) states that "Public access from the nearest public roadway to the 
shoreline-and along the coast shall be provided in new development. ... " This policy enforces 
the idea that new development not only not interfere with public access, but that new 
development provide access. Suggested modification 1.8.5 to require that any new 
development in the Beach Neighborhood shall provide beach access if there is no existing 
adequate access is necessary to ensure consistency with the Coastal Act 

With those suggested modifications, the LUE and LUP will be consistent with Coastal Act 
Sections 30211 and 30212( a). 

LUP Policy 5.7.E, Public Visitor-Serving and Recreation Facilities states "The area presently 
occupied by the LeSage Riviera Golf Course should remain designated to permit this use only." 
Coastal Act Section 30221 requires that oceanfront land suitable for recreational use be • 



• 

• 

• 

Grover Beach LCP Amendment 1-98 21 

protected for public opportunities for recreational use. Section 30223 requires that upland areas 
needed to support coastal recreation be reserved for such use. The LeSage Riviera Golf 
Course does not front on the ocean but is within 500 feet of the beach. Clearly it is an area in 
which coastal recreational uses could occur. It could also be utilized to support coastal 
recreation. Although the golf course is on the coast near the beach, it is not coastal recreation 
because, as a golf course, it also could be far inland and serve as a recreational use. There is 
nothing intrinsically coastal about this form of recreation. Although the chance that the golf 
course would change to another use is small, suggested modification 1.8.9 would allow for other, 
low intensity/open space recreational uses that could be more coastal oriented. 

While not strictly visitor-serving commercial recreational facilities, private food and lodging 
services do enhance coastal recreation by providing places for recreationalists to stay and eat. 
Suggested modification I.B.10 would specify that private food and lodging services in any new 
development in the Beach Neighborhood and the visitor-serving are along Grand Avenue inland 
of the railroad are to be encouraged. 

A resort motel/conference center would qualify as a visitor serving commercial recreational 
facility and an asset to the City. The concept of such a development is consistent with the 
Coastal Act policies regarding visitor-serving facilities. However, suggested modification 1.8.10 
is needed to modify paragraph 10 of Private Visitor-Serving and Recreational Facilities Policy ''a" 
to provide for public parking if identified as necessary by the project EIR and add a new 
paragraph 11 to ensure that facilities be open to the general public, that no individual ownership 
or long-term uses of rooms be allowed, and that summer and yearly stays be limited to no more 
than 14 days and 29 days, respectively. Although no lower cost facilities are specified by the 
LCP, there are numerous other hotels and motels within two to three miles. Further, Pismo 
State Beach North Beach Campground is about three-quarters of a mile away, Pismo State 
Beach Oceano Campground is less than a mile and a half away, and beach camping at Oceano 
Dunes State Vehicular Recreation Area is about three miles away from the proposed resort 
hotel site. 

With the suggested modifications discussed above, the LUE and LUP will be consistent 
with Coastal Act Sections 30211, 30212, 30221, 30222, and 30223 

4. Agriculture 

a. Coastal Act Policies 

Section 30241. 

The maximum amount of prime agricultural/and shall be maintained in agricultural 
production to assure the protection of the areas agricultural economy . ... 

Section 30241.5. 

(a) If the viability of existing uses is an issue pursuant to subdivision (b) of 
Section 30241 .. . the determination of "viability" shall include, but not be limited 
to, consideration of an economic feasibility evaluation containing at least both of 
the following elements: 
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(1) An analysis of the gross revenue from the agricultural products grown in the area for 
the five years immediately preceding the date of filing of ... an amendment to any local • 
coastal program 
(2) An analysis of the operational expenses, excluding the cost of land, associated with 
the production of the agricultural products grown in the area for five years immediately 
preceding the date of the filing of a proposed . . . amendment to any local coastal 
program. 
For purposes of this subdivision, "area" means a geographic area of sufficient size to 
provide an accurate evaluation of the economic feasibility of agricultural uses for those 
lands included in ... the proposed amendment of a certified local coastal program. 

(b) The economic feasibility evaluation required by subdivision (a) shall be submitted to 
the commission, by the local government, as part of its submittal of. . . an amendment to 
any local coastal program. . . . 

Section 30242. 

All other lands suitable for agricultural use shall not be converted to 
nonagricultural uses unless (/) continued or renewed agricultural use is not 
feasible, or (2) such conversion would preserve prime agricultural land or 
concentrate development consistent with Section 30250. Any such permitted 
conversion shall be compatible with continued agricultural use on surrounding 
lands. 

b. Issues and Analysis 

The City of Grover Beach slopes from north to south with the northern edge of the City 
encompassing the uplands overlooking Pismo Lake. The southern portions of Grover Beach 
are low-lying flatlands that were part of the Arroyo Grande Creek flood plain before the creek 
was channelized. This area of the City and land outside of the City was used intensively for 
truck crops such as strawberries and lettuce. Some of this land is still in agricultural production 
within the City limits, although much has been converted to urban uses or is developed with 
agriculture support facilities. Within the City, approximately two acres of agricultural land exists 
inside the coastal zone. The coastal zone boundary cuts across the western most part of 
approximately 30 acres of contiguous agricultural land (see Exhibits J11, J20, and J21). None 
of the agricultural land within the City is mapped as prime. However, lands need not be mapped 
as prime to be considered prime agricultural land. 

Prime agricultural lands are defined in the Coastal Act as "those lands defined in paragraph (1), 
(2), (3), or (4) of subdivision (c) of Section 51201 of the Government Code." According to 
Government Code Section 51202(c), land is considered prime agricultural land if it is any of the 
following: 

i. All land which qualifies for rating as class I or II in the Soil 
Conservation Service land use capability classifications. 

ii. Land which qualifies for rating 80 through 100 in the Storie Index 
Rating. 

iii. Land which supports livestock used for the production of food and 
fiber and which has an annual carrying capacity equivalent to at least 
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one animal unit per acre as defined by the U.S. Department of 
Agriculture. 

iv. Land planted with fruit- or nut-bearing trees, vines, bushes or crops 
which have a nonbearing period of less than five years and which will 
normally return during the commercial bearing period on an annual 
basis from the production of unprocessed agricultural plant 
production not less than $200 per acre. 
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The ±32 acres of agricultural land in Grover Beach on either side of the coastal zone boundary 
as mapped by the Soil Conservation Service (now National Resource Conservation Service) is 
Oceano sand, 0 to 9 percent slopes. It is rated as class iv if irrigated and class vi if not irrigated. 
Its Storie Index Rating is 60. The land is not used for livestock raising. The land has been 
planted with crops in the past. The land is not mapped as prime agricultural land; yet, based on 
portions of the land being in strawberry production, those potions would be considered prime 
agricultural landfall under category iv as defined by the Government Code cited above. Even 
so, most of the two acres of agricultural land within the coastal zone is presently developed with 
non-agricultural uses and structures. The developments include a warehouse, residences, and 
other structures in support of agricultural production on property outside of the coastal zone. 
The land that has not been developed is not contiguous, but is fragmented into several isolated 
parts, none of which is larger than about one-third of an acre. 

The entire ±32 acres of agricultural land (including the two acres in the coastal zone) are 
surrounded by urban uses, including residential and light industrial development. The land is 
within the urban-rural boundary; urban services are available. It is the intent of the City that in 
the future this land converts to non-agricultural uses. 

The coastal zone boundary cuts across the western most part of at least five contiguous 
agricultural parcels for approximately 1200 feet, extenrnng onto the agricultural land up to as 
much as 125 feet, approximately. Near the south edge of the City the width of the coastal zone 
boundary on the agricultural lands goes to zero as the boundary turns southwestward. It is 
unclear why the coastal zone boundary was located where it is. It does not follow any natural or 
human-made feature nor does it coincide with property boundaries. 

c. Consistency with the Coastal Act 

None of the agricultural land in the coastal zone is mapped as prime land. However, some of it 
does qualify as prime because it is used for strawberry growing or was planted to some other 
high return crop. Inasmuch as some of the land has·been used for this in the past and portions 
are still planted in strawberries, the standard of review for conversion to non-agricultural uses is 
Coastal Act Section 30241.5, which requires an economic feasibility evaluation before any prime 
land can be converted to other uses. The evaluation must include an analysis of gross revenue 
from agricultural products and an analysis of agricultural operations. 

LUE South Grover Beach Sectiorl 1.4.2 governs the process for removing the Agricultural 
Combining District (AG) from agricultural land within the City. That section requires that the 
Planning Commission find that continued agricultural use "is no longer viable due to the 
termination of strawberry production, depressed markets, regulatory restrictions, or other 
economic, environmental, or social factors," that the proposed zoning change is accompanied 
by a development plan showing the proposed development of the land as non-agricultural land, 
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that the proposed development provide public benefits (parks, etc.), and that the proposed 
development conforms to the neighborhood plan. 

Section 1.4.2 is consistent with Coastal Act Section 30242 in that conversion of agricultural land 
is not allowed unless it is shown that agricultural use is no longer viable. However, the LUE is 
not fully consistent with Section 30241.5 or 30242 because it does not specify how it is to be 
determined that agricultural use is no longer viable or feasible, it does not require a finding that 
conversion of agricultural land will concentrate development where it can be accommodated, 
and it does not require a finding that the conversion be compatible with continued agricultural 
use on surrounding lands. To maintain agricultural land in agricultural use and to recognize that 
agricultural production at some time may no longer be feasible or viable, in large part because of 
surrounding urban pressure, suggested modification I.A.5 is necessary. That modification would 
add language requiring an economic feasibility evaluation prior to conversion of agricultural 
lands to non-agricultural uses and findings that the conversion will concentrate development 
where it can be accommodated and that the conversion will be compatible with continued 
agricultural use on surrounding lands. Therefore, with the suggested modification, the LUE 
will be consistent with Coastal Act Sections 30241.5 and 30242. 

Notwithstanding the finding of inconsistency absent the suggested modification, because the 
amount of agricultural land in the coastal zone is so small and fragmented and because it 
adjoins some 30 acres of agricultural land outside of the coastal zone that will convert to non
agricultural uses in the near future, it would serve no practical purpose to require that future 
conversion of the coastal zone agricultural land be subject to the requirements of the Coastal 
Act. Still, without the modification, the LCP will remain inconsistent with the Coastal Act if the 
agricultural policies are not applied here. The Commission cannot approve an LCP if it is 
inconsistent with the Coastal Act. The Commission can designate areas of deferred certification 
where Coastal Act land use issues remain unresolved. The Commission can suggest 
modifications for the local government to incorporate into an LCP that would make it consistent 
with the Coastal Act. 

Another option, that staff has suggested to the City, is that this area appears to be an 
appropriate candidate for a boundary adjustment which would delete the small agricultural 
acreage from the coastal zone. The Commission can adjust the coastal zone boundary up to 
100 yards landward and up to 200 yards seaward, pursuant to Coastal Act Section 30103(b) 
and Section 13255.0 et seq. of the Commission's regulations. 

Coastal Act Section 30103(b) states: 

The commission may adjust the inland boundary of the coastal zone the 
minimum landward distance necessary up to a maximum of 100 yards except as 
otherwise provided in this subdivision, or the minimum distance seaward 
necessary up to a maximum of 200 yards, to avoid bisecting any single lot or 
parcel or to conform it to readily identifiable natural or manmade features. 

In this case, the next feature landward from the existing coastal zone boundary that is readily 
identifiable is 131

h Street, approximately a quarter-mile landward, well over the allowed 100 yard 
maximum movement of the boundary landward. The next feature seaward from the existing 
coastal zone boundary that is readily identifiable is 4th Street, some 40 yards seaward. The 

• 

• 
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Commission could move the coastal zone boundary seaward to the landward edge of the 41
h 

Street right-of-way, a "readily identifiable ... manmade feature." 

Even though the edge of a right-of-way may not be visible, the edge of the street is and the right
of-way would be readily identifiable in a person's mind as being near and generally parallel to 
the traveled street and could be exactly located relatively easily by reference to City maps 
and/or other surveys. Further, the road provides a clear demarcation, both physically and 
logically, between land uses. The current location of the boundary somewhere in an agricultural 
field or cutting through a building is very imprecise and not readily or even generally identifiable. 

The current location of the coastal zone boundary does not protect significant coastal resources. 
Moving the boundary would not affect coastal resources on other lands because the boundary 
would be moved only on the subject parcels to the edge of the right-of-way and sensitive coastal 
resources are separated from the subject parcels by 41

h Street, the Union Pacific Railroad, a 
recreational vehicle park, and Highway One. Moving the boundary would have no effect on 
coastal access because the boundary would still be over a quarter-mile from the beach, 
landward of Highway One. Moving the boundary would not affect the ability of the local 
government to prepare an LCP in conformance with the Coastal Act because the City already 
has a certified LCP. 

Therefore, the Commission finds and declares that while the suggested modification is 
necessary given the existing coastal zone boundary location and to ensure consistency with the 
Coastal Act, the coastal zone boundary should be moved seaward so as to remove the 
agricultural land from the coastal zone. The Commission must entertain a separate application 
to move the boundary. Therefore, at the next available Commission meeting, the Executive 
Director shall bring to the Commission a request to move the coastal zone boundary, generally 
as described in the following sentence, with a recommendation for approval. The boundary 
should be moved to coincide with the southern edge of the Highland Way right-of-way from 
where the existing coastal zone boundary from the north meets the southern edge of that right
of-way, then west to the landward edge of the 41

h Street right-of-way, and then generally south
southeasterly along the landward edge of the 41

h Street right-of-way to the point where the 
existing coastal zone boundary crosses 41

h Street and leaves the City. 

5. Environmentally Sensitive Habitats 

a. Coastal Act Policies 

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 . 
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Section 30240. 

(a) Environmentally sensitive habitat areas shall be protected against any 
significant disruption of habitat values, and only uses dependent on those 
resources shall be allowed within those areas. 

(b) Development in areas adjacent to environmentally sensitive habitat 
areas and parks and recreation areas shall be sited and designed to prevent 
impacts which would significantly degrade those areas, and shall be compatible 
with the continuance of those habitat and recreation areas. 

Section 30250. 

(a) New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or in 
close proximity to, existing 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. In addition, land divisions, other than 
leases for agricultural uses, outside existing developed areas shall be pem111ted 
only where 50 percent of the usable parcels in the area have been developed 
and the created parcels would be no smaller than the average size of 
surrounding parcels. 

b. Overview 

• 

Environmentally sensitive habitats exist within the coastal zone in Grover Beach along the north • 
and west sides. 

The Meadow Creek - Pismo Lake wetland area lies almost entirely outside the Cit¥ of Grover 
Beach, in the City of Pismo Beach. It is owned almost exclusively by the Department of Fish 
and Game, which manages the lake as an ecological reserve. The portion of the creek and lake 
in the coastal zone in Grover Beach lies east of North Fourth Street and is only about 750 feet 
long and 150 - 200 feet wide. At the western end of Pismo Lake, within the City of Pismo 
Beach, Meadow Creek flows out of the lake and under the Union Pacific Railroad tracks and 
Highway One. Meadow Creek re-enters the City of Grover Beach at the northern edge of the 
Beach Neighborhood and flows parallel to Highway One and about 250 feet seaward of it to the 
southern edge of the Beach Neighborhood where it leaves Grover Beach. From there the creek 
flows through unincorporated San Luis Obispo County to Oceano Lagoon. 

The hillsides above Meadow Creek - Pismo Lake within Grover Beach are predominantly 
vegetated with oak woodland and chaparral, which includes the very rare shagbark manzanita 
which is only known to occur on sandy soils from Grover Beach to Lompoc, some 35 miles to 
the south. The hillsides have slopes up to 25 percent rising from the lake with the steepest 
slopes west of North Fourth Street. Five acres of this land was dedicated to the City as a 
condition of a four parcel subdivision in the 1980s, to be kept in a natural, undisturbed condition. 
At the top of the hills above and to the south of the lake the land slopes southward much more 
gently and is developed with urban uses. The more gentle slopes near the top of the hillsides 
have been subdivided and are mostly built out. 

• 
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The Meadow Creek ESH within the Beach Neighborhood north of Grand Avenue is only about 
20 feet wide and lies between the golf course and the mobilehome park. South of Grand 
Avenue the ESH associated with the creek widens to about 500- 600 feet. The area south of 
Grand Avenue, unlike that to the north, is undeveloped. Here, the creek ESH lies between the 
inland base of the dunes and Highway One. Much of the ESH is not visible from the highway 
because of the dense riparian vegetation. 

The other area of ESH within the coastal zone portion of the City is the vegetated sand dunes in 
the Beach Neighborhood. These lie seaward of the golf course in a strip about 200 feet wide 
and 1700 feet long north of Grand Avenue, and south of the street where they vary from about 
500 to about 1000 feet wide and about 2000 feet long. The dunes are vegetated with non-native 
dune grasses. 

c. Issues and Analysis 

The uplands south of and above Pismo Lake are mostly built out. The LUP contains provisions 
for prohibiting development on slopes over 25 percent. The City is proposing to broaden 
erosion control requirements by requiring that development on slopes from 1 0 to 25 percent, 
rather than the current 15 to 25 percent, incorporate erosion control measuresand landscaping 
to limit erosion of soil into the lake. The removal of oaks and manzanita is currently prohibited 
on both developable and undevelopable land except in emergencies and development is 
prohibited within 50 feet of the dripline of the oaks and within 25 feet of the shagbark manzanita. 
Landscaping in developable areas must be comprised primarily of native species compatible 
with surrounding native species. Any application for development in the Meadow Creek uplands 
must demonstrate that the project won't significantly alter existing plant and animal populations 
in a manner that would impair the long-term stability of the Meadow Creek ecosystem; that the 
project won't harm or destroy a rare or endangered species or habitat; and that the project won't 
significantly harm a species or habitat that is essential to the natural biological functioning of the 
Meadow Creek ecosystem. Coastal development permits approved by the City in this area are 
not appealable because the area lies outside of the mapped appeal area; however, the LCP 
policies equal the level of protection afforded coastal resources by Coastal Act policies 30231 
and 30240. 

In the Beach Neighborhood, almost all of the ESH is on State Park land. The only exception is 
the east side of Meadow Creek along the west boundary of the mobilehome park and the 
currently vacant land between there and Grand Avenue. This section of Meadow Creek runs 
between the golf course and the mobilehome and recreational vehicle parks and is currently 
degraded with little riparian vegetation. The existing LUP policies that apply to this portion of 
Meadow Creek are protective of the existing resources. However, they do not address habitat 
restoration along the creek, north of Grand Avenue. 

Creek setbacks in LCPs are typically as much as 100 feet in rural areas. In urbanized areas an 
initial setback of 50 feet is more typical, as exemplified by the San Luis Obispo County LCP 
(Coastal Zone Land Use Ordinance Section 23.07.174{d)) and the City of Morro Bay LCP 
(Zoning Ordinance Section 17.40.0400.4.b). The County LCP allows creek buffer setbacks to 
be reduced to as little as 1 0 feet if findings can be made that alternative locations for 
development are infeasible or more environmentally damaging, if adverse effects are mitigated 
to the maximum extent feasible, if the adjustment is necessary to allow a principal permitted use, 
and if the adjustment is the minimum necessary. Morro Bay's LCP does not require the same 
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findings but only allows reductions to a minimum of 25 feet and then only if the application of the 
buffer on a previously subdivided parcel would render the parcel unusable for its designated • 
use, and only after consultation with the Department of Fish and Game. 

Grover Beach's existing policy refers to the portion of Meadow Creek that passes through the 
Coastal Planned Commercial area that is north of Grand Avenue. The existing policies require 
oil separators and sediment filters on all present and proposed storm drain outfalls that 
discharge into the creek to reduce the amount of these deleterious materials that enter the 
creek, provision of on-site ponding basins or other means of regulating runoff water, and 
permanent protection of the riparian and marsh vegetation on either side of the creek channel 
south of Grand Avenue. · 

d. Consistency with the Coastal Act 

The environmentally sensitive habitat areas of the coastal zone section of Grover Beach 
currently are mostly protected through grading restrictions, landscaping requirements, 
prohibition on removal of native vegetation, open space zoning and land use designation, and/or 
ownership by State Parks and Fish and Game. Modifications l.B.1, I.B.3, and I.B.10 are 
suggested that address the degraded riparian habitat of Meadow Creek north of Grand Avenue 
by {1) requiring that future development in the Beach Neighborhood seaward of the highway and 
north of Grand Avenue include restoration and enhancement of riparian habitat; {2) clarify that 
the entire length of Meadow Creek north of Grand Avenue is to be protected, and (3) clarify that 
this means the entire length of the creek north of Grand Avenue is to be protected with a 50 foot 
buffer or other appropriate buffer established by a habitat restoration plan approved by the 
Department of Fish and Game, regardless of land use designation or zoning, to preserve the 
habitat and filtration capacities of the creek. • 

The dunes seaward of the golf course include sensitive habitat. The City proposes a boardwalk 
across the dunes to the north to eventually connect with a similar feature coming south from the 
City of Pismo Beach. Modification I.B.7 is needed to ensure that a boardwalk on the dunes that 
connects with a boardwalk in Pismo Beach will not adversely impact the sensitive dunes. 

Landscaping in the Beach Neighborhood needs to be drought resistant to reduce landscape 
watering needs and, if possible, to be natives. Introduced plants can displace natives and 
significantly alter habitats. Suggested modification I.B.8 requires the Department of Parks and 
Recreation to use drought tolerant species and natives if feasible. 

Although the LUP addresses control of runoff, more specificity could be added in the form of 
requiring adherence to Best Management Practices in the control of polluted runoff. Best 
Management Practices can enhance the requirements the LUP already contains. This issue is 
discussed more in the Water Quality section, above, and a requirement for incorporation of Best 
Management Practices is suggested by modification I.A. 1. 

Further modifications {I.A4, I.A6, and I.B.4), are suggested that would require that Best 
Management Practices are used for control of polluted runoff. These modifications are needed 
to further protect the environmentally sensitive habitat areas in the City. With respect to 
Meadow Creek where it flows through the Beach Neighborhood north of Grand Avenue, the 
modification seeks to restore and enhance the habitat while recognizing that the creek flows 

• 
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through an area with existing development. With the modifications suggested in this' report, 
the LUP will be consistent with Coastal Act Sections 30231, 30240, and 30250. 

6. Scenic Resources 

a. Coastal Act Policy 

Section 30251. 

The scenic and visual qualities of coastal areas shall be considered and 
protected as a resource of public importance. Permitted development shall be 
sited and designed to protect views to and along the ocean and scenic coastal 
areas, to minimize the alteration of natural land forms, to be visually compatible 
with the character of surrounding areas, and, where feasible, to restore and 
enhance visual quality in visually degraded areas. New development in highly 
scenic areas such as those designated in the California Coastline Preservation 
and Recreation Plan prepared by the Department of Parks and Recreation and 
by local government shall be subordinate to the character of its setting. 

b. Overview 

Like many other sections of the LUP, the visual resources section generally adequately protects 
public views. There are a variety of visual scenes in the City's coastal zone, ranging from the 
relatively heavily vegetated hillsides overlooking Pismo Lake on the north edge of the City to the 
industrial areas on the inland side of the railroad tracks to the dunes of the Beach 
Neighborhood. The areas having the highest scenic value are the hillsides overlooking Pismo 
Lake and the Beach Neighborhood. Other areas with less scenic value and integrity are the 
industrial, visitor service, and residential-agricultural areas immediately ·inland of the railroad 
tracks. 

c. Issues and Analysis 

The hillsides overlooking Pismo Lake are largely built out and although build out may generate 
some additional visible development, it will not be a significant visual impact. 

The Beach Neighborhood has a mobilehome park and recreational vehicle park seaward of and 
adjacent to Highway One, from about 200 feet north of Grand Avenue. to the northern City limits. 
While not necessarily unsightly, this development includes a wall along its length adjacent to 
Highway One that blocks coastal views except at Le Sage Drive, some 800 feet north of Grand 
Avenue. LeSage Drive provides access to the mobilehome and recreational vehicle parks and 
the golf course. 

The LCP, since certification, has contained a description of and standards for a resort 
motel/conference center proposed to be located north of Grand Avenue and west of Highway 
One on approximately 22.5 acres (see Exhibit J24). About one-half of that area is a 
quadrilateral, with dimensions of about 400 feet on the west side, 750 feet on the north and 
south sides, and 700 feet on the east side, bounded by Highway One, Grand Avenue, an 
existing parking lot, and Le Sage Drive, with Meadow Creek bisecting the area. The rest of the 
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area lies to the north, generally between Highway One and Meadow Creek and is essentially a 
rectangle about 200 feet wide and 800 feet long. The LCP does not contain any conceptual 
designs showing what such a development might look like or how it might be situated, but does • 
require such development to protect existing views and create one to three additional view 
corridors to the golf course, which lies seaward of the mobilehome park, and to the shoreline, 
although neither the beach nor the ocean are visible from the highway. The horizon of the view 
from the highway is the top of the dunes at the back of the beach. 

The LUP standards specify a maximum density of 20 rooms per acre for the roughly 11 acres 
south of Le Sage Drive, or about 220 rooms. On the roughly 11 acres north of Le Sage Drive 
the maximum density would be 30 rooms per acre, or about 330 rooms. Thus the maximum 
density allowed by the LCP could result in a resort motel with approximately 550 rooms. 
Assuming 800 square feet per room plus 20 percent auxiliary use space, 550 rooms would, if 
single story, cover 480,000 square feet or about 11 acres. The LUP standards allow for 60 
percent of the project to have a maximum height of 40 feet with 40 percent of the project having 
a maximum height of 28 feet. Assuming three stories in 40 feet and two stories in 28 feet, the 
coverage of the motel units would be reduced to about 5 acres. (Multiply the total number of 
rooms, 550, by 60 percent, which equals 330 rooms. That figure divided by three stories equals 
111 rooms per story. The coverage of 111 rooms at 800 square feet per room plus 20 percent 
for auxiliary use space equals 106,560 square feet, or about 2.5 acres. Similar calculations for 
the remaining 40 percent of the project result in additional coverage of 105,600 square feet, or 
about 2.4 acres. Thus the total coverage of structure containing motel rooms is just under 5 
acres.} 

According to the Zoning Ordinance, 550 rooms would require 690 parking spaces. However, 
the Zoning Ordinance allows a parking space reduction of 20 percent, so the required number of • 
parking spaces for the motel rooms could be reduced to 552. The coverage of parking can be 
determined by multiplying the required number of spaces by 300 square feet, which includes the 
size of a parking space plus maneuvering room per car. This results in 165,600 square feet, or 
3.8 acres of coverage for parking. 

Total coverage would then be about 8.8 acres (buildings= about 5; parking =3.8), or about 39 
percent of the total site area. The LUP allows maximum site coverage of 60 percent with the 
remaining 40 percent "in landscaped open areas." It is unclear whether or not the "landscaped 
open areas" include parking areas. 

The coverage figure in the preceding paragraph does not include conference meeting rooms "for 
groups from 20 to 200 persons" nor "restaurant facilities as well as lower-cost eating 
establishment such as coffee shops and snack bars," which are required by the LUP. It is 
unknown how much additional coverage would be added by these additional uses. 

The LUP also encourages the future construction of a 25 to 30 feet wide pedestrian pier as an 
extension of Grand Avenue. The pier would extend out into the ocean a distance sufficient to 
allow fishing beyond the area of wave break and would be constructed to allow passage of 
emergency and maintenance vehicles under it. From an access and recreation point of view, 
such a pier would be an enhancement. Visually, however, the pier could disrupt views up and 
down coast, although the coastline curves westerly north of Grand Avenue so that more 
coastline comes into view when looking upcoast and a pier here, if not too long, would not 
project as much into the coastal view as it would if the coastline to the north did not curve • 
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westerly. The nearest existing pier is about 1.5 miles to the north, at Pismo Beach. There are 
no piers from there south for over 20 miles. Protection and enhancement of recreation and 
views are both encouraged by the Coastal Act; there is no particular guidance as to which may 
be more important. 

d. Consistency with the Coastal Act 

The areas in Grover Beach's coastal zone having the highest scenic value are the hillsides 
overlooking Pismo Lake and the Beach Neighborhood. Other areas with less scenic value and 
integrity are the industrial, visitor service, and residential-agricultural areas immediately inland of 
the railroad tracks. The LUP adequately addresses visual issues in these areas. 

The hillsides overlooking Pismo Lake are mostly built out and the LUP requires landscaping with 
native vegetation; the use of vegetation to camouflage structures; minimization of grading; and 
that permitted development be sited and designed to protect the scenic views to, along, and 
over this area. 

Scenic views also exist from Highway One to the dunes north of Grand Avenue, although 
existing development {mobilehome park and recreational vehicle park) impairs views. If a resort 
motel/conference center is developed there, the existing development would be removed and 
views could be enhanced. However, the height allowed and the density of development 
proposed by the LUP would make it difficult, as required by the LUP, to 

protect the existing view corridors along Grand Avenue and Le Sage Drive and 
further . . create one to three additional view corridors to the golf course and 
shoreline from Highway 1. 

Coastal Act Section 30251 requires that 

The scenic and visual qualities of coastal areas shall be . . . protected as a 
resource of public importance. Permitted development shall be sited and 
designed to protect views to . . . scenic coastal areas . . . to be visually . 
compatible with the character of surrounding areas, and, where feasible, to 
restore and enhance visual quality in visually degraded areas . .. 

Grover Beach's LCP is one of the earlier-certified LCPs, dating from January of 1982. Since 
that time, the Commission has ·dealt with other proposed large resort hotels seaward of Highway 
One and has found it necessary to reduce the density in order to ensure visual compatibility of 
development with the character of surrounding areas, protect public views, and reduce impacts 
to sensitive resources {e.g., Marina Dunes, A-3-MAR-96-094). In these situations it has been 
necessary to strike a balance between providing for visitor-serving/recreational developments 
and protecting coastal resources. The experience of dealing with this issue over the last 15 plus 
years has caused the Commission to realize that some of the earlier LCPs were certified with 
provisions allowing development that is now known to be inappropriate because of the impacts it 
would have on coastal resources . 

Reducing the percentage of the project at the maximum allowed height of 40 feet from 60 
percent to 20 percent would help in ensuring an appropriate development and consistency 
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between the LUP and Coastal Act Section 30251 because at that maximum height, the- project 
would be more visually compatible with the character of the surrounding area, where there are 
no three story buildings nearby. Nor are there any natural features of similar height with similar • 
shape as a resort motel, except for the Eucalyptus grove at the northern end of the site. 
Nonetheless, the project site is well suited to this type of development, being located just inland 
from the beach and adjacent to Highway One, Grand Avenue, and the nearby multi-modal 
passenger station (just inland of the intersection of the highway and Grand Avenue), all 
providing easy access to the site. One possible benefit of the 40 foot height would be a 
restaurant on the top floor from which there would be views of the ocean, but not the beach. 
Such a structure would not be visible from the beach. Because of its location, the site should 
contain some sort of visitor serving development. Also because of its location, the site must 
contain development that is sensitive to the scenic resources of the site. Reducing the 
percentage of the development at the maximum allowable height will help to accomplish this. 
However, if the height is reduced and the density retained, the development would simply 
spread out over the site and perhaps have further adverse impacts. 

Reduction of the density by approximately 40 percent coupled with the reduction in percent of 
the project at the maximum height will result in a project of 330 rooms with similar building 
coverage as that proposed in the LUP. The lower density would allow for greater opportunity to 
locate the buildings in nodes, at the north and south ends of the site, which could help reduce 
impacts to views. 

The coverage of a 330 room project works out as follows: Multiply the total number of rooms, 
330, by 20 percent, which equals 66 rooms. That figure divided by three stories equals 22 
rooms per story. The coverage of 22 rooms at 800 square feet per room plus 20 percent for 
auxiliary use space equals 21,120 square feet, or about 0.5 acres. Similar calculations for the 
40 percent of the project (132 rooms) at two stories result in additional coverage of 63,360 
square feet, or about 1.5 acres. For the remaining 40 percent (132 rooms) at one story, the 
coverage would be 126,720 square feet, or about 3 acres. Thus the total coverage of structure 
containing motel rooms would be 0.5 acres +1.5 acres + 3 acres or about 5 acres. This equals 
an overall density of approximately 15 rooms per acre (22.5 acres x 15 = 338). For comparison, 
the 265 unit Inn at Spanish Bay, on the Monterey Peninsula, which also contains a variety of 
shops, recreational activities, meeting rooms, and restaurants is located ori a 20 acre site, with a 
density of approximately 13 rooms per acre. The Spanish Bay site, like this site in the Beach 
Neighborhood, is located in an urban area with public utilities, on a site of approximately the 
same size, but with a slightly lower room density. 

The maximum number of rooms needs to be reduced, as does the percentage of the project at 
the maximum height in order to preserve those coastal views that exist arid to be able to design 
the project to create additional view corridors. Suggested modification I.B.1 0 is necessary to 
reduce the density by 40 percent to 330 rooms total and reduce the percentage of the project at 
40 feet from 60 percent to 20 percent and encourage buildings to be located in nodes at the 
north and south ends of the site, with parking and/or landscaped open areas in the center of the 
site. The suggested modification will make the project consistent with Coastal Act Section 
30251. 

The Beach Neighborhood contains the western end of Grand Avenue, Grover Beach's gateway 
to the ocean. It also encompasses views of dunes and, from the dunes and the beach, 
sweeping views upcoast for seven miles and down coast for 15 miles. Development here, 
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whether it be between the highway and the dunes or on the beach, could disrupt existing views 
from Highway One to the dunes and from the dunes and beach to and along 22 miles of 
coastline. Because a future pier at the foot of Grand Avenue would be near the northern end of 
over 20 miles of very visible coastline and the coastline curves westerly there, thus effectively 
reducing visual impacts, such a pier could be allowed if it did not include buildings and if lights 
were suitably directed. Because of this modification I.B.6 needs to be made to the LUP to 
require that any pier not detract from coastal views. The suggested modification is necessary to 
protect existing views to and along the ocean. With the modification suggested in this 
report, the LUP update will be consistent with Coastal Act Section 30251. 

7. Coastal Hazards 

a. Coastal Act Policy 

Section 30253. 

New development shall: 

(1) Minimize risks to life and property in areas of high geologic, flood, and fire hazard. 

(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. Overview 

Hazards in the coastal zone can include most hazards found outside of the coastal zone, but 
erosion of coastal bluffs and sand dunes by wave action and flooding of low-lying coastal lands 
by streams and/or storm waves are typical coastal hazards. 

Grover Beach is fortunate, in terms of hazards, in that it does not have any coastal bluffs facing 
on the ocean. The hillsides overlooking Pismo Lake. are the only area within the City's coastal 
zone that even remotely resembles coastal bluffs. That area can easily be distinguished from 
typical coastal bluffs because the hillsides are located at least one-quarter mile inland from the 
inland extent of the beach, there is other development between the hillsides and the beach, and 
storm waves have never historically reached the area. 

The Beach Neighborhood ·tronts on the ocean although the majority of it lies inland of the dunes. 
The dunes certainly are subject to erosion by storm waves. Because of the wide beach in front 
of the dunes, much storm wave energy is dissipated before waves reach the dunes. Historically, 
the dunes have not been overtopped by waves nor eroded to such an extent as to allow 
damaging waves to reach inland. Development in the Beach Neighborhood is limited and 
includes a State Park kiosk at the Grand Avenue entrance to the beach; a restaurant, parking 
lot, and golf course just inland of the base of the dunes; mobilehome park and recreational 
vehicle park about 700 feet inland of the dunes; and Highway One and the railroad tracks just 
inland from the parks . 
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Flood prone areas are limited to the area east of where North Fourth Street crosses Meadow 
Creek near the northeast boundary of the City's coastal zone. That area is designated as open • 
space and flood plain and development is not allowed. 

c. Issues and Analysis 

Hazard issues in the coastal zone portion of the City are essentially limited to the slopes of the 
hillsides overlooking Pismo Lake due to their steepness, and the ocean fronting portion of the 
Beach Neighborhood. The LUP contains policies prohibiting development on slopes of 25 
percent or greater and requiring grading, runoff, and erosion control plans. The hillsides have 
been subdivided; no new lots will be created. There is little potentially damaging active erosion 
of the hillsides because of the thick native vegetation, landscaping requirements, and relatively 
slow movement of water through Pismo Lake at the base of the hillsides. 

Almost the entire Beach Neighborhood is owned by the Department of Parks and Recreation, 
which owns all of the dunes and beach. Existing development is minimal and includes a State 
Park kiosk, restrooms, boardwalk, and parking lot; and a restaurant, a golf course, a 
mobilehome park, and a recreational vehicle park. All of these developments, except the 
boardwalk, kiosk, and restrooms are inland of the base of the dunes. The LUP provides for new 
hotel/resort development that would be located 400 to 600 feet inland from the dunes. The 
areas closer to the dunes and beach are designated open space where development is limited 
to passive use facilities such as bird-watching blinds and boardwalks. As discussed in the 
preceding section, because of the wide beach in front of the dunes, much storm wave energy is 
dissipated before waves reach the dunes, lessening their erosive power. Historically, the dunes 
have not been overtopped by waves nor eroded to such an extent as to allow damaging waves 
to reach inland. The large size and stability of the dunes in this area suggest an accreting • 
beach rather than one that is undergoing overall erosion. Thus, the dunes provide a stable 
protective barrier. 

d. Consistency with the Coastal Act 

As far as coastal hazards are concerned, Grover Beach is fortunate in that it does not have to 
deal with eroding coastal bluffs or dunes endangering existing development or low-lying areas 
subject to flooding by storm waves. As submitted, the LUP adequately addresses coastal 
hazards, just as it did when first certified. No modifications are necessary to achieve 
consistency with Coastal Act Section 30253. 

C. ANALYSIS OF SUBMITTED ZONING ORDINANCE 

1. Introduction 

Grover Beach City Ordinance No. 96-1 adopted a new zoning ordinance for the City. The 
Zoning Ordinance contains the typical zone district descriptions and regulations governing 
structure height, setbacks, permit processing, etc. Areas inside the coastal zone have separate 
zone districts from areas outside of the coastal zone. For example, outside of the coastal zone 
there is a Planned Commercial (P-C) zone district. Inside the coastal zone, the corresponding 
zone district is the Coastal Planned Commercial (C-P-C) zone. The two districts have similar • 
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requirements and standards except that the C-P-C zone district has additional development 
standards such as those addressing coastal views. Additionally, some uses that may be 
permitted in the P-C district are not allowed in the C-P-C district and vice versa. 

The original, existing, Zoning Ordinance has 13 zone districts in the coastal zone. The 
proposed zoning ordinance has 15 zone districts. Some of the zone districts have not changed. 
Some districts have merely changed names. The Coastal Residential Agricultural zone district 
will split into Coastal Residential Agricultural and Coastal Residential Agricultural with 
Agriculture Combining District. The Coastal Industrial zone district will split into the Coastal 
Industrial and the Coastal Industrial Commercial zone districts. Most of the changes from the 
originally certified Zoning Ordinance were to make the zoning consistent with existing uses 
and/or make the zoning consistent with the land use designation of the Land Use Plan. The 
existing and proposed zone districts and the reason for changes are listed in the following table. 

Coastal Planned Single Family 
To make zoning consistent with 

Residential Coastal Open Space (C-0) 
(C-P-R-1) 

existing uses. 

C-P-R-1 Flood Plain Combining District 
To make zoning consistent with 

(F-P) existing uses and to reflect FEMA 

Coastal Planned Commercial (C-P-C} flood insurance maps 

Coastal Secondary Flood Plain Coastal Planned Commercial 
To make zoning consistent with land 

Combining (C-P-C) 
use designation and to reflect FEMA 
maps 

Coastal Highway Commercial (C-H-C) Coastal Visitor Service (C-C-V) 

Coastal Industrial (C-1) 

C-1 To make zoning consistent with land 
use designation 

C-1 

Coastal Golf Course (C-G-C) C-P-C 

To make zoning consistent with 

C-1 
Coastal Industrial Commercial recommendations of land use study 
(C-1-C) for the Beckett/F rent Street area 

Coastal Residential Agriculture To protect existing agricultural uses in 
Coastal Residential Agricultural (C-R- the South Grover Beach 
A) w/AG overlay (C-R-A-AG} 

Neighborhood 

The C-C-V district is to provide services for visitors who require restaurants, gifts, mementos, 
and gas stations. 

The C-1-C district will provide areas for custom and light manufacturing and assembly, and 
commercial recreation and child care. The C+C district also has additional design and site 
development standards for industrial developments that will implement LUP Policies 7.1 and 7.3 . 
An AG combining district was established to protect existing agricultural land uses in the South 
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Grover Beach Neighborhood. This combining district is combined with the underlying zoning, 
eg., the Coastal Residential Agriculture district (C~R~A) has the AG combining district overlain to • 
result in the C~R~A-AG district. The AG combining district does not stand alone, rather it must 
always be attached to a regular (non-combining) district; there are no parcels zoned solely AG. 

The zoning map is proposed to be changed in three areas within the coastal zone: 1} along the 
northern City limit in the vicinity of North Fourth Street, where the residential area is proposed to 
be reduced and the open space area increased; 2) the blocks from Front Street to North Fourth 
Street between Grand and Ramona Avenues, where the industrial area is proposed to be 
reduced and the residential and visitor serving areas increased; and 3) on the southwestern 
edge of the City near South Fourth and Barka Streets where the coastal residential agricultural 
area is proposed to be changed to low density residential. These changes are to reflect existing 
uses and FEMA flood insurance map designations, and to make the zoning consistent with the 
land use designation (Please see Exhibit J11). 

The zoning ordinance must be consistent with the LUE and LUP. Changes in the zoning map 
are proposed in three areas of the City within the coastal zone where parcels have been 
rezoned to reflect existing uses, to reflect FEMA flood insurance map designations, and to make 
the zoning consistent with the land use designation. As shown in the table above, there are also 
changes to the zone district names. 

2. Zone Districts 

Most of the City~proposed changes to the zone districts are relatively minor. Two new zone 
districts are proposed and name changes are proposed for four existing districts. As mentioned • 
previously, a new zoning ordinance was adopted by the City in 1996, and most of the changes 
from the originally certified Zoning Ordinance were to make the zoning consistent with existing 
uses and/or make the zoning consistent with the land use designation of the Land Use Plan. 
The ordinances affecting the zone districts, adopted by the City but not previously submitted to 
the Commission for certification, are as follows: 

Ordinance 96-1, adopted July 15, 1996:. New zoning ordinance. This new zoning ordinance is 
part of the current submittal. 

Ordinance 97-2, adopted February 18, 1997: Amended zoning ordinance to add regulations for 
high occupancy residential uses. A high occupancy residential use is defined as 

Any dwelling, other than a resideAtial care facility as defined in Section 9148.2 of 
this code or a group home operated by a non~profit organization for the elderly, 
disabled, single parents, or battered spouses, in the R~A, C-R~A, R-1, C~R-1, or 
C-P-R~1 Zoning Districts when the occupancy of the dwelling consists of six or 
more adults. 

This ordinance is incorporated in the new zoning ordinance definitions and so is part of the 
current submittal 

Ordinance 98-4, adopted March 2, 1998: Amended the zoning ordinance in the following three 
areas: 1) self~service storage facility landscaping, driveways, parking, fencing, and maximum • 
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size (400 square feet per unit); 2) caretaker's residences maximum size (1 ,000 square feet) 
and size and location of yards for these units; and 3) Table 1, Uses Permitted within Commercial 
Districts and Table 2, Uses Permitted within Industrial Districts, to allow certain uses to receive 
Administrative Use Permit approval by the Community Development Director, rather than 
requiring Use Permit approval by the Planning Commission, and to add certain currently not 
permitted uses as permitted or conditionally permitted uses. This ordinance is part of the new 
zoning ordinance and therefore part of the current submittal. 

a. Coastal Residential Agricultural District (C-R-A), Section 9105.6(A) and (B) 

Subsections (A) and (B) state the minimum building site area and the minimum lot width 
required for residential uses, agricultural uses, churches, and other public uses. However, 
neither churches nor other public uses are listed in Section 9105.2 as permitted C-R-A zone 
district uses or in Section 9105.3 as C-R-A zone district uses requiring a use permit. According 
to the City, it was not intended that churches and other public uses be included in the C-R-A 
zone district. Finally, the land use designation for this area is Low-density residential, the 
purpose of which, according to the LUP, "is to provide for development generally consisting of 
one or two story dwellings with substantial yards." Therefore, it is necessary to delete the 
reference to churches and other public uses from these subsections to ensure consistency with 
the LUP (see suggested modification II.A.1) 

b. Coastal Planned Single Family Residential (C-P-R-1), Sections 9106.1 through 
9106.14 

i. Minimum Building Site - Section 91 06.9(B) 

Suggested modification II.B.1 is the addition of the words "is the same as the number of lots 
(i.e., no more that one dwelling unit per lot)," to clarify that the maximum number of dwelling 
units in this subdivided area is limited to no more than one dwelling unit per lot, and that 
therefore the maximum number of dwelling units to be allowed is the same as the number of lots 
shown on the conceptual cluster plan exhibit at page 31 of the LUP. 

ii. Development Standards- Section 9106.14{A)(6) 

This suggested modification (II.B.2) would encourage the use of native plants in the C-P-R-1 
zone district adjacent to open space sensitive areas near the City's northern limit. The use of 
native plants could inhibit the potential spread of invasive non-native species into the sensitive 
hillsides. However, the area is mostly built out with the individual lots having a variety of 
landscaping. Prohibiting the use of non-natives now would probably not have any beneficial or 
preventative effect. Nonetheless, the use of natives should be encouraged in order to carry out 
policies relevant to the protection of the environmentally sensitive habitats of the City's northern 
hillsides and Pismo Lake in the City of Pismo Beach. 

c. Coastal Visitor Services (C-C-V), Sections 9119.1 through 9119.13 

Minimum Building Site and Lot width Required -Section 9119. 7(A) and (B) 

This zone district comprises roughly 15 acres. The minimum building size required by this 
section for travel trailer and recreational vehicle parks is three acres, which is 20 percent of the 
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' 
total area devoted to coastal visitor services. That is a large percentage of the total amount of 
coastal visitor serving zoned land. In addition, the purpose of the C-C·V zone district as stated 
in the Zoning Ordinance is "as a coastal area for tourist·dependent and oriented retail and • 
service businesses" {emphasis added). While travel trailer and recreational vehicle parks may 
be appropriate uses in a visitor services district, the stated purpose of the C-C-V district is for 
retail and service businesses, not travel trailer and recreational vehicle parks. Those uses were 
included in the original Coastal Highway Commercial zone district that is proposed to be 
replaced by the C·C-V district. A major difference between the two zone districts is their stated 
purposes. The purpose of the C·C-V district, as mentioned above, is for tourist·dependent retail 
and service businesses. The purpose of the original Coastal Highway Commercial district as 
stated in the original Zoning Ordinance was "for vehicular-oriented uses and commercial-
recreation uses .... " The purposes of the two districts are quite distinct and different. Finally, 
according to the City, there probably are no pieces of land in the zone district which are three 
acres in size, the minimum area required for travel trailer and recreational vehicle parks. 
Therefore, for the reasons just discussed, modification II.C.1 deleting reference to travel trailer 
and recreation vehicle parks is necessary to maintain internal consistency within the Zoning 
Ordinance, and recognize that there are no pieces of land large enough to satisfy the minimum 
required area. 

d. Coastal Planned Commercial (C-P-C), Sections 9122.1 through 9122.14 

i. Elements of the General Development Plan - Section 9122.4 

The Coastal Planned Commercial zone district lies on both sides of Highway One, but is mostly 
seaward of the highway, between the highway and the beach and from Grand Avenue to the 
northern city limit. Existing development includes a mobilehome park and recreational vehicle • 
park. Future development may include a conference center and hotel, as outlined in the LUP. 
This section of the Zoning Ordinance lists elements that are required to be addressed in any 
"general development plan," a preliminary plan, for this area. The elements listed cover land 
use, streets, topography, groundcover and vegetation, utilities and public services, economic 
impact, and drainage. Neither coastal access nor public views are required elements. Given 
the location of this area between the highway and the beach and its high visibility from Highway 
One, the elements to be addressed in preliminary plans should also include coastal public 
access and public views. Section 9122.1 states that the purpose of the C-P-C zone district is 

to provide for visitor-serving needs in a manner that is sensitive to the 
environmental, visual, and archaeological resources within and adjacent to the 
boundaries of the District by sensitively siting and designing structures (emphasis 
added). 

Because most development in the C-P-C district will occur between Highway One and the 
beach, the plans must also address access issues. Addressing these two issues early in the 
planning process will allow the City to better conform a proposed development to the site. 

Finally, the LUP requires that no future development be allowed which would obstruct access to 
the beach, dunes, and shoreline from Highway One and that any allowed development protect 
existing views to the area from Highway One and Grand Avenue and create additional view 
corridors. Therefore, to maintain consistency with LUP Policies 5.7 A and F, this section needs 
to be modified to add public coastal access and public coastal views as topics to be addressed • 
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by a general development plan to ensure that public access and public views are protected from 
the beginning of any development planning (see suggested modification 11.0.1). 

ii. ·Elements of Specific Development Plans - Section 9122.5 

This section applies to more detailed plans to be developed after approval of a general 
development plan. The modification proposed here, 11.0.2, would add provision of public 
access, protection of existing public views, and the creation of additional view corridors to the 
items required to be addressed in a specific development plan. These additions are necessary 
to maintain consistency with LUP Policy 5.7 A and F. See also the discussion regarding Section 
9122.4, above. 

iii. Development Standards- Section 9122.14 

This section lists the 12 development standards that all development plans and subsequent 
construction in the C-P-C zone district must implement. 

Subsection (G) requires that the architectural theme "be compatible and complimentary to the 
existing natural vegetation and land forms." However, because the area is highly visible and lies 
between Highway One and the beach, an addition to this subsection should be made which 
would require upper story walls to be set back from each end of the parallel wall of the story 
below, in this case by ten (1 0) percent of the horizontal dimension of the lower wall, but in no 
case less than five feet This will help to reduce the massing of structures and the sense of 
verticalness and will allow more opportunity for protection of existing views and the creation of 
additional view corridors, as required by LUP Policy 5.7.F and by subsections 9122.14 (A) and 
(8). An upper story wall setback from the ends of the parallel wall below that is based on a 
percentage of the length of the lower story wall relates the setback directly to the size of the 
structure. As the wall length increases, the setback increases with concomitant reduction in 
massing and verticalness and potential openings for additional coastal views. 

A new Subsection {M) should be added to require the maintenance or enhancement of public 
access to and along the shoreline because this area lies between the sea and the first public 
road paralleling the sea and to be consistent with LUP Policy 5.7 (see suggested modification 
11.0.3). 

e. Table 1: Permitted Uses Within Commercial Districts 

Table 1 lists the various uses that are permitted or conditionally permitted in all seven 
commercial districts in the City, including the two coastal zone commercial districts, Coastal 
Visitor Serving (C-C-V) and Coastal Planned Commercial (C-P-C). The name of the Coastal 
Planned Commercial district sounds as if it would contain general commercial uses oriented 
toward the general community. The Coastal Visitor Services name sounds as if it would contain 
more restricted and different uses catering primarily to visitors. Yet, as discussed below, the 
uses as listed in Table 1 suggest just the opposite. 

i. Coastal Visitor Serving District (C-C-V) 

The C-C-V district lies along a three block section of Grand Avenue, extending one-half to one 
block on either side of Grand Avenue just inland from the highway. Certain uses are not 



40 Grover Beach LCP Amendment 1-98 

permitted if the entrance fronts on Grand Avenue or is within 20 feet of the Grand Avenue 
property line. These uses include, for example, paint and wallpaper shops, copying and 
duplicating services, insurance offices, mortgage brokers, medical offices, and bookkeeping • 
offices. Certain other uses may be permitted with a Use Permit if they front on Grand Avenue or 
are within 20 feet of the Grand Avenue property line. These include, for example, laundry and 
cleaning/pressing agencies, computer software sales, and animal grooming salons. Finally, 
certain uses that front on Grand Avenue are permitted without a use permit. These include, for 
example, pharmacies, real estate offices, cafes, barber and beauty shops, fur shops, gift shops, 
millinery shops, and hotels and motels. 

According to Table 1, the C-C-V district has a potential of about 115 different uses, including 
uses that can be characterized as visitor serving, such as cafes, barber and beauty shops, 
beach equipment rental, camera shops, visitor serving retail uses, hotels and motels, and 
private recreational centers. However, the C-C-V district has other uses that are not easily 
characterized as visitor serving uses. As an example, C-C-V would allow swimming pool and 
spa sales and service with approval of a use permit. Swimming pool and spa sales and service 
does not appear to serve the purpose of the C-C-V district, which is "a coastal area for tourist
dependent and oriented retail and service businesses" (emphasis added). 

However, the City has had difficulty attracting and keeping businesses generally in this area of 
the City. Visitor serving uses have not developed to the extent expected. Because of that the 
City devised the regulations regarding locations of entrances of certain uses along Grand 
Avenue. This would allow unambiguous visitor serving uses to front on and have their 
entrances on Grand Avenue. Other uses that may be less clearly visitor serving can be 
restricted in terms of their fronting on Grand Avenue and/or having their entrance on Grand 
Avenue. This is not an unreasonable method of regulating visitor and non-visitor serving uses. • 
However, there are no guidelines for determining how much of each type of use should be 
allowed and how to ensure that visitor serving uses will be accommodated. There are, however, 
two uses that should not be allowed: vehicle sales and recreation vehicle/travel trailer parks. 

Vehicle sales clearly are not visitor serving and can take up a large area, which could be better 
used for visitor serving/retail uses. Recreational vehicle/travel trailer parks are visitor serving, 
but because of the large area needed and their character, they are not appropriate for the area 
along Grand Avenue inland from the railroad. 

Suggested modification II.E.1 would require that at least 50 percent of the uses allowed or 
permitted in the C-C-V district be visitor serving and would indicate that vehicle sales and 
recreational vehicle/travel trailer parks are not allowed in the C-C-V district. This would ensure 
that visitor serving uses are accommodated and would maintain consistency between the LUP 
and the Zoning Ordinance. 

ii. Coastal Planned Commercial District (C-P-C) 

There are two areas zoned C-P-C. The smaller one, about five acres, is at the very northern 
edge of the City along Highway 101 and the frontage road east of 41

h Street. This smaller C-P-C 
area is just inside the coastal zone and abuts commercial land in the City of Pismo Beach. The 
area has a mix of hotel, commercial retail, and commercial recreation uses. The larger area of 
C-P-C zoning lies on either side of Highway One north of Grand Avenue. A narrow strip is on 
the inland side of the highway but the bulk of it lies seaward of the highway, between the • 
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highway and the beach and north of Grand Avenue. The C-P-C district has a potentia~ for only 
about 49 uses, as contrasted with the 115 in the C-C-V district, and those 49 uses appear to be 
restricted to more typical visitor-serving uses such as cafes, barber and beauty shops, beach 
equipment rental, camera shops, visitor serving retail uses, hotels and motels, and private 
recreational centers. Those uses may also be permitted in the C-C-V district but, as discussed 
above, many other non-visitor serving uses may also be permitted in that zone district. 

For all intents and purposes, C-P-C development will occur in the area seaward of Highway One 
and north of Grand Avenue. That is the area of the proposed future resort hotel conference 
center. The LCP contains detailed discussion of and standards for visitor serving development 
in this area. No modifications are necessary. 

f. Coastal Industrial (C-1), Sections 9124.1 through 9124.14 

Elevations, Site Plans and Landscaping Approval - Section 9124.12(0) 

This modification to the allowable landscape materials section would encourage the use of 
native plants in landscaping in this district. The section as submitted requires an emphasis on 
"drought-resistant plants appropriate for the Central Coast area .... " Plants native to the 
California Central Coast are "appropriate for the Central Coast area" and are naturally drought 
resistant. By encouraging their use, the potential spread of non-natives that may adversely 
affect native species and habitats could be reduced. Still, it may be that in an industrial setting 
non-native drought resistant species may survive better than natives. This modification, II. G.1, 
recognizes this by only encouraging native species, not requiring them . 

g. Coastal Industrial Commercial (C-1 C), Sections 9125.1 through 9125.14 

Elevations, Site Plans and Landscaping Approval- Section 9125.12(0) 

See f, above. 

h. Agriculture Combining (AG), Sections 9136.1 through 9136.8 

Although none of the agricultural land is mapped as prime agricultural land, because of past and 
current uses on small portions of it, it falls under the definition of prime agricultural land 
according to Government Code Section 51202(c). LUE Section 1.4.2 governs the process for 
removing the Agricultural Combining District (AG) from agricultural land within the City. That 
section requires that the Planning Commission find that continued agricultural use is no longer 
feasible, that the proposed zoning change is accompanied by a development plan showing the 
proposed development of the land as non-agricultural land, that the proposed development 
provide public benefits (parks, etc.), and that the proposed development conform to the 
neighborhood plan. 

Section 1.4.2 is consistent with Coastal Act Section 30242 in that conversion of agricultural land 
is not allowed unless it is shown that agricultural use is no longer viable. However, Section 1.4.2 
is not fully consistent with Section 30242 because it does not require a finding that the 
conversion is compatible with continued agricultural use on surrounding lands. Nor is it 
consistent with Coastal Act Section 30241.5, which requires an economic evaluation be 
prepared which compares income from and costs of production of agricultural products as part 
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of the analysis for converting agricultural land to other uses. Suggested modification 1.a.v 
would make LUE Section 1.4.2 consistent with the Coastal Act. Because the Zoning Ordinance 
must be consistent with the LUE, this modification to Zoning Ordinance Section 9136.8 is • 
necessary to achieve that consistency. Suggested modification II.H.1 to Section 9136.8 of the 
Zoning Ordinance would add new subsections E, F, and G that would require a finding that the 
proposal to remove the "AG" combining district will not adversely affect surrounding agricultural 
uses, that it will concentrate development near areas able to accommodate it, and that an 
economic analysis be prepared. 

As discussed previously, Commission staff have discussed with the City the option of moving 
the coastal zone boundary to remove the small agricultural area from the coastal zone. The 
suggested modifications are necessary though, because the land is still within the coastal zone. 
The suggested modifications will, however, become moot when the boundary is moved. 

i. Mobilehome Park Development Standards, Sections 9139.1 through 9139.7 

Minimum Building Site and Lot Widths Required - Section 9139.2(B} 

This section established the minimum size for mobilehome parks in the C-C-V district. Like the 
minimum area required for travel trailer and recreational vehicle parks in Section 9129.7, this 
section requires a minimum of three acres for mobilehome parks. However, the C-C-V zone 
district contains only about 15 acres. The minimum size required by this section for mobilehome 
parks is three acres, which is 20 percent of the total area devoted to coastal visitor services. 
According to the Zoning Ordinance, the purpose of the C-C-V zone district is "as a coastal area 
for tourist-dependent and oriented retail and service businesses" (emphasis added). A 
mobilehome park is not typically tourist-dependent nor is it a retail or service business. While it 
could be argued that a transient recreational vehicle park is visitor dependent and could be 
characterized as a visitor serving business, per square foot a motel could provide for more 
visitor serving accommodations-than a recreational vehicle park. Finally, according to the City, 
there probably are no pieces of land in the zone district which are three acres in size, the 
minimum area required for a mobilehome park. Suggested modification 11.1.1 would delete 
reference to the C-C-V zone district in terms of minimum building site and lot widths required for 
mobilehome parks. Therefore, for the reasons just discussed, this modification is necessary to 
maintain internal consistency within the Zoning Ordinance, and recognize that there are no 
pieces of land large enough in the C-C-V district to satisfy the minimum required area for a 
mobilehome park. 

Maximum Density - Section 9139.3(B) 

Because of the preceding suggested modification, to Section 9129.3(B), and for the same 
reasons, a modification, 11.1.2, is necessary to this section to remove the reference to the C-C-V 
zone district. 

3. Variances 

The City's variance procedures as set forth in Section 9144.6 meet the requirements of 
Government Code Section 65906. That section requires the City to find that granting of a 
variance 1) will not constitute a grant of special privilege inconsistent with the limitations upon 
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other properties in the vicinity and same zone district as the subject property and 2) that there 
are special circumstances applicable to the property including size, shape, topography, location, 
or surroundings that make it so that the strict application of the zoning regulations would deprive 
the property of privileges enjoyed by other properties in the vicinity and under identical zone 
classification. 

While meeting the requirements of Government Code Section 65906, the City's variance 
procedures lack the requirement for a finding that granting of a variance for projects within the 
coastal zone will be consistent with the LCP. The suggested modification II.J.1 would add this 
finding to the already required findings for the granting of a variance. Without this modification, 
variances for projects in the coastal zone could be granted that would be inconsistent with the 
LCP. 

4. Coastal Development Permit and LCP Procedures 

a. Exemptions (Section 9145.4) 

This section lists five activities and developments that are exempted from the requirement of 
securing a coastal development permit. All five must be modified or deleted. Two of the five, 
Subsections (8) and (E), must be deleted. Subsection (B) would exempt "Activities of public 
utilities as specified in the Repair, Maintenance and Utility Hookup Exclusion adopted by the 
Coastal Commission on September 5, 1978." However, this exemption is included in the type of 
development exempted by Subsection (C), as modified. Subsection (C) must be modified to 
correct the references to the Coastal Act and the Commission's regulations governing when a 
coastal development permit is not necessary. Subsection (D) must be modified to remove 
"other agriculturally related activities" as exempt activities. Those activities cannot be exempted 
from the requirement for a coastal development permit. Rather, they are part of a category of 
development for which the City would have to specifically request an exclusion (a categorical 
exclusion), as provided by Coastal Act Section 3061 O(e) and Commission regulations Section 
13241 et seq. Similarly, the development proposed to be exempted by Subsection (E), "Fences 
for farm or ranch purposes or for existing developed areas when in compliance with minimum 
standards" would appropriately be part of an exclusion for that category of development, rather 
than an exemption. Thus suggested modification II.K.2 is necessary. 

b. Notice of Categorically Excluded or Exempt Development (Section 9145.5) 

References to categorically excluded development should be deleted since no categorical 
exclusion from the requirement for a coastal development permit has been adopted by the 
Commission for Grover Beach (see suggested modification II.K.3). 

c. Emergency Coastal Development Permits (New Section 9145.5) 

Currently, the City does not have a section dealing with emergency coastal development 
permits. This modification would add such a section, allowing the City to issue coastal 
development permits in emergency situations. Even though the likelihood of an emergency 
coastal development permit being requested is small, given the relative lack of coastal hazards 
in Grover Beach, without this section the City could not legally grant an emergency permit. 
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Therefore, suggested modification II.K.3 is added so that the City will have the authority to issue 
emergency permits if necessary. 

d. Notice of Appealable Development (Section 9145.6) 

Modification II.K.4 to this section is to ensure that the Coastal Commission is notified of 
appealable developments and to reduce confusion by eliminating reference to the Regional 
Commission, which no longer exists. 

e. Minor Development (Section 9145.7) 

Modification II.K.5. is necessary to provide the City with the ability to process some proposed 
developments as "minor" developments. 

f. Finality of City Action (Section 9145.12) 

This modification, II.K.6, adds language to include as one of the requirements for the City's 
·action on a coastal development permit to be deemed final, that all local appeal periods must 
have passed without any local appeals 

g. Final City Action- Notice (Section 9145.13) 

Commission Regulations Section 13570 provides that a coastal development permit issued by a 
local government is not final until the required findings have been made and when all rights of 
local appeal have been exhausted. The Commission's Central Coast District Office has 
received notices of final action from some local governments that were mailed before the local 
appeal periods ended. These notices have been duly logged and numbered and Commission 
appeal periods started and in some cases Commissioner appeals filed based on these notices. 
Subsequently, it has been discovered that the local approval was appealed to a local appellate 
body (Planning Commission, Board of Supervisors, or City Council) during the local appeal 
period but after the notice of local final action was mailed. In order to prevent the premature 
mailing of final local action notices, modification II.K.7 is suggested to clarify that final local 
action notices. shall not be mailed to the Commission until the applicable local appeal periods 
have closed with no local appeal, or all local appeals have been exhausted. 

h. Local Government Action- Effective Date (Section 9145.15) 

While this section addresses effective dates of appealable coastal development permits, it does 
not address the effective date of non-appealable permits. Suggested modification II.K.B would 
add language about the effective date of non-appealable permits. The suggested modification 
would also delete the language that says that an appealable development will become effective 
after the 21st calendar day following the final local action. Presumably this time period includes 
the requirement for the City to provide notice to the Commission of a final action within seven 
days of that action plus the Commission's ten working day appeal period. However, unforeseen 
occurrences make this a less sure effective date than one that is tied to the completion of the 
Commission's ten working day appeal period. Finally, the modification would delete subsection 
C, which again ties the effectiveness date to the 21 day period and includes a reference to the 
exhaustion of local appeals 

• 

• 

• 
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i. Exhaustion of Local Appeals (Section 9145.16) 

The suggested modification, II.K.9, here is for clarity. It replaces "under the Commission's 
regulations" with "with the Coastal Commission" since the intent is to advise interested parties 
when they have exhausted local appeals and can file an appeal with the Commission. Other 
language is added regarding appealable development, grounds for appeal, timing, and permit 
effectiveness. 

The final part of the suggested modification would delete the footnote about the Commission 
reimbursing appeal fees because the reimbursement under SB90 does not apply to appeals. 

j. Permit Extension (New Section to follow submitted Section 9145.17, Expiration of 
the Coastal Development Permit, and before submitted Section 9145.18, Permit 
Amendment) 

The addition of this section is necessary so that permit extensions may legally occur. The 
extension period, timing of extension request, and method of review are typical of those in the 
LCPs of other jurisdictions and as suggested to be added is consistent with the Coastal Act (see 
suggested modification ii. k.1 0). The modification also clarifies that requests for extensions of 
permits approved by the Commission on appeal must be made to the Commission. 

k. Permit Amendment (Submitted as Section 9145.18) 

This modification, II.K.11, is necessary to clarify that permits approved by the Commission on 
• appeal may be amended only by the Commission. 

• 

I. Open Space Dedication Procedures (Submitted as Section 9145.19) 

The referenced Local Coastal Program Regulations section has been superseded by 
Commission Regulations Section 13574 and so can be deleted. References to the Community 
Development Director and to the City are for specificity and clarity. The final part of this 
suggested modification, II.K.12, deletes language regarding delegation of authority to process 
open space dedications from the Commission to the City. The language is directed to the 
Commission and so the City does not need to have it in the LCP. 

m. Amendments (Zoning Ordinance, Part 46) 

These two modifications, II.L.1 and 2, are necessary to clarify the required public review time for 
LCP amendments before the City makes a final decision and to clarify that an LCP amendment 
is not effective until the requirements of Commission Regulations section 13351 and 13352 are 
met. 

4. Definitions 

The definition section of the Zoning Ordinance contains most of the necessary coastal 
definitions, but is lacking definitions of aggrieved person and emergency and has certain 
definitions that need clarification to make references current (see suggested modifications 
II.M.1-6). 
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LAND USE AND ZONING MAP CHANGES 
(Please see the maps at Exhibit J) 

1. Area 1: This area is on the very northern edge of the City to the east and west of the 
section of North Fourth Street that runs diagonally from southwest to northeast across the 
coastal zone boundary and the City limit. As originally certified, the land use designation in this 
area was Coastal Planned Low Density Residential with a small area of Coastal Open Space 
just to the west of North Fourth Street. The zoning was Coastal Planned Single Family 
Residential (C-P-R-1) and Coastal Open Space {C-0). The proposed LUP and zoning map 
changes here reduce the residential area and expand the open space area. This reflects 
existing uses stemming from the approval and development of Tract 948 and Tract 1 080 in the 
mid- to late- 1980s. The expanded open space area protects native vegetation on the slopes 
above Meadow Creek and Pismo Lake and the riparian vegetation along Meadow Creek, which 
in turn protects the wetland habitats from additional siltation that could occur as a result of 
greater development. 

a. Coastal Act Policies 

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 30240. 

(a) Environmentally sensitive habitat areas shall be protected against any significant 
disruption of habitat values, and only uses dependent on those resources shall be allowed within 
those areas. 

(b) Development in areas adjacent to environmentally sensitive habitat areas and parks 
and recreation areas shall be sited and designed to prevent impacts which would significantly 
degrade those areas, and shall be compatible with the continuance of those habitat and 
recreation areas. 

b. Issues, Analysis, and Consistency with the Coastal Act 

No Coastal Act issues are raised by these proposed changes. The changes proposed for Area 
1 serve to further protect native vegetation and the Meadow Creek and Pismo Lake stream and 
wetland habitats. The LUP map changes are therefore consistent with Coastal Act Sections 
30231 and 30240 and the Zoning map changes are consistent with the LUP as proposed to be 
amended. 

• 



• 
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2. Area 2: Area 2 is centered on Grand Avenue, one of two beach accesses for- vehicles 
{the other is in unincorporated Oceano about one mile to the south. The land use map changes 
here involve moving three parcels from Coastal Highway Commercial to Medium Density 
Residential, moving three parcels from Coastal Industry to Visitor Service, moving one parcel 
from Coastal Industry to Medium Density Residential, and moving two parcels from Coastal 
Medium Residential to Visitor Service. The Zoning map changes involve the same parcels with 
the zoning changes being, in the same order as the LUP map changes, from Coastal Highway 
Commercial (C-H-C) to Coastal Residential (C-R-2), Coastal Industry (C-1) to Coastal Visitor 
Services (C-C-V), Coastal Industry (C-1) to Coastal Residential {C-R-2), and Coastal Residential 
(C-R-2) to Coastal Visitor Services (C-C-V). This results in two additional residential parcels, 
two additional visitor serving parcels, and four fewer industrial parcels. These changes reflect 
existing development and will enable better future utilization of the parcels. 

a. Coastal Act Policy 

Section 30250. 

(a) New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close proximity to, existing 
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. In addition, land divisions, 
other than leases for agricultural uses, outside existing developed areas shall be permitted only 
where 50 percent of the usable parcels in the area have been developed and the created 
parcels would be no smaller than the average size of surrounding parcels. 

b. Issues, Analysis, and Consistency with the Coastal Act 

In Area 2, the changes result in two additional visitor serving parcels, two additional residential 
parcels, and four fewer industrial parcels. These changes are to parcels in an urbanized area 
with adequate services to serve further development. Visitor serving opportunities would be 
enhanced and none of the uses in the industrial areas of the City within the coastal zone are 
coastal-dependent or coastal-related. This is, at least in part, because they are over one
quarter mile inland with State Park land, Highway One, and the railroad tracks between them 
and the sea. It is unlikely that a coastal-dependent or coastal-related use would locate in these 
industrial areas where access to seawater, for example, could be very difficult. For example, a 
pipe carrying seawater to this area would have to be either trenched across State Park land and 
jacked under the highway and rallroad, or put in place by means of directional drilling well 
beneath the land surface from this area to the sea. This scenario would also entail the 
construction of some sort of offshore seafloor structure or seawater well for seawater intake. No 
coastal resources will be affected by these changes to the LUP map. The proposed LUP map 
changes are consistent with Coastal Act Section 30250 and the proposed Zoning map changes 
are consistent with the LUP map as proposed to be amended. 

3. Area 3: Although an urban area, Grover Beach does have some agricultural lands 
within it. These are concentrated along the southern city limits. The coastal zone there is 
narrow - approximately 150 feet at its greatest width and includes, from west to east, the 
railroad tracks, South Fourth Street, and the first row of lots inland of the street. As certified, the 
LUP map for this area included Coastal Low Density Residential and Coastal Residential 



48 Grover Beach LCP Amendment 1-98 

" 
Agriculture. The land use map would be changed so that all of the area is Low,· Density 
Residential. The original zoning was Coastal Single Family Residential (C-R-1) and Coastal 
Residential Agriculture (C-R-A). The Zoning map would remain the same for the C-R-1 district; • 
the southern half (more or less) of the C-R-A district would be changed to Coastal Residential 
Agriculture with an agriculture combining district (C-R-A-AG). The C-R-A-AG district recognizes 
and, as modified, protects the existing agricultural use. The zoning both inside and outside of 
the coastal zone in this area includes the "AG" combining district. The underlying zoning, such 
as C-R-A, also recognizes that this area has some non-agricultural uses and some uses 
peripheral to agriculture and is surrounded by urban development and that at some time the 
agricultural use may become infeasible and conversion to low density residential uses may 
occur. 

a. Coastal Act Policies 

Section 30241.5. 

(a) If the viability of existing uses is an issue pursuant to subdivision (b) of Section 30241 
. . . the determination of "viability" shall include, but not be limited to, consideration of an 
economic feasibility evaluation containing at least both of the following elements: 
(1) An analysis of the gross revenue from the agricultural products grown in the area for 
the five years immediately preceding the date of filing of ... an amendment to any local 
coastal program 
(2) An analysis of the operational expenses, excluding the cost of land, associated with 
the production of the agricultural products grown in the area for five years immediately 
preceding the date of the filing of a proposed . . . amendment to any local coastal 
program. • 
For purposes of this subdivision, "area" means a geographic area of sufficient size to 
provide an accurate evaluation of the economic feasibility of agricultural uses for those 
lands included in ... the proposed amendment of a certified local coastal pr:.ogram. 

(b) The economic feasibility evaluation required by subdivision (a) shall be submitted to 
the commis$ion, by the local government as part of its submittal of . .. an amendment to 
any local coastal program . ... 

Section 30242. 

All other lands suitable for agricultural use shall not be converted to nonagricultural uses 
unless (I) continued or renewed agricultural use is not feasible, or (2) such conversion 
would preserve prime agricultural land or concentrate development. consistent with 
Section 30250. Any such permitted conversion shall be compatible with continued 
agricultural use on surrounding lands. 

b. Issues, Analysis, and Consistency with the Coastal Act 

According to the Zoning Ordinance, the purpose of the AG combining district "is to protect 
agricultural uses as viable, conforming uses in the short-term, and to provide opportunities for 
Transfers of Development Rights over the long-term." The Area 3 change, which further 
indicates a change from agricultural use to non-agricultural use, raises Coastal Act protection-of
agriculture issues because the "AG" combining district does not cover all the land zoned C-R-A, • 
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including some that is currently in strawberry production and is therefore considered pr•me land . 
Because of this, the LUP maps need to be changed to apply the "AG" combining district to all of 
the agricultural land south of Highland Way to be consistent with the Coastal Act definition of 
prime agricultural land. Similarly, the Zoning maps need to be changed to apply the "AG" 
combining district to all of the agricultural land south of Highland Way to be consistent with the 
suggested modification to the LUP maps (see modification II.N). This will protect the existing 
agriculture use and will allow conversion of agricultural lands in a manner consistent with the 
Coastal Act. With the suggested modification of the maps, the amendment is consistent with 
Coastal Act Sections 30241.5 and 30242. 

E. CALIFORNIA ENVIRONMENTAL QUALITY ACT {CEQA) 

The Coastal Commission's review and development process for LCPs and LCP amendments 
has been certified by the Secretary of Resources as being the functional equivalent of the 
environmental review required by CEQA. Therefore, local governments are not required to 
undertake environmental analysis on LCP amendments, although the Commission can and 
does utilize any environmental information the local government has developed. CEQA requires 
that alternatives to the proposed action be reviewed and considered for their potential effect on 
the environment and that the least damaging feasible alternative be chosen as the alternative to 
undertake. The Commission's suggested modifications are the result of consideration of 
alternatives. Approval of the amendment, as modified, will not have significant environmental 
effects for which feasible mitigation measures have not been employed consistent with the 
California Environmental Quality Act. 

H:\City of Grover Beach\LCP ltems\1998\LCPA1-98\GRB LCP 1-98 staffreport 05.20.99.doc 
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APPENDIX A: SUGGESTED MODIFICATIONS 
Key for modifications: Unaltered text represents City-proposed language. Bold is language 
suggested by the Coastal Commission. itrwsk tt:lr;wgt:l language represents deletions 
suggested by the Coastal Commission. 

I. Land Use Plan 

A. Land Use Element Document 

1. Modify second paragraph on page 1-1, as follows: 

Relationships of General Plan Elements and the Local Coastal Program 

The Land Use Element is one of a number of elements to the General Plan ..... 
The remaining elements are: . . . and Seismic safety. The Local Coastal 
Program is not an element of the General Plan, but certain parts of the Land 
Use Element are applicable In the Coastal Zone and are part of the Local 
Coastal Program. 

2. Modify Policy 8.1, Water Resources Policy on page 8-1, to read as follows 

All community water. . . . shall (1) be protected from pollution through 
application of Best Management Practices (BMPs) for control of polluted 
runoff, including, but not necessarily limited to, those identified in the 
California Storm Water Best Management Practice Handbooks {March 
1993); and (2) be reused .... 

3. Modify Policy 8.2 on page 8-3 of the Land Use Element, as follows: 

Public Access Policy 

Policy 8.2 New development &t:l;wlg shall not &wb&taRtially ;r R&&dl&&&ly eliminate 
existing public access or public viewing of the natural environment .... 

4. Policy 8.7, Ocean, Dunes and Natural Areas Resource Policy on page 8-5, modify to 
read as follows: 

All natural areas . .should be protected from polluting influences through 
application of Best Management Practices (BMPs) for control of polluted 
runoff, including, but not necessarily limited to, those identified in the 
California Storm Water Best Management Practice Handbooks (March 1993), 
to the legal extent possible . . . . 

• 

• 

• 
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Modify Section 1.4.2 on page nine of the South Grover Beach Plan, as follows: . 

1.4.2. Process for removal of the Combining District: The existing agricultural 
use ofthe affected properties shall be protected as a conforming use through the 
"AG" or Agricultural Combining District. Removal of this combining district, and 
development of this area for other uses as designated by the underlying 
neighborhood plan land use categories, may be allowed upon the ability of the 
Planning Commission to make the following findings based on information 
provided by City staff, other concerned agencies, the property owner and 
members of the public: 

(a) That continued agricultural use is no longer~ feasible due to the termination of 
strawberry production, depressed markets, regulatory restrictions, or other economic, 
environmental, or social factors; 

(b) ... . 

(c) ... . 

(d) That the proposed development conforms to the adopted neighborhood plan and 
will concentrate development within, contiguous with, or in close proximity to, 
existing developed areas able to accommodate it. 

{e) That such proposed development in the Coastal Zone will be 
compatible with and will not adversely affect continued agricultural use on 
surrounding lands. 

{f) That it has been demonstrated through an economic feasibility 
evaluation that includes an analysis of gross revenue from agricultural 
products and an analysis of operational expenses to produce the 
agricultural products, pursuant to Coastal Act Section 30241.5(a}, that 
agricultural use of the property is no longer viable or feasible. 

{g) That such proposed development will concentrate development within, 
contiguous with, or in close proximity to, existing developed areas able to 
accommodate it. 

Modify Section 2.5, Storm Drainage System Programs, of the South Grover Beach Plan, 
as follows: 

2.5.1. To the maximum extent possible, storm runoff should be retained within 
the study area rather than conveyed in storm drains to Meadow Creek, in order to 
recharge the groundwater basin lying beneath the planning area. All new 
development shall include all applicable Best Management Practices 
{BMPs} for control of polluted runoff, including, but not necessarily limited 
to, those identified in the California Storm Water Best Management Practice 
Handbooks (March 1993}, in order to prevent polluted runoff from reaching 
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Meadow Creek. Additional storm runoff detention basin capacity should be 
developed, at a minimum, to meet the goals of the 1975 Drainage Master Plan. 

Land Use Plan Document 

3 

1. Modify the last sentence of the second paragraph on page 18, Meadow Creek, Present 
and Potential uses, as follows: 

The portion of Meadow Creek north of Grand Avenue between the golf course 
and a mobilehome park has been channeled for flood control purposes and much 
of the original habitat value has been lost. A restoration and enhancement plan 
for this 0.5 mile portion of the creek could provide for planting of riparian and 
other native plants to help restore the resource value of the area. New 
development in the Beach Neighborhood shall incorporate restoration and 
enhancement of this portion of the creek. 

2. Modify Policy 2.1.5.A.3, on page 24 of the LCP, as follows: 

Policy: Sand mining in the Beach Neighborhood and offshore but within the 
City's jurisdiction shall be prohibited. (Section 30233 (a) (6)) 

3. Modify Policy 5 of the Meadow Creek (Western Branch) portion of Section 2.1.5.8: 

Policy: That there shall be a minimum of a 50 foot buffer, or other appropriate 
buffer established by a habitat restoration plan approved by the 
Department of Fish and Game, on both sides of~ the portion of Meadow 
Creek north of Grand Avenue. The purpose of this buffer is to protect and 
enhance the habitat values and filtration capabilities of Meadow Creek while 
recognizing that for most of its length north of Grand Avenue there is 
existing development on both sides of the creek. ~O\V1ii\J&r1 &ft&r f.in&l 
develor;rnent pl&n& &r& r;rep&red for tl:le Co&aial Pl&nned Cornrn&r'lli&l area and · 
revi&'A'&d lay tl:l& State Cep&l=trnent of P:i&l:l &nd C:.arne, tl:li& 50 foot lawffer on e&;h 
&ide of tl:li& pol=tion of Me&dow Cr&ek rn&y las r&~h.!Ged to a widtl:l rnwtl..i&lly 
&gr&eable. 

4. Add a new General Policy 3 at the end of Section 2.1.5, to read as follows: 

3. Policy: All new development shall include all applicable Best 
Management Practices (BMPs) for control of polluted runoff, including, but 
not necessarily limited to, those identified in the California Storm Water 
Best Management Practice Handbooks (March 1993), in order to prevent 
polluted runoff from reaching Meadow Creek and the ocean. 

5. Modify Maximum Access Policy "a" as follows: 

No· future development shall be permitted which obstructs access to the dunes, 
beach and shoreline from Highway 1 within the City limits. New development 
west of Highway 1 shall provide access to the dunes, beach and shoreline if 
adequate access does not already exist nearby. 

• 

• 

• 
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Modify Maximum Access Action "d" by adding the following after the last sentence: 

Any such pier shall not detract from coastal views to and along the 
shoreline from the beach. Structural elements of such a pier shall be open 
to the greatest degree feasible to minimally obstruct views. Lighting shall 
be directed to the pier deck and shall be contained within the footprint of 
the pier to the greatest degree feasible. 

7. Modify Maximum Access Action "e" as follows: 

8 

9. 

10. 

A boardwalk across the dunes that _links the p1cmc area at the beach to a 
proposed beach front promenade in Pismo Beach should be provided for 
pedestrians, only if it minimizes disruption to and does not interfere with the 
dunes ecosystem and lagoon. The boardwalk shall conform with Americans 
with Disabilities Act standards for accessibility, R1iniR1i~e disru~tion tg the dune 
esoiysteR1s and lasggn, maintain a high degree of user visual contact with the 
beach and ocean, and maintain safety and security on public and private 
properties. 

Modify Recreational Support Facilities Action "d" as follows: 

In cooperation with the California Department of Parks and Recreation, the 
parking lot and picnic area shall be landscaped with species that are drought 
tolerant and if feasible, with native species, and shall be maintained ..... 

Modify Public Visitor-Serving and Recreation Facilities Action "a" as follows: 

The area presently occupied by the LeSage Riviera Golf Course sho1.1ld shall 
remain designated to ~erR1it this t.liEl gnly for open-space, low intensity public 
visitor-serving and recreation facilities only. 

Modify Private Visitor-Serving and Recreational Facilities Policy "a" as follows: 

The City should ensure that visitors to the Pismo State Beach are provided with 
easily accessible, private commercial services, particularly those relating to 
provision of food and lodging in any new development in the Coastal Planned 
Commercial area west of Highway 1 and in the Coastal Visitor Services area 
along Grand Avenue east of the railroad tracks. A resort motel/conference 
center on the combined +4- 7% acre state-owned and the 15 acres of privately -
owned land fronting on Highway 1 is strongly suggested by the City. Room per 
acre density south of Le Sage Drive shall be at a maximum of 20 rooms/acre 
while the room per acre density north of Le Sage Drive shall be at a maximum of 
~ 10 rooms/acre. The area south of Le Sage Drive shall be Phase I while the 
area north of Le Sage Drive shall be Phase II. Development nodes are 
encouraged to be located at the north and south ends of the site, with 
parking and auxiliary buildings between . 
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The proposed facility shall have the following general design requirements: 

(1) 
(2) 

An overall room/acre density of ~Q &g 30 15 rooms per acre 
eo 20% of the project will be at a maximum height of 40 feet, 40% of the 
project at a maximum height of 30 feet, while the remaining 40% of the 
project shall be at a maximum height ~ 20 feet; however, through 
staggering .... 
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(5) The project shall maintain and where feasible shall enhance the filtration function 
of Meadow Creek and shall restore habitat values of the creek. 

(10) Tg tl:le el«&Rt feasible p Public parking for day use of the pedestrian beach shall 
be provided on the project if identified as a significant impact in the 
Environmental Impact Report to be prepared for the project .. 

(11) All facilities shall be open to the general public; no individual ownership or 
long term uses of units shall be allowed. Rooms may not be rented to any 
individual, family, or group for more than 29 days per year nor for more 
than 14 days between Memorial Day and Labor Day. 

11. Modify Figure 3, Conceptual Coastal Commercial Plan, by including a legend explaining 
what is meant by the diagonal lines, and clearly distinguishing restrooms, parking, and 
restaurant. 

11. Zoning Ordinance (Implementation Plan) 

A. Coastal Residential Agricultural (C-R-A) 

• 1. Modify Section 9105.6(A) and (B) as follows: 

(A) Minimum building site: Twenty thousand (20,000) feet of area for residential 
agricultural uses, ;l:lwFGI:I&&, aRGil &th&r pwbli; W&&i. 

(B) Minimum lot width: One hundred (100} feet for residential and agricultural uses, 
c:l:lwn;h&&, aRGil g&h&r pwbli; W&&i. 

B. Coastal Planned Single Family Residential (C·P-R-1) 

1. Modify the second paragraph of Section 9106.9 (B) as follows: 

The maximum number of dwelling unitsaR!io is the same as the number of lots (i.e., no 
more than one dwelling unit per lot) shown on the ;gR;&ptwal ;lw&t&r plaR approved 
development plan .... 

2. Modify Section 91 06.14(A)(6) as follows: 

Drought tolerant plant materials shall be utilized to the maximum extent feasible; 
native plants are encouraged 

• 

• 

• 
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c. Coastal Visitor Services (C-C-V) 

1. Modify Section 9129. 7(A) and (B) as follows: 

(A) Minimum Building Site 
(1) Tnav&l tr:aii&F aFld F&SF&atigFl 'J&hisl& par:k&: Thr:&& )~) asr:&e. 
~ (1} Public and private recreation uses: Twenty thousand (20,000) square 
feet. 
~ (2} All other uses: Ten thousand (1 0,000) square feet. 

(B) Minimum Lot Width 
(1) Tr:a'>'&l tr:aii&F aFld r:&sr&atigFl '>'&hisl& par:k&: Twg ht.~Fldr&d (~00) f&&t 
~ (1} All ~ uses: Sixty (60) feet except when site requirement is twenty 
thousand (20,000 ) square feet or more, then one hundred (1 00) feet in width. 

D. Coastal Planned Commercial (C-P-C) 

1. Modify section 9122.4 by adding a row "H," as follows: 

(H) Public Coastal Access X X 
(I} Public Coastal Views X X 

2. Modify Section 9122.5 by adding "H" and "1," as follows: 

(H) 
(I} 

Provision for public access to and along the shoreline. 
Protection of existing public views and creation of 1 to 3 additional view 
corridors to the golf course and shoreline from Highway 1. 

3. Modify Section 9122.14 by adding to "G" and adding a new "M," as follows: 

(G) That the architectural theme ... shall be compatible and complimentary to the 
existing natural vegetation and land forms. The architecture and site design 
shall include the following characteristics, in order to reduce massing and 
reduce the sense of verticalness of structures: 
(1} Use of structural, architectural design elements, i.e., corridors, 

heavy beams, post, arches, columns, colonnades, canopies, 
cornices, etc. 

(2} Strong textured look, using woods, tiles, pavers, stuccos, stones, 
blocks and bricks, colors, plant material, recesses, etc. 

(3} Strong feeling of overhead treatment such as roof overhangs, 
balconies, or dark facias. 

(4} Earthen colors. Colors with warm, natural tones. Colors range from 
whites, yellows, browns, clays, slates, etc. 

(5} Wall relief (graphics, three dimensional design, landscaping, heavy 
textured stucco, wood tiles, etc.} 

(6} Strong window statement (treatment of frame, mullions, border, etc.} 
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{7) The minimum distance separating buildings shall be equal to the 
sum of the height of any two adjacent buildings divided by two, but 
in no case less than 10 feet between buildings. 

{M) That all development in this area be required to maintain or enhance public 
access to and along the shoreline based on the development's impact on 
public access. 

E. Table 1: Uses Permitted Within Commercial Districts 

1. Modify Table 1 by 1) adding a footnote "14" after the heading "C-V and C-C-V" to 
indicate that at least 50 percent of the uses in the Coastal Visitor Services (C-C-C) 
district be visitor serving, and 2) that the following uses, which may be permitted in the 
Visitor Services district which lies outside of the coastal zone, are not permitted in the 
Coastal Visitor Services district (C-C-V), by adding "NP." 

USES C-8-D C-N C-P cv C-S P-C C-P-C 
And 

C-C-V14 

Vehicle sales (auto, 
light truck, boat, UP/NP 
motorcycle) 
Recreation UP/NP 
vehicle/travel trailer 
parks 

14. At least 50 percent of the uses in the C-C-V district shall be visitor serving 

F . Coastal Industrial (C-1) 

1. Modify Section 9124.12(0) as follows: 

The use of drought-resistant plants appropriate for the Central Coast . . . to Q:>nserve 
water; native plants are encouraged. 

G. Coastal Industrial Commercial (C-1-C) 

1. Modify section 9125.12(0) as follows: 

The use of drought-resistant plants appropriate for the Central Coast . . . to conserve 
water; native plants are encouraged. 

• 

• 

• 
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Agriculture Combining (AG) 

Modify Section 9136.8 as follows: 

(A) That continued agricultural use is no longer~ feasible due to .... 

(D) That the proposed development conforms to the adopted Neighborhood Plan 
and will be compatible with continued agricultural use on surrounding 
lands. 

(E) That the proposed zoning change (i.e., removal of the "AG" Combining 
District) will not adversely affect surrounding agricultural uses. 

(F) That it has been demonstrated through an economic feasibility 
evaluation that includes an analysis of gross revenue from agricultural 
products and an analysis of operational expenses to produce the 
agricultural products, pursuant to Coastal Act Section 30241.5(a), that 
agricultural use of the property is no longer viable or feasible. 

(G) That such proposed development will concentrate development within, 
contiguous with, or in close proximity to, existing developed areas able to 
accommodate it. 

I. Mobi/ehome Park Development Standards 

1. Modify Section 9139.2(8) as follows: 

(B) "C-V" ~ng "C C V" District.&: Minimum building site ... not less than two hundred 
(200) feet. 

2. Modify Section 9139.3(8) as follows: 

(8) "C-V" ~ng "C C V" District.&: Not more than twelve (12) ... on each acre of gross 
area of the facility. 

J. Variances- Section 9144.6 

1. Modify Section 9144.6(A) as follows: 

(A) Applicability: Applications for Variances from the strict application of the terms of 
this Chapter may be made and Variances granted when the following 
circumstances are found to apply: 

(1) .. . 
(2) .. . 
(3) For projectS within the coastal zone, that the granting of a variance 

is consistent with the provisions of the Local Coastal Program . 
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K. Coastal Development Permit Procedures 

1. Modify Section 9145.1 to correct the reference to the definition of "coastal zone" in the 
coastal Act, as follows 

This part establishes the permit procedures for developments located in the coastal zone 
as defined in Section 301 03(.f a) of the Public Resources Code. 

2. Modify Section 9145.4 as follows: 

(A) Occupancy permits. 

~ Astiviti&& gf pwbli; ~o~tiliti&& a; &p&sifi&d iR tl:l& R&pair, MaiRt&Rans& aRd Utility 
l=tggkwp Ei:)C;slwsign adgpt&d by tl:l& Cga&;tiill CQr::RFRi&&igR QR ~&pt&r::Rb&r 5, 1 Q7i . 

.fC1 (B)R&pair aRd r::Raint&niiiR&:& asthu~iti&& wl:lisl:l gg Rgt r&&~o~lt in aR additign tg gr 
&nlar9&r::R&nt gr &)C;pan&iQR gf tl:l& gbj&st gf &1.1€1:1 astiuiti&&, Development 
exempted by PRC 30106 and 30610 except as otherwise specified by the 
Coastal Commission in ~~o~bsl:laptar 7, Titl& 14 1 Califgmia Adr::RiRi&trativ& Cgde 
Title 14 of the California Code of Regulations, Chapter 6, Sections 13250, 
13252, and 13253 and any amendments thereafter adopted, &~o~b:jast tg 
prgvi&iQR& gf R~o~blis R&&QioiF€&& Cgd& ~Qij1 C(d) aRd S&stigR 1 i~5:2 gf Titl& 14 gf 
tl:l& Califgrnia AGilr::RiRi&trativa Cgd&. 

~ (C) Harvesting of agricultural crops, gr gtl:l&r a9riswltwrally r&lat&d astiviti&& 
&p&sifisally d&fiR&Gil a& 1 • 1 allgwabl& w&&& l:lar&in. 

~ F'&RQ&& fgr farr::R , gr raRsl:l pwrpg&a& gr fgr &)C;i&tiR9 Gil&"algp&d ar&a& wl:lan iR 
sgr::RpliaRs& witl:l r::RiRir::Riolr::R &t~ndard& 

3. Delete Section 9145.5, "Notice of Categorically Excluded or Exempt Development," 
entirely and add a new Section 9145.5, "Emergency Permits." 

Sec. 9145.5 Emergency Coastal Development Permits 
A. Application 
1. Notification to City 

In case of emergency, applications shall be made by letter to the 
Community Development Director, or in person or by telephone, if time 
does not allow. 

2. Application Information 
The following information should be included in the request: 
a. Nature of the emergency; 
b. Cause of the emergency, insofar as this can be established; 
c. Location of the emergency; 
d. The remedial, protective, or preventive work required to deal with 

the emergency; and 

• 

• 

• 
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• B. 

c. 

• 

D. 

• 
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e. The circumstances during the emergency that appeared to justify 
the action taken, including the probable consequences of failing to 
take action. 

Verification of Emergency 
The Community Development Director shall verify the facts including the 
existence and the nature of the emergency, as time allows. 
Criteria for Granting Emergency Permit 
1. Public Notice 

The Community Development Director shall provide public notice of 
the emergency work, with the extent and type of notice determined 
on the basis of the nature of the emergency. 

2. Community Development Director's Findings 
The Community Development Director may grant an emergency 
permit if an emergency exists as defined in Section 9148.2 of this 
chapter. If granted, the permit shall be subject to reasonable terms 
and conditions, including language indicating that the work 
accomplished under an emergency permit is considered temporary 
until a regular permit is issued for the work, an expiration date of the 
emergency permit, and a condition specifying the necessity for the 
submittal of a regular permit application within 30 days of the 
effective date of the emergency permit. The emergency permit may 
be granted if the Community Development Director finds that: 
a. An emergency exists that requires action more quickly than 

permitted by the procedures for administrative permits and 
the work can and will be completed within thirty days unless 
otherwise specified by the terms of the permit; 

b. Public comment on the proposed emergency action has been 
reviewed, if time allows; 

c. The work proposed would be consistent with the 
requirements of the certified Local Coastal Program; and 

d. The emergency permit shall be followed up with a regular 
Coastal Development application within 30 days of issuance 
of the emergency permit. The emergency permit, if not 
exercised or if the emergency ceases to exist, shall become 
null and void within seven (7) days of issuance of the permit. 

Report of Emergency Permits to City Council 
1. Timing, content, and distribution 

The Community Development Director shall report, in writing to the 
City Council, at its first scheduled meeting after the emergency 
permit has been issued, the nature of the emergency and the work 
involved. Copies of this report shall be available at the meeting and 
shall be mailed to the Executive Director of the Coastal; Commission 
and to all persons who have requested such notification in writing. 

2. Director's discretion 
The report of the Director shall be information only; the decision to 
issue an emergency permit is solely at the discretion of the Director, 
subject to the provision of this Chapter . 
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Modify Section 9145.6 by adding Coastal Commission to those provided notice of 
appealable development and by deleting reference to the Regional Commission, as 
follows: 

Within ten (10) calendar days of accepting ... application for appealable development. 
This notice shall be provided to each applicant. . . to all residents within one hundred 
(100) feet of the perimeter of the parcel on which the development is proposed, to the 
appropriate district office of the Coastal Commission; be posted in three (3) public 
places; and be published at least once in a newspaper of general circulation.; aRd lie 
&&Rt to tl:lo J;<asioRal CoR=~R=~iuioR or tl:l& CoR=~R=~i&aioR. 

5. Modify Section 9145.7 as follows to allow for waiver of public hearing for "minor 
development" as defined in Section 9148.2 and pursuant to Public Resources Code 
Section 30624.9: 

(B) A public hearing that would otherwise be required prior to City action on a 
minor development that is appealable to the Coastal Commission may be 
waived only for a development which: 
1. Is consistent with the certified Local Coastal Program; 
2. Requires no discretionary approval other than a coastal 

development permit; and 
3. Has no adverse effect either individually or cumulatively on coastal 

resources or public access to the shoreline or along the coast. 
The Director of Community Development Cire;tor may waive the requirement for 
a public hearing on a coastal development permit application for a minor 
development only if both of the following occur: .... 

6. Modify Section 9145.12 as follows: 

Section 9145.12 . Finality of City Action 

A local decision on an application for a development shall be deemed final when (1) the 
local decision ... and (2) when all local rights of appeal have been exhausted as defined 
in Section 9145.16 of this Chapter, or when the final local period for appeal has 
passed and no appeal has been filed with the City. 

7. Modify Section 9145.13 as follows: 

Sec. 9145.13. Final City Action- Notice. 

Within seven (7) calendar days of a final decision, as defined by Section 9145.12, on 
an application .... Such notice shall include conditions of approval and written findings 
and the procedures for appeal to the Coastal Commission. No notice of final City 
action shall be mailed to the Commission until all applicable local appeal periods 
have been exhausted. 

• 

• 

• 
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8. Modify Section 9145.15 as follows: 

Sec. 9145.15 Local Government Action - Effective Date 

(1) Non-appealable Coastal Development Permits 

A final decision on an application for a coastal development permit for 
projects that are not appealable to the Commission shall become effective 
after the City's ten (1 0) day appeal period has expired without an appeal 
being filed with the City, and the notice to the Commission of final action is 
adequate. For non-appealable projects approved by the City Council, the 
decision is final and effective as of the date of Council action. 

(2) Appealable Coastal Development Permits 

A final decision of the City on an application for an appealable development shall 
become effective after the ten {10} working day appeal period to the Commission 
has expired GiiF after the twenty f.irst (21-4'1) •alendar day ;gllgwing the f.inal lgsal 
a;tign unless any of the following occur: 

(C ) The ngtise gf f.inal lgsal ggvernrnent a•tign , , , .the eUestive date gf the 
City abtign has been sws~ended, 

9. Modify Section 9145.16 as follows: 

Section 9145.16 Exhaustion Local Appeals and Appeals to the Coastal 
Commission 

(A) An appellant shall be deemed to have exhausted local appeals for the purposes 
of filing an appeal under the Cgrnrnissign's regulatigns with the Coastal 
Commission and be .... 

(4) The local government jurisdiction charges an appeal fee for the filing or 
processing of appeals . .; 

(B) Where a project is appealed .... 

(C) Appealable Development. As set forth in Public Resources Code Section 
30603(a), a decision by the City on a permit application for any of the 
following projects may be appealed to the Coastal Commission: 
1. Developments approved between the ocean and the first public road 

parallel to the ocean, or within 300 feet of the inland extend of any 
beach, whichever is the greater distance, as shown on the adopted 
post-certification appeals map. 

2. Approved developments not included in subsection 3(a) of this 
section that are proposed to be located on tidelands, submerged 
lands, public trust lands, within 100 feet of any wetland, estuary, or 
stream, as shown on the adopted post-certification appeals map. 
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-
Developments approved in areas not identified in subsections 3(a) 
or 3(b) above that are located in a Sensitive Coastal Resource Area 
as defined in Section 9148.2. 
Any development that constitutes a Major Public Works Project of 
Major Energy Facility. "Major Public Works Project or "Major Energy 
Facility" shall mean any proposed public works project or energy 
facility exceeding $100,000 in estimated construction cost, pursuant 
to Section 13012, Division 5.5, Title 14 of the California Code of 
Regulations. 

(D) Grounds for Appeal. As required by Section 30603 of the Public Resources 
Code, appeals to the Coastal Commission shall use only the following 
grounds for appeal and no others: 

(E) 

1. For approval of developments included in C1, 2, and 3 above, that 
the development does not conform to the standards set forth in the 
certified local coastal program or the public access policies set forth 
in Chapter 3 of the Coastal Act. 

2. For denial of developments included in C4 above, that the 
development conforms to the standards set forth in the certified 
local coastal program and the public access policies set forth in 
Chapter 3 of the Coastal Act. 

Time for Appeal to the Coastal Commission. An appeal of a City final 
action on an appealable project must be received in the appropriate 
Commission office no later than 5:00 p.m. on the 1Oth working day after 
receipt, in the appropriate Commission office, of an adequate notice of final 
action from the City. Any final action by the City on an appealable 
development shall become effective after the 10-working day appeal period 
to the Coastal Commission has ended and no appeal has been filed. • 

(F) The effect of a City-approved permit appealed to the Coastal Commission is 
stayed pending the action of the Commission on the appeal. If the 
Commission finds that no substantial issue is raised by the appeal, the 
City's approval stands. If the Commission finds that substantial issue is 
raised, the permit then comes under the jurisdiction of the Coastal 
Commission and the City's coastal development permit is void. Any 
amendment or extension of a permit that has come under the jurisdiction of 
the Coastal Commission shall require approval by the Commission or the 
Executive Director of the Commission, as appropriate. 

~Nh&l1i th& lg;~l SJ'W&t=Rr:R&Rt WQiollg Qt=QiR~t=ily t=&qWil1i ~R ~r;r;&al f€i& f.gt= the 
r;t=g;&&&iRSJ gf ~pp&al& withiR th& ar;psala~l& al1ia& gf th& ;ga&te~l ii:&R&, th& City 
r:R~Y &ls;t tg waiv& th& appsal f&& aRg apfiliY tg th& C&~r:RissigR f.gt= a 
t=&ir:R~Iolt=&&r:R&Rt gf that f&& thr&wsh aR sa go Cl~ir:R, QF &ir:Ril~t= r&ir:Rblolt=&Qr:R&mt 
filt:'QQQ&i: 

• 

• 

• 
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Add a new Section 9145.18, as follows, and renumber City proposed Sections 9145.18 
and 9145.19 accordingly. 

Sec. 9145.18 Permit Extension 
The term for coastal development permits may be extended by the Community 
Development Director for up to three (3) one year periods. An applicant shall 
generally submit a request for a time extension at least sixty (60) days prior to the 
expiration date of the permit; however, the Director may accept requests for time 
extensions at any time prior to expiration of the permit. A permit extension 
request accepted prior to the expiration of the permit shall stay the expiration 
while the extension request is under consideration. However, no work may be 
initiated while the extension request is under consideration. Such request shall 
be in writing and shall be accompanied by a fee set by the City Council. The 
Director shall review the proposal for consistency with all applicable ordinances 
and policies effective at the time of the request for extension and shall consider 
any changed circumstances in the law, at the project site, and in community 
resources necessary to support the project that have occurred since the time of 
the original approval or previous extension, as applicable. Provision of notice, 
level of hearing, and appeals shall be the same as for the original permit. 

Extension requests for coastal development permits approved by the Coastal 
commission on appeal shall be submitted to the Coastal Commission for 
processing consistent with California Regulations, Title 14, Section 13169. 

Modify City-proposed Section 9145.18 as follows: 

Upon application by the permitted, a permit may be amended .... as specified by the 
Chapter for initial approval. Amendments to coastal development permits approved 
by the Coastal Commission ori appeal shall be submitted to the appropriate office 
of the Coastal Commission for processing. 

12. Modify City-proposed Section 9145.19 as follows: 

RE: Lr;Q~I Cr;~&i~l Prggrar.:R Riigl.llatign& 001 ii.5 California Code of Regulations, 
Title 14, Division 5.5, Section 13574 

All coastal development permits ... . 
(A) The Executive Director ... . 

(1) Upon completion of permit review by the local government and prior to the 
issuance of the permit, the lr;Qal ggven:lr.:R&nt Community Development 
Director shall forward .... 

(2) the Executive Director. . . .and notify the applicant and the City of 
recommended revisions if any. 

(3) 
(4) If the Executive Director has recommended revisions to the applicant and 

the City, the permit. .. of the Executive Director:;.g.r 
If tf:le City Riiql.l&&i&, tf:l& Cr;r.:Rr.:Rissir;n &I:!~ II ... tg tf:l& fgllgwing: 
t-11 U~r;n Qr;r.:R~Iiitir;n gf tl:!ii r&Qr;rd~tir;R . . ,tg tf:l& sX8QI.Itive OireQtgr gf tf:le 

CQr.:Rr.:Riuign, 
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L. Amendments 

1. Ad a new Section 9146.7 as follows: 

Sec. 9146.7 City Final Action on LCP Amendment 
In no event shall the City's final action on an amendment to this chapter, which 
affects property within the Coastal Zone, or any other part of the City's certified 
Local Coastal Program occur sooner than six (6) weeks after notice of public 
review sessions, availability of review drafts, studies, or other relevant documents 
or actions pertaining to the preparation of an amendment. 

2. Add a new Section 9146.8 as follows: 

M. 

Sec. 9146.8 Effective Date of LCP Amendment 
No amendment to this Chapter, which affects property within the Coastal Zone, of 
any other part of the certified Local Coastal Program shall be effective until after 
the amendment has been submitted to and approved by the Coastal Commission 
pursuant to Section 13551 et seq., Division 5.5, Title 14, California Code of 
Regulations. 

Section 9148.2 Coastal Act Definitions 

1. Add the following to the definition of aggrieved person: 

• 

"Aggrieved person" includes the applicant for a permit and, in the case of an • 
approval of a local coastal program, the local government involved. 

2. Modify the definition of Appealable Development as follows: 

Appealable Development: In accordance with .... 
(a) ... . 
(b) ... . 
~ Any d&'J&Igpn:~ant 1 .Qf th& Cgastal A~t ~~Qn:ln:l&n~ing with isctign ~0500.) 
(d) Any development which ... public works project as defined byS Section 13012 .. 

by Public Resources CodeS Section 30107. 

3. Modify definition of Coastal Commission by deleting reference to Regional Commission. 

tQ1 "Ragignal Cgn:~n:~i&&ign" n:l&an& any 1 1 , .it n:l&an& th& l=&gignal ~ga;tal 

cgn:~n:~i&&ign, 

4. Modify the definition of Coastal Plan, as follows: 

~ Pursuant to Public Resources Code Section 30103, "Coastal Zone" means ... 

• 



• 

• 
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Add the following definition of "emergency:" 

Emergency: A sudden unexpected occurrence demanding immediate action to 
prevent or mitigate loss or damage to life, health, property or essential public 
services. 

6. Modify the definition of "Implementing Actions" as follows: 

The ordinances, regulations, or programs which implement either the provisions of the 
certified Local Coastal Program or the policies of this divi;ign chapter and which are submitted 
pursuant to Public Resources Code Section~ 30513. 

N. Modify the LUP and Zoning maps to extend the "AG" combining district to include all of 
the land south of Highland . 

H:\City of Grover Beach\LCP Items\ 1998\LCPA 1-98\GRB LCP 1-98 staffreport 05.20.99.doc 
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RESOLUTION NO. 98-19 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH 
AMENDING THE CITY'S LOCAL COASTAL PROGRAM AND AUTHORIZING 

SUBMITTAL OF THE AMENDMENT TO THE STATE COASTAL COMMISSION 

WHEREAS, in January 1982, ·the State Coastal Commission certified the Local Coastal 
Program for the City of Grover Beach; and 

WHEREAS, on December 7, 1992, the City Council of the City of Grover Beach adopted 
Resolution No. 92-86 updating the Land Use Element of the General Plan; and 

WHEREAS, on July 15, 1996, the City Council adopted Ordinance No. 96-1, which adopted 
an updated Zoning Ordinance and was effective on August 15, 1996; and · 

WHEREAS, portions of the updated Land Use Element and Zoning Ordinance apply to 
property within the Coastal Zone of the City of Grover Beach and require amendment to the Local 
Coastal Program; ·and 

WHEREAS, the amendment to the Local Coastal Program is required to be submitted to the 
State Coastal Commission for review and certification. 

• 

NOW, THEREFORE BE IT RESOLVED, that the City Council of the City of Grover Beach 
DOES HEREBY ADOPT the amendments to the City's Local Coastal Program, as set forth in 
Exhibit "A"- "Local Coastal Program Update, Hearing Draft January 23, 1998," and incorporated by • 
reference as part of this document, and in Exhibit "B" attached - "Revised pages to Local Coastal 
Program Update, Hearing Draft January 23, 1998." 

. 
AND BE IT FURTHER RESOLVED as follows: 

1. The City of Grover Beach intends to carry out the Local Coastal Program in a manner fully 
consistent with the California Coastal Act. 

2. The Local Coastal Program will tai<e effect upon certification and approval by the State 
Coastal Commission. 

On motion by Council Member Gates, seconded by Council Member Amoldsen, and on the. 
following roll-call vote, to wit: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

Council Members Amoldsen,. Keith, Gates, Reed and Mayor Santos 
None 
None 
None 

Resolution No. 98-19 was passed, approved, and adopted this 6th day of April, 1998. 

~NTOS 
ATTEST: • 



• 

• 
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EXHIBIT "8" 

REVISED PAGES TO LOCAL COASTAL PROGRAM UPDATE, 
HEARING DRAFT JANUARY 23, 1998 



B. INTERTIDAL ZONE 

OWNERSHIP 

The intertidal zone lies between the mean higher high water and mean lower low water lines. Within 
the boundaries of Grover Beach, this intertidal zone is owned by the California Department of Parks 
and Recreation. This Department has also &,l~§tlj!U.mi.f:proposed to acquire jurisdiction over the 
e,?,,U!~,~,.~Lt~;,,.,~.~~J!:!e!.~~?:.~= which is .Pre~ently owned by the State Lands eon;m~ss~o~[l[tlfi&gj 
litl«il?.@~!ill!liM~· The Cahforn1a Department of Fish and Game has JUnsdJctton over most 
matters concerning the area's wildlife populations, including the popular Pismo clam, although the 
Federal government is responsible for marine mammals such as the sea otter. 

PRESENT AND POTENTIAL USES 

The intertidal zone is perhaps Grover Beach's most valuable recreational resource area. During low 
tides, it is used intensively by clammers. At high tides it is popular for surf fishing, and during all but . 
the higher tides, the lower intertidal is used for beach touring in vehicles of all types. At all times the 
intertidal zone is a popular site for pleasure walking, jogging, birdwatching, and horseback riding. 

A clam preserve has been established in the intertidal zone north of Grand A venue to the City's 
northern boundary. During the period of time ifl which this area has preserve status, no clams may 
be taken from this part of the beach. 

• 

• 

The preserve, however, will be shifted from area to area over a period of years to allow clam • 
populations in different portions of the intertidal to regenerate. 

• Vehicular access is presently pennitted throughout Wiil5.l1he harq, sandy intertidal zone within 
Grover Beach boundaries. It is propo:!ed that B.§Wi'ilif:J)the area generally from the Grand Avenue 
ramp north to the City limits be-{41[restricted to pedestrian beach users. It is probeble thet "welk in'' 
or pede:!trien be;eeh usege in this erea will signifieantf·r increase. 

Oesc~!~TION 

PHYSICAL FEATURES 
The beach's intertidal zone is covered and uncovered by water twice each day. As in the subtidal 
zone, the intertidal region of Pismo State Beach is characterized by a sandy, reckless substrate. 
Fine sand and constant, heavy tidal action has combined to produce an unusually hard beach which 
is so compacted that much of the intertidal zone can be driven on by vehicles. Because of its 
hardness and physical unifonnity, the beach possesses very little habitat diversity (Thos. Reid & 
Assoc., 1977}. 

FLORA AND fAUNA 
Those species which inhabit the sandy intertidal must adapt to a harsh environment. Continuous 
scouring and transport of sand by tidal action, the absence of protective rocks, and seasonal 
changes in beach morphology have allowed only a sparse and variable biotic community. 
Invertebrates of the sandy intertidal have evolved such adaptive features as thick shells, sand-
filtering papillae and burrowing mechanisms rather than the strong attachment devices of rocky • 
intertidal species (California Department of Parks and Recreation, 1975). 

City of Grover Beach 
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Two types of biotic communities are found in the sandy intertidal zone. These are the macroscopic 
community of burrowing organisms and the microscopic community of interstitial flora and fauna. 
The former community includes various species of crustaceans, mollusks, and polychaetes. The 
dominant invertebrate is the sand crab although this region's most familiar biotic resource is its 
population of Pismo clams (Tive/a stultorom). The less common bean clam and razor clam, found 
here at the southern extremity of their ranges, have also been identified in the intertidal zone (Thos. 
Reid & Assoc., 1977). 

Various specialized forms of flora and fauna live between sand grains in the surface layers of the 
intertidal zone. Members of this community, which is critical to the marine food chain,· include 
varieties of microflage!lates, chrysophytes, amphipods, isopods, kinorhyncha and nematodes 
(Ecomar, 1975). 

A variety of avian species feed in the intertidal zone. Many of these birds are dependent, at least 
during some parts of their life cyde, upon habitat and food provided in the nearby coastal dunes and 

=~~~~:~::m;ti~§1.~~:~ia:~~~i:R~&R[~i~&r~t~~;~ii~~~:iij~it~iifi t~:~:~:i 
species of loons, grebes, and gulls have also been observed feeding in the intertidal zone of near
shore waters. 

The sea otter has recently become an inhabitant of the intertidal zone near Grover Beach. This 
endangered species has recovered its depleted numbers under federal protection to the extent that 
it now represents a serious threat to the clam populations upon which it preys. The sea otter has 
migrated south from northern California, where the last of these marine mammals first gained 
protection, leaving clam populations so reduced that it is unlikely this bivalve will ever again 
represent a significant recreational resource in areas inhabited by the otter. 

CONFUCTS 

The most significant conflicts within the beach's intertidal zone are those which arise from the variety 
of recreational uses, not always compatible, which this resource area accommodates. In many 
cases conflicts between user groups over the question of appropriate uses for the Coastal Zone 
reflect a dichotomy between those who wish to drive on the beach and those who do not. 

There is no documented evidence that vehicles driven on the hard beach of the intertidal zone 
seriously damage clam populations of the area. It has been suggested, but not demonstrated, by 
somE? researchers that vehicular beach use diminishes habitat values in the intertidal zone through 
excessive compaction of the sand (Ecomar, 1975). 

While vehicular beach use may thus not represent a critical source of conflict with clam populations, 
it is felt by many to conflict with the value of the clamming experience as well as with those of surf 
fishing, jogging, pleasure walking, picnicking, and other similar beach activities. ConfliCts between 
the values and objectives of different groups in relation to the use of the intertidal zone are expected 
to increase in the future. 

The size of clam catches in the Pismo State Beach intertidal area has decreased significantly since 
the early days of Grover Beach. However, in relation to clam populations in other coastal areas, the 
populations in the vicinity of Grover Beach are considered to be of a "healthy" size and capable of 
reproducing adequately to meet future demands. However, it is probable that despite this fact, clam 
populations here will be critically impacted by the sea otter since the otter's migration has extended 
to Pismo State Beach. Populations of clams, significantly depleted in comparison to historical 
population sizes, may now be below the minimum size necessary to withstand the sea otter's 
predation. E x A J p !.f 
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flora and fauna: South of Grand Avenue, where native vegetation has not been extensively • 
disturbed, the creek and the wetlands through which it flow~ support diverse riparian and freshwater 
marsh habitats. Herbaceous vegetation, including wild rose, elderberry, wild cucumber, nettle, and 
poison oak as well as California wax myrtle and other small trees, are found near the creek and 
wetlands immediately south of Grand Avenue. North of Grand Avenue, native riparian vegetation 
has been almost entirely removed and replaced by ornamental grass or by weeds. 

Wildlife found in the riparian habitat of the creek is often seen in freshwater marsh or woodland 
habitats as well since these three habitats over1ap in this coastal wetlands system. This diversity 
of habitat is responsible for the diversity of wildlife found here. Avian species include a variety of 
water fowt, herons, egrets, hawks, and owts. Among the mammals identified here are opossums, 
raccoons and beavers. No rare or endangered species have been identified in the riparian or marsh 
habitats along the creek. 

CONFUCTS 

Meadow Creek, like Pismo Lake, is fed primarily by runoff from the surrounding watershed. A large 

~~r::d~~n ~~:,;:~isrectlyists ~~~~~ :fa~:!:e~i~~s~Wli1=~n;fi~Bt;~,n,~,~7j~~f,g~g~_ . p ..-.w.-.. ,., .. w~m.wm.·.······w.~J~.-............ , ........ _._"'~ ... ..,.w.,.BiJ.JJt ......... ,.,.!!t,l\\!~m 
fExisting stonn drain outfalls are not equipped with oil separators or with devices designed to filter 
sediment out of Water discharged into the creek. The sediment and pollutants which enter the creek 
bed in this manner have contributed to flooding hazards in several places along the creek's west 
bank. Portions of the creek have become so clogged with sediment, overgrown vegetation, and 
algae "blooms" that they now represent a public nuisance as mosquito breeding grounds. The 
inability of runoff to flow through the creek bed freely has also reduced its habitat value for the plants 
and invertebrates upon which a variety of wildlife once fed in large numbers. Oil and other pollutants • 
carried directly from City streets to the creek reduce water quality and the ability of the creek bed to 
function as an aquifer recharge area. 

An additional source of sedimentation in the creek's western branch is the sand eroeled by wind from 
nearby dunes. While this form of erosion is essentially a natural process, it is susceptible to 
acceleration when stabilizing dune vegetation is removed or destroyed. Destruction of vegetation 
on the dunes near Grand Avenue and along the beach by vehicles has already resulted in increased 
sand erosion problems. 

I 

The California Department of Parks and Recreation, in an attempt to alleviate mosquito control and 
flood hazard problems caused by sedimentation, dredged the southern portion of the creek channel 
south of Grand Avenue in 1 B 

.;;:,. ' ' ··.;.; .. ~:At-e1~~~~ 

The proposal to redredge the ereek rether then eentin1:1e to drein it eeeh year i"les not been gi·w·en 
epprcvel by the Coastal Commission. The Celifomie Department of Fish end Game i"les indieeted 
ti"let the J"roposed dredging would not seriously jeopardize the hebitet ·'i'elue of the ereek end 
surro1:1nding riparian 'v·egetetion. The Coe:stel Commission he! gi'l'en eot"'eeptutd approval to this 
proposal, but iMdiested eoneem that dispo:sel of dredging spoils 't't'Ould temporarily displace lon'el' 
growing, hel"bs end shrubs along the creel< banlts. The proposal to redredge the ei"lennel, while 
eeeomplishing short term goals, 't't'ould ne·te to be repeated periodieelly unless source:! of 
sedimentation, primarily ul"be:n runoff end :send ero:sion, ere controlled. 
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OCEANO lAGOON 

OWNERSHIP 

The body of water called Oceano Lagoon lies south of Grover Beach's southern boundary in the 
community of Oceano. However, this lagoon ultimately receives much of the runoff transported by 
Meadow Creek from within Grov~r Beach and is an integral part of the creek drainage system. Most 
of the lagoon is owned by the California Department of Parks and Recreation and is considered part 
of Pismo State Beach. A smaller portion of the lagoon and adjoining marsh land lie south of Pier 
Avenue under the jurisdiction of the County. The sewage treatment plant adjacent to the lagoon has 
recently purchased a small part of this marsh land for eventual use as an additional sludge drying 
bed. 

PR!SENT AND PROJECTED Uses 
Presently the Oceano Lagoon serves chiefly as a natural settling basin for water which flows from 
Meadow Creek and either re-enters the aquifer beneath the lagoon or flows onto the mouth of Arroyo 
Grande Creek. Much of the vegetation in the vicinity of the lagoon is disturbed or introduced. The 
state campground adjacent to the lagoon and residential development at its southern extremity have 
replaced native vegetation in this area. Also located adjacent to the lagoon south of Pier Avenue 
is the South San Luis Obispo County Sanitation District plant which provides sewer service to Grover 
Beach. 

DescRJPTJON 
Physical features of the lagoon are similar to those of Pismo Lake. Water quality is generally poor 
and high in nitrates. Stagnating water in portions of the lagoon creates mosquito control problems 
during the summer and fall months. 

CONFUCTS · 

Although the Oceano Lagoon lies beyond Grover Beach boundaries, it is an important part of the 
· wetlands system upon which Grover Beach has a substantial impact. As in the case of Pismo Lake 

and of Meadow Creek, the chief source of conflict with lagoon resource values are sedimentation 
and pollution. While neither of these processes has been monitored, siltation and the erosion of 
sand into the lagoon pose a threat to good drainage. Increases in growth of algae and duckweed, 
which indicate that an excess of nutrients in the water may be causing eutrophication, have also 
created drainage problems in the lagoon. It is probable that unclarified runoff from Grover Beach 
storm drains which is carried by Meadow Creek to the lagoon is contributing to its pollution and 
sedimentation . 
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(b) That the project does not harm or destroy a species or habitat that is rare or 
endangered. 

(c) That the project does not significantly harm a species or habitat that is essential to 
the natural biological functioning of the Meadow Creek ecosystem. 

(d) That the project does not significantly reduce consumptive values of the Meadow 
Creek ecosystem. 

5. Action: As the areas designated for low density development within the City limits in the 
Pismo Lake area actually develop, natural buffer areas and open space dedications shall be 
made for as much of the undeveloped land as feasible. 

6. Policy: The area generally known as the Meadow Creek Uplands shall be developed with 
clustered single family detached dwellings. The cluster design will aid in development which 
is sensitive to surrounding habitat areas. Development in this area shall be sited and 
designed to prevent impacts which would significantly degrade Pismo Lake and/or Meadow 
Creek habitat values. Please see eonee tual elu~ter lsn:t!iiC'~~~gt{gvj·m,·:«·:·'·"''"':·=trr.-'tan F' P . . ..... P.~,~~~:L, ......... ,.. ..... ,.P.DJL ... J.t .... ·.· 
tm'GB®1J at the end of this component The number of dwelling units shown on this exhibit 
for areas within the Coastal Zone represent the maximum number allowed. 

Access to development in the Meadow Creek upland area shall be via ~~30' wide private 
residential street extension~ of North 5th Street end Gr'!lnt:l Vie·t·· Drive ending in~''~ 
feeptcul-de-sa~. and off of Charles Place connecting to e PI'OF'O!et:l extension of Margarita 

• 

Avenue tl"lrougi"l the at:ljaeent de.,.·elopment. Parking shall be required as· per existing City • 
standards. 

7. Policy: All materials used to cover any part of the ground within the proposed developable 
areas, other than residt:mtial structures, public roads, public street improvements, and 
swimming pools shall be permeable. Permeable surfaces may consist of paving blocks, 
porous concrete, brick, or any other similar material which will permit percolation of 
precipitation and runoff into the ground. (Section 30231) 

8. Policy: 
(a) L~nds with a slope of 25% or greater shall not be developed. Lands with a slope 

between 4$1g% and 25% may be developed if the development incorporates specific 
measures to minimize grading and drainage systems which limit the rate of runoff, 
including siltation and erosion, to that which occurs naturally on the undeveloped site. 
Applications for development on sites between ~iQ% and 25% .shall be 

(b) 

· accompanied· by site specific professional engineering plans. 
, . 

Prior to the transmittal of a coastal development permit, the permittee shall submit 
a runoff control plan designed by a licensed engineer qualified in hydrology and 
hydraulics, which would assure no increase in peak runoff rate from developed site 
over the greatest discharge expected from the existing undeveloped site as a result 
Of a 100 year frequency storm O'Yer' 8 ~iX hour eltJretion (1 0 year, 6 hour rein:!torrn). 
Runoff control shall be accomplished by such means as on·site detention/desiltation 
basins or other devices. Energy dissipating measures at the terminus of outflow 
drains shall be constructed. The runoff control plan including su porting calculations 
shall be i!Mi#.ifi~iti-ilb.iif.illf.~~-~lffjjlfii~f ... J:i.Qi(submitted 
to :ngt-~~~rmin::1~~,9.~,!t:tj=!,~,i~i.::.:l1a=eer, Pt1blie Workts Direetor, 
an If ennetk ...... , ...... ;.,.; .. ~!J,,J.-~.w>m:•,•::· . .JP ... ,.:.·:w.w:~.E~···A·~ , 1- GI<..Q Le.-P l-q'"" 
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FIGURE 1 
APPROVED DEVELOPMENT PLAN 
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improve regulation of access to the sensitive dunes, they would attract greater numbers of visitors, 

~- M~~b~~.~ e 
5.5.2 RECREATIONAL SUPPORT FACILITIES 

Seetien 30212.5 of the Ceestel Act hes particular signifieenee fer Grover Beeeh. 'Nhile tl"!e use of 
the Grend Avenue beech entrance by beth drive in end ·na!k in visite~ l"'e:s greatly increased in 
recent yea~. public facilities in the area he·ve net been e!ICpe:nded.' Near the remp entrance at the 
feet of Grand Avenue, public restreoms end effo beecl'l perking spaces for a fe'h vehicles ere 
provided. This perking eree, which is !oeeted ·ttitl"'in the City's 1 00 feet vtide eesement for Grand 
A't·enue, must else serve as e tum around speee end as I! loading end unloading eree. The remp 
is twc lanes 'Wide. · 

During peek u~e period~, the condition~ describe~ ebo·u e contribute to serious eongestion problems 
1!:! uehides ettempt to enter end lewte the beech, perk endror unloed et the remp entrence, end tum 

· eround er bael< up, ell within en eree of epproximetel')' 10,000 square feet. These eonge~ted 
condition~ impeet upon Grend A·tenue end ll~hvt•ey 1 treffic condition~ further inlend end creete · 
eritieel safety haz:!!rd! end enforcement problem! neer the beech entrance. 

Implementation of the Ce!ifemie Depertment of Perks end Recreetion propesel described eeriier to 
meke Grand A'9•enue the meil"l er~trenee to Pismo State Beeeh end to prohibit vehicle~ on the beech 
I'IOrth of Grend Avenue ·mil result in inereesed use of Grover Beeel"''s beech eecess. This incre!t!ed 
level of use t'fill be eeeompenied b) a much greeter demend for off be!!eh f'Brking !!nd otl"'er support 
facilities. The sir~gle smell erea which preser~tly ~erves so meny purposes will not be edequete to • 
meet this t)'f'e of demend. In order to pre'f'ide setisf!!etor,o end safe recreetion support sel"t·iees, 
edditionel feeilities neer tl'le ramp will be necessary. In complil!l"lCe 'i't'ith Seetiel"' 30212.5 of the 
Coe~tel Act, these f!!eilities should be segregeted to _evoid impacts of overuse, eMd should be 

5.5.3 PUBLIC VISITOR-SERVING AND RECREATIONAL FACILITIES 

Pismo State Beach is the only publicly operated recreation area in Grover Beach's portion of the 
Coastal Zone. It does not eontein public reereetienel or visitor serving facilities .other then the 
minimel support services discussed ebove. The nature of the most popular beach activities in the 
Grover Beach area - surf-fishing, clamming, and beach touring - is such that many visitors can, at 
a relatively low cost, provide their own equipment with little difficulty. However, some of the trends 
projected for recreational beach use, such as an increase in the number of pedestrian beach users 
and greater emphasis on local recreational beach users and greater emphasis on local recreation 
opportunities, suggest that a greater demand for inexpensive facilities on and near the beach will 
arise in the future. The State's Department of Parks and Recreation and the City of Grover Beach 
will need to in for and facilities accessible to all of beach visitors . . . ·.•,'' .: ........ ' 

Pro·,i~it:~n end/or protection of lcwt eost housing •V'ithin the Coestel Zone, enother coneem of Seetion • 
30213, •••ill be discussed in depth in e leter section. It should be I"'Oted et tl"'is point, however, that 

e)CA P'l 
'b.t..O> L£:.1> \ -q~ 
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e-i5.::portion of the City's moderate-cost housing stock in the form of an attractively landscaped 60-unit 
mobilehome park occupies land adjacent to Pismo State Beach and LeSage Golf Course. This 
privately-owned park, because of its proximity to the beach and public golf course, is suitable for 
visitor-serving commercial facilities to which the Coastal Act gives priority over residential uses as 
is indicated in Section 30222 of the Coastal Act. The potential conflict between the need for 
moderate-cost housing in the Coastal Zone and the Coastal Act's emphasis on visitor-serving 
facilities nearest the shoreline is discussed under the heading which follows. 

5.5.4 PRIVATE VISITOR-SERVING AND RECREATIONAL FACILITIES 

Although Pismo State Beach is Grover Beach's most outstanding attraction for both residents and 
visitors the City does not, like many other beach communities, draw its own character from the 
nearby shoreline. Recreational and visitor-oriented land uses have received low priority in the 
community's development even on land nearest to the beach. 

The presence of the Southern Pacific Railroad's tracks along the east side of Highway 1 is partially 
responsible for the lack of emphasis upon local coastal resources in Grover Beach's development. 
These railroad tracks separate the community from the shoreline, both physically and visually, and 
in doing so reduce the recreational and visitor-serving potential of most of the privately-owned land 
nearest the ocean. A positive use of the railroad easement land would be an AMTRAK Statiof'lq~ 
&Hn94t~m99~!Hi.§.~P9f®.!9nYt~gm~. 

Land adjacent to railroad tracks ~$.iitraditionally designated as industrial and service-commercial 
uses and this pattern has been ~~{followed in Grover Beach. Most of the land nearest the east 
side of the railroad tracks is designated for industrial uses. While this land particularly north of Grand 
Avenue is well-sited for visitor-oriented commercial uses, industrial and general commercial 
developments are already established in the area. Most of these developments are n;:latively new 
and have long economic lives ahead of them. 

In addition to the industrial land discussed above, the City's portion of the Coastal Zone contains 
other lands suitable for visitor-serving uses. Most of these lands are within ! lighway Commercial 
districts located along Grand Avenue east of Highway 1 and along the west side of Highway 1 north 
of Grand Avenue. A six-acre site owned by the State Department of Parks and Recreation is most 
suitable fbr visitor-serving commercial use. 

\ 
The w&'$j'I~pffii9f?$.f$ijj:fjiE;Y:i:O.fJ'~IV@$.'iii~~4'!JO.~'~tJffigh\\!iiYi'i!G§ffh~fqi!f(¢;H-C}!!Jri!I1!@$j'~i::::~ 
designation .tffi@.'ipermits uses which are visitor-oriented and several which are not. The majority of 
existing uses in these coastal II C %one~[~[~~. while in conformance with the ordinance, are hot 
visitor-serving or recreation-related. Tiiis···situation indicates a conflict between the City's present 
zoning designations for these areas and the priority given by the Coastal Act to visitor-serving and 
recreation-related uses on "suitable" lands. 

A con.flict of this type is particularly apparent in the ! I c ,~~!€Wl[Jilw[l.n~,#.:g~pg'j~(g§.f['{@ft11§) 
QcHstrict which lies on the west side of Highway 1 north of Grand Avenue. A large portion of this 
district is occupied by a well-designed, 60-unit mobilehome park which overlooks the adjacent golf 
course and Pismo State Beach. This type of development is not among the uses permitted by the 
City's zoning ordinance in ~I C %ones, nor can it be considered the type of visitor-serving or 
recreation-related use which is given priority by the Coastal Act. However, it presently provides 
much-needed, comfortable moderate-cost housing for many of the City's elderly residents. tower 
cost ~'lousing is another of the Coastal Aet's priority uses for the Cof!stel Zor~e, and the Act's 

· mandate to protect such nousing if'ldieates thet the mobilenome park nhieh exists at preser~t is an 
aeee1=1table use for the site. It must be MOted thet 42 of these ur~its are 'v'!leation homes. 
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Department of Parks and Recreation. This ramp should provide access for the • 
ha ndicappedigJ§JiJ.#fif!. 

d. With the cooperation of the State Department of Parks and Recreation at a future 
date a pedestrian pier should be constructed perpendicular to the coastline and as 
an extension of Grand Avenue. Said pedestrian pier should be approximately 25-30 
feet wide and of sufficient length to allow fishing beyond the area where the waves 
break. Said pier shall be so constructed as to allow emergency and maintenance 
vehicles to pass under to gain access to the pedestrian beach. The proposed pier 
shall also be properly lighted for public safety. 

B. PROTECTION OF PUBLIC SAFETY 

Ensure that public access to the beach and shoreline is consistent with the. protection of public 
safety. 

1. Policies 

a. The City, in cooperation with the Cal.ifomia Department of Parks and Recreation and 
other public agencies, shall adopt and enforce public safety regulations and vehicle 
regulations on the beach. 

b. • The City, in cooperation with the California Department of Parks and Recreation and 

\ 

other public agencies, shall take any actions necessary to minimize conflict between 
vehicular and non-vehicular beach uses and to reduce public safety hazards created 
by such conflicts. 

2. Actions 

a. Tht!JHhe area between Grand A venue and the City's northerly City limits shall be 
FififJJilljdesignated for pedestrian uses only, except for emergency, law enforcement, 
and maintenance vehicles. Also excepting the area between Grand Avenue and 400' 
to the north to provide· an area far emergency turnaround if the beach ramp is 
blocked by disabled vehicles. And furthermore, this 400' may be used by 
handicapped persons for on-beach parking and subsequent access to the pedestrian 
beach area. Enforcement of these provisions shall be made through appropriate 
signage and routine police patrol. Thls Action .,;{{ be if'r71'femented on/} afte,• the 
pi"''~'ktief? of off. beeci'ief!-reed pet*it7g ha3 been me de. 

b. Through the cooperation of the California Department of Parks and Recreation, the 
cities of Pismo Beach and Grover Beach, and the County of San Luis Obispo, a 
control station should be provided at existing and future public entrances to Pismo 
State Beach and the MBaiDunes Recreational Vehicle Area to facilitate control 
of vehicular beach use and apprehension of violators of State and local laws. 

E~A) p II GrlB L£.P \ -q '3 
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ORDINANCE NO. 98-4 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
GROVER BEACH AMENDING THE ZONING ORDINANCE TO 
ALLOW CERTAIN USES IN COMMERCIAL AND INDUSTRIAL 

DISTRICTS TO BE SUBJECT TO ADMINISTRATIVE USE · 
PERMIT REVIEW; TO ALLOW CERTAIN USES IN VISITOR 

SERVICES (C-V) AND COASTAL VISITOR SERVICES (C-C-V) 
DISTRICTS TO BECOME PERMITTED OR CONDITIONALLY 
PERMITTED USES; AMEND DEVELOPMENT AND PARKJNG 
STANDARDS FOR MINI-WAREHOUSES; AND AMEND SIZE 

OF CARETAKER'S RESIDENCES 
> • 

WHEREAS, Section 65800 of the California Government Code provides for the 
adoption of zoning laws, ordinances, rule's, and regulations by all cities and counties; and . .. . -· ~ ' . ~ 

WHEREAS, Section 65860 of the California Government Code provides for the 
adoption of ordinances by any county or city that regulate tfie us'e of buildings, strUctures and 
land; size of buildings and structures; and 

. ~ . .. .. . . 

WHEREAS, Section 65850 of the California Government Code provides for the 
adoption of ordinances by any county or city that establish requirements for off-street parking 
and loading; and · 

WHEREAS, public participation in the development of the amendments to the Zoning 
Ordinance included holding workshops with the Planning Commission and publishing an 1/8 
page public hearing notice in the newspaper; and · . . 

WHEREAS, duly noticed public hearings were held by the Planning Commission of the 
·city of Grover Beach on ·January 27, 1998 at which all·interested persons were given the 
opportun~ to be heard; and 

\ 

V'v"HEREAS, duly noticed public hearings were held by the City CouncU of the City cf 
Grov~r SeaCh.on February 17, 1998.at which all interested persons were given the · 

• 

• 

opportunity to be heard; and · ;· 

WHEREAS, the City Council has adopted Resolution No. 98-3 adopting a Negative 
Declaration relating to the amendments to the Zoning Ordinance; and 

WHEREAS, the City Council has reviewed and considered the information and public 
testimony presented at the public hearings and in the proposed documents and staff reports. 

THE CITY COUNCIL OF THE CITY OF GROVER BEACH DOES HE~EEY ORDAIN AS 
FOLLOWS: 

SECTION 1: Section 9137.17 is amended to read as follows: "Self-Service Storage 
Facilities. The following development standards apply to all proposed self-service storage 
facilities in addition to the applicable standards for the Zoning District in which it is located and 
Part 38, Parking Regulations: · 

• 
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(A) Landscaoino: 

(1) A landscaped strip at least twenty (20) feet in width is required along all street 
frontages and along property lines adjacent to residentially-zoned property. 

(2) Landscaped areas shall also be provided in the interior of the development as 
set forth in Section 9138.6. 

(8). Driveway Widths: · 

(C) 

(1) 

(2) 

The minimum width for driveways shall be twenty-five (25) feet. 

The driveway width shall be increased to thirty (30) feet, when the length of the 
driveway exceeds 150 feet. 

- . . .• " 
•• ""' '.. • • -. • . :·. ~ .... l • " • 

(3) ... Parking lanes are not required .. · . . . . . 

{4) Driveways are not required to be striped. 

• 
Fencing: Fencing is required around the side and rear yeards of the project The 
fence shall be a minimum of six (6) feet in height and constructed of decorative 
concrete block or chain-link with slats, as approved by the Planning Commission. 

• 

(D). Size: The maximum storage unit size shall be 400 square feet." 

SECTION 2: Section 9138.1 A, Warehousing and Industrial Uses, regarding parJ\ing 
standards for mini-warehouses, is amended to read as follows: "Self-Service Storage 
Facilities - 1 space for each 100 storage units; plus 2 spaces for a caretakers residence; plus 
1 space for 50 storage units when access to said storage units is limited to pedestrian traffic 
only." \ . 

... ..... . - ... ,, . ' . . ' .... _ . -- . . . 
. ' .. '. . 

SECTION 3: Section 9137.7 is amended to re·ad as fallows: "Caretaker's Residences. 
The following development standards shall apply to all proposed caretakers residences: 

(A) ~ 

( 1) The maximum size for a one-bedroom unit shall be 675 square feet. 

(2) The maximum size for a two-bedroom unit shall be 1,000 square feet The 
following provisions shall apply only to a two-bedroom unit: 

(a) A 300 square foot private yard area shall be provided for the unit, which 
is to be located in the rear or side yard, and shall not be less than 10 
feet in any direction. 

(b) The private yard area shall not be located in the front yard area. 

(c) On-site retention basins shall be prohibited in the private yard area." 

e)(~) p ~ 
(';D f). l ,...f) I _DQ-
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SECTION 4: Table 1 of the Zoning Ordinance is amended as shown in Exhibit "P.," and 
incorporated herein by reference as part of this document. 

SECTION 5: Table 2 of the Zoning Ordinance is amended as shown in Exhibit "8" and 
incorporated herein by refe_rence as part of this document. 

SECTION 6: The City Council hereby finds as follows: 

1. The amendments to the Zoning Ordinance are necessary to protect the public health, 
safety, or welfare and are in the best interests of the City of Grover Beach. 

2. Certain uses in the commercial and industrial districts, which currently require a Use 
Permit, may_now be approv~ by the Community Development Director as an 
Administrative Use Permit, since they are not of sufficient magnitude to warrant full 
Planning Commission review through the current l:Jse ~ermit process. ---· 

3. Certain uses, which currently require a Use Permit or are not permitted, may now be 
cfassffied as less restrictive permitted uses or conditionally permitted uses in the 
Visitor Services District (C-V Zone) and Coastal Visitor Services District (C-C-V Zone). 

4. Regulations pertaining to mini-warehouse parking lanes and parking standards require 
revision because such uses do not generate a high demand for parking. 

5. Regulations pertaining to the maximum size of caretaker's residences require revision, 
since the current size is tClo restrictive. 

SECTION 7; This ordinance shall be in full force and effect thirty (30) days after its 
passage. Based on the length of the ordinance, it is not feasible to prepare a fair and 
adequate summary of this ordinance. A one-quarter page display advertisement indicating 
the general nature of and providing information about the ordinance shan be published in a 
newspaper of general circulation within the City at least five (5) days prior to the Cit! Council·· 
meeting at which the proposed ordinance is to be adopted. A certified copy of the full text of 
the proposed ordinance shall be posted in the office of the City Clerk. Within fifteen (15) days 
after adoption of the ordinance, the summary with the names of those City Council members· 
voting for and against the ordinance shall be published again, and the City Clerk shall post a 
certified copy of.the full text of such adopted ordinance. 

INTRODUCED at a regular meeting of the City Council held on February 17, 1998 and 
PASSED and ADOPTED by the City Council on March 2, 1998 on the following roll-call vote, 
to wit 

AYES: 
NOES: 
ASSENT: 
ABSTAIN: 

Council Members Gates, Reed, Amoldsen, Keith and Mayor Santos 
None 
None 
None 

• 

• 
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ATTEST: 

PATRICIA A. PEREZ, CITY CLERK .. :;

APPROVED AS TO FORM: 

JAMES F. RUPP, JR., CITY ATTORNEY 

E~\?; t3f

G(l& LC} \ -q ~ 



LEGEND 
p = 
UP = 
AUP = 
TUP = 
NP = 

TABLE 1 
USES PERMITTED WITHIN COMMERCIAL DISTRICTS 

PERMITTED 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF A USE PERMIT 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF AN ADMINISTRATIVE 
USE PERMIT 
PERMITTED SUBJECT OBTAINING APPROVAL OF A TEMPORARY USE-.,. 
.PERMIT .. ,. 

NOT PERMITTED 

Cfty of Grover Seac:h Zoning Regulatloru~ IX-83 , . Revised, 1&Se 

• 
- ... ' 

• 

• 



USES C-S-0 c:.N 

FINANCIAL ES -:::: .. 

City of Grovel 8eGh Zoning Regulations 

C-P C-V C-S 
and· 

C..C-V 

Ex 8) p 6 
GR.B L.q \ _q% 

. C-P..C 

Revised, 1998 



USES C-8-0 e-N C-W C-S P-C C-P-C 

cuilding materials sales entirely w/in -NP· NP.· ,:NP AUP • '··.· 

p P· NP p p 

P. p p 
p 

p 

• 

• 
City a1 Grover Beach Zoning Regulations Revised , 1998 



USES C·B-0 C·N C-P 
> • 

···. 

AUF 

UP 

.J UP 
p 

p 

City of Grover Beach Zoning Regulations 

C'-V c..s P-C 
and 

C-C-V 

::Np· NP 
,.p p .p 

.UP!Ps p NP 

E'~ B> 'f ~ 
GR.~ LCP # -GJ~ 

Rellised , 1998 

C-P-C 

NP 
p 

NP 

p 

p 



uses C..S-0 c~~r· C..P C-V c..s P-<; C-P-C .. 
and 

C-C-V • p ·. p NP ,NP 
NP AU NP NP 

Np:·· NP 

• 

• 
Clty of Grever Beach Zoning Regulations IX-67 Revised , 1998 



.! 

USES 

uses similar to,\ and no more 
obJectionable to permitted or 
conoitionaluses identified above, as ·· 
determined by the Planning 

C-8..0 C~N C-P 

UP 

CN c~ p .. c.· ·c-P..c 
and .. 

. c;.c-v 
.. UP ·p:· 

1. This usa requires approval of an Administrative Use Penn it if located on the first floor of a commercial 
building, but is a permitted use on the second floor. 

2. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property line. Use is permitted on lots with frontage on other streets in the 
District or in any unit whose entrance does not directly front onto Grand Avenue and is located greater 
than 20 feet from the Grand Avenue property line. 

•• Subject to Section 3900 et. al. of the Municipal Code . 

E'(, ~; rtO 
G t~ LC p 1-~ 15 

Clty of Grover Beach Zoning Regulations IX-88 Revised, 199a 



4. Must not include product manufacture for general sale or distribution. 

5. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property r~ne. Use is permitted subject to obtaining approval of a Use Permit 
on lots with frontage on other streets in the District or in any unit whose entrance does not directly front 
onto Grand Avenue and is located greater than 20 feet from the Grand Avenue property line. 

6. Subject to Section 9117.12 of the Municipal Code. 

7. Use requires approval of an Administrative Use Permit in any unit whose entrance fronts on Grand 
Avenue or has an entrance within 20 feet of the Grand Avenue property line. Use is permitted on lots 
with frontage on other streets in the District or in any unit whose entrance does not directly front onto 
Grand Avenue and is located greater than 20 feet from the Grand Avenue property line. 

a. Use requires approval of a Use Permit in any unit whose entrance fronts on Grand Ave.nue or has an 
entrance within 20 feet of the Grand Avenue property line. Use is permitted on lots with frontage on 
other streets in the District orin any unit whose entrance does not directly front onto Grand Avenue and 
is located greater than 20 feet from the Grand Avenue property line. 

9. Butchering is prohibited. 

10. Subject to Section 3112 of the Municipal Code. 

11. See development standards for applicable Zoning District for regulations on location and size of 
dwelling unit. · 

12. Storage of vehicles is prohibited. 

13. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property line. Use is permitted subject to obtaining approval of a .Use Permit 
on lots with frontage on other streets in the District or in any unit whose entrance does not directly front 
onto Grand Avenue and is located greater than 20 feet from the Grand Avenue property line .. 

ef(e) f\1 

• 

• 

G~B LLP t-q~ • 
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LEGEND 
p = 
UP = 
AUP = 
TUP = 
NP = 

TABLE 2 
USES PERMITTED WITHIN INOUSTRJAL DISTRICTS 

PERMITTED 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF A USE PERM!T 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF AN ADMINISTRATIVE USE 
PERMIT 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF A TEMPORARY USE 
PERMIT 

. NOT PERMITTED 

Manufacturing/assembly from previously prepared P 
materials - apparel; crafts; jewelry; sporting goods; art 
materials; novelties; wire 

Manufacturing of basic metals, ·chemicals, building 
materials, fabricated metals, textiles, paper & 
cardboard; machinery, tra ment 

NP 

City of Grever Beach Zoning Regulations IX-110 Revised , 1998 



USE 

Pharmacetititals; cosmetic$, dnJ.gs·, perfumes, . 
· ·"=arid..... ·::;·;:, · · : · · ·. ·' · 

.. 
.··· p_: .. ,·· . p ..... '•· 

Ambulance services 

NP. 
. . .. ... 

Antennas (commercial broadcasting) . NP .. 
... 

NP 
·~. t p 

.. ~~ ' ' -, .... .•. . 
Athletic/health clubs, gymnasiums, fitness centers, UP 
game courts . 

' ... . ,., 

City of GI'OV8f Seach Zoning Regulations IX-111 

E1<'_ f> ) p I 3 

G~~ LL~ l -9.8 
Revised , 1998 

• 

• 



• USE 

• 

• 
City of Grover Beach Zoning Regulations IX-112 

C-l-C C-l l-M 

· NP · ·p p 

p 

NP 

UP 

e'~< B) f llf 
G~ LC~ l-qg 

Revised, 1998 



USE C-1-C :·C..t. L-M P-M 
-

Swap meets NP . NP UP • 

Vehicle repair & related services (body, brake, UP 
transmission, , muffler, sound, 

... · -~-

Vehicle sales and r.e:ntal - {autos, trucks, motorcycles, UP 
RV's,·ATVs,·trailers, farm ·equipment, boats, aircraft,·· 
mobile . . ~.: . . . 

• 

E~ s) P 's- • G R-11 LC~ l-'18 

City of Grever Seacl'l Zcnlng Regulations IX-113 . Revised I 1998 
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Utility company
Corporation yards 

USE 

stations· 
. ' . · .. :;~;/ · .. 

munity meetin,grooms;,· .. 
:- ·.··-::,;;· .. ·-~:.::..:~:::·,'-~:::::\ ·,. {·\::•::,; __ : ', ' 

Engineering/ Administration offices 
Substations 

Building that exceeds 1 story or 18 feet in height if 
located 100 feet or less from a residential district 
bo 

C-4-C 

NP 

. ,.,.·· 

Uses similar to, and no more objectionable to UP 
permitte'd or conditional uses identified above, as 
determined the Planning Commission 

1. Permitted use when conducted within a building. Outside storage or yards not permitted. 

2. Permitted use when conducted within a building. Use Permit is required for outside yards conducted 
within a sefid fenca (minimum six (6) feet, maximum eight (8) feet in height) and all materials stacked 
below the top of the fence. 

3. Permitted usa when conducted within a building or if outside yard is wholly enclosed by a solid six (6) 
foot fence and all materials are stacked below the top of the fence. Use Permit is required when the 
height of stacked materials exceed the top of the fence. Permitted height of stacks is set as a condition 
of approval. 

4. Permitted use when yard is wholly enclosed by a solid six (6) foot fence and all materials are stacked 
below the top of the fence. Use Permit is required when the height of stacked materials exceed the 
top of the fence. Permitted height of stacks is set as a condition of approval. C '( \3) 'f \ (Q 

G K-~ Lee \ --q ~ 

City of Grover Beach Zoning RegJJiat!ons IX-114 Revised, 1998 



5. Must be completely enclosed by a solid six (6) foot fence. Permitted height of related materials stacks 
to be set as a condition of approvaL • 

6. Must be designed to serve the industrial area exclusively. 

7. Must be designed to serve the industrial area exclusively. 

8. Must be completely enclosed by a solid eight (8) foot fence and all related materials stacked below 
the top of the fence. 

. \ 
., 

['( ~l f 11 
G R.B LC.P 1-C) ~ 

City of Gri:M!r Beach Zoning Regulations IX-115 Revised , 1998 
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ORDINANCE NO. 97-2 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH 
AMENDING ARTICLE IX, CHAPTER 1 OF THE MUNICIPAL CODE TO ADD 

REGULATIONS FOR HIGH OCCUPANCY RESIDENTIAL USES 

WHEREAS, it is desirable to promote the quality of life in !ow density residential 
neighborhoods by ensuring that dwellings provide adequate support facilities; and 

WHEREAS, the City of Grover Beach has identified these support facilities; and 

WHEREAS, the City Council of the City of Grover Beach finds that the high occupancy 
residential use regulations are consistent with the City's General Plan by preserving low density 
residential neighborhoods. 

NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of Grover Beach 
as follows: 

SECTION 1: Section 9137.15.1 shall be added to Article IX, Chapter 1, of the City 
Municipal Code as follows: 

"Sec. 9137.15.1 High Occupancy Residential Use Regulations 
This Section is intended to promote the quality of life in low-density residential neighborhoods by 
ensuring that dwellings provide adequate support facilities. 

(A) General Requirements: 

(1) 

(2) 

\ 

·Applicability: A high occupancy residential use is allowed in the R-A, C-R-A, R-1, 
C-R-1, and C-P-R-1 Districts subject to the development standards set forth in 
subsection (B), below. 
Relation to District standards: Where this chapter does not contain a particular 
type of standard or procedure, conventional zoning standards shall apply. 
Nothing in this section prohibits applicants from requesting exceptions or 
variances from the strict interpretstiori of Zoning Regulations to the extent allowed 
by said regulations for any use. 

(B) Development Standards: Upon approval ofan Administrative Use Permit, as described in 
Section 9144.2, a high occupancy residential use may be established with occupancy of 
six or more adults. The purpose of the Administrative Use Permit is to ensure 
compliance with the development standards described below, and to ensure the 
compatibility of the use at particular locations. 

(1) 

(2) 

(3) 
(4) 

The dwelling must contain a minimum 300 square feet of gross floor area, less 
garage area, per adult. 
The parking requirement shall be the greater of: a) The number of spaces 
required for dwellings as described in Section 9138.1 OR b) one off-street parking 
space per adult occupant, less one. 
The parking of two vehicles within a required front yard or setback is allowed. 
Each required parking space shall be of an all-weather surface and have 
dimensions as described in Section 9138.3. 
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(5) Upon approval of the Community Development Director, parking spaces may be 
provided in tandem. No more than two areas of tandem parking shall be allowed. 

(6) There shall be a minimum of one bathroom provided for every three adult 
occupants. 

(1) The dwelling must meet all current building, health, safety and fire codes and 
have been built with all required permits. An inspection by the Grover Beach Fire 
Department shall be required as part of the Administrative Use Permit process. 
The applicant is responsible for the cost of the fire inspection. 

(C) Permit Requirement For high occupancy residential uses with six or more adult 
occupants, the applicant shall apply for and obtain an Administrative Use Permit as 
described in the Zoning Regulations. The applicant shall submit and certify the following 
information as part of the application for an Administrative Use Permit: 

(1) 
(2) 

(3) 
(4) 
(5) 

Address of dwelling. 
A site plan which shows: 
(a) the entire boundary of the site as well as adjacent structures within 20 

feet. · 
(b) the number and location of off-street parking spaces. 
(c) the gross floor area of the dwelling in square feet. 
(d) the floor plan for the dwelling with the rooms clearly labeled. 
The number of proposed adult occupants. 
Property owner's signature. 
Any other information deemed necessary by the Community Development 
Director. • 

(D) Periodic Review and Enforcement: 

(1) 

(2) 

\ 

High occupancy residential uses shall be reviewed annually to insure compliance 
with the provisions of this section. It shall.be the responsibility of the property 
owner to initiate the annual review and pay applicable fees. The review shall be 
conducted in the same ·manner as the processing of Administrative Use Permits. 
Violation of any of tfle provisions of this Section· shall be the basis for enforcement 
action by the City which may include revocation of a previously approved 
Administrative Use Permit. 

(E) Existing High Occupancy Residential Uses: High occupancy residential uses in existence 
on the effective date of the adoption of this Section shall comply with the above 
requirements according to the following schedule: 

(1) 

(2) 

Documented expenditures have been made to the dwelling that are related to the 
high occupancy residential use and exceed $5,000.00 in value, as determined by 
the Community Development Director- One (1) year. 
Documented expenditures have been made to the dwelling that are related to the 
high occupancy residential use and are valued between $0 and $5,000.00, as 
determined by the Community Development Director- Six {6) months. n 

SECTION 2: Section 9148.2 of Article IX, Chapter 1, shall be amended to include the 
following definitions, arranged alphabetically: 

• 

• 

• 



• 

• 

• 
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"Adult: A person 18 years of age and older." 

''High Occupancy Residential Use: Any dwelling, other than a residential care facility as 
defined in Section 9148.2 of this code or a group home operated by a non-profit organization for 
the elderly, disabled, single parents, or battered spouses, in the R-A, C-R-A, R-1, C-R-1, or C-P
R-1 Zoning Districts when the occupancy of the dwelling consists of six or more adults." 

"Tandem parking: The arrangement of parking where no more than two cars are arranged in 
tandem, one in front of the other.". 

SECTION 3: The City Council has considered the environmental initial study and draft 
Negative Declaration, and has adopted Resolution No. 97-7, which finds that the project will not 
have a significant effect on the environment. 

SECTION 4: This Ordinance shall be in full force and effect thirty (30) days after its 
passage. Based on the length of the ordinance, it is not feasible to prepare a fair and adequate 
summary of this ordinance. A one-quarter page display advertisement indicating the general 
nature of and providing information about the ordinance shall be published in a newspaper of 
general circulation within the City at least five (5) days prior to the City Council meeting at which 
the proposed ordinance is to be adopted. A certified copy of the full text of the proposed 
ordinance shall be posted in the office of the City Clerk. Within fifteen (15) days after adoption of 
the ordinance, the summary with the names of those City Council memqers voting for and 
against the ordinance shall be published again, and the City Clerk shall post a certified copy of 
the full text of such adopted ordinance. • 

INTRODUCED at a regular meeting of the City Council held on February 3, 1997 and 
PASSED and ADOPTED by the City Council on February 18, 1997, on the following roll call vote, 
to-wit: 

AYES: 
NOES: 

Council Memi:>ers Gates, Santos, Amoldsen, and Mayor Reed 
None 

ABSENT: 
ABSTAIN: 

ATTEST: 

Council Member Keith 
None 

~;.,~~ 
PATRICIA A. PEREZ, CHYCLERK 

APPROVED AS TO FORM: 

~ 
MAYOR REED 



ORDINANCE NO. 96-1 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH 
ADOPTING THE 1996 ZONING REGULATIONS REPLACING CHAPTER 1 

OF ARTICLE IX OF THE MUNICIPAL CODE IN ITS ENTIRETY 

WHEREAS, on December 7, 1992 and October 4, 1993, the City of Grover Beach · 
updated the Land Use and Housing Elements of the General Plan; and 

WHEREAS, Section 65800 of the California Government Code provides for the 
adoption of zoning laws, ordinances, rules, and regulations by all cities and counties; and 

WHE~S, 9ection 65860 of the California Government Code directs that a ·city's ... 
zoning ordinance must be consistent with its General Plan; and . : . r_ ..• ;··~-- .• : ·. :. :· . 

WHEREAS, Section 65850 of the California Government Code provides 'for the · ; _: 
adoption of o.rdil1anees by any county or city that regulate the use of buildin·gs,"structures·; .. and 
land; signs and billboards; location, height, bulk, number of stories, and size of building and 
structures; size. and use of lots; yards, courts, and other open spaces; percentage of a lot · 
which may be occupied by a building or structure; or intensity of land use; and 

• 

WHEREAS, Section 65850 of the California Government Code provides for the • 
adoption of ordinances by any county or city that establish requirements fer off-street parking 
and loading; establish and maintain building setback lines; or create civic districts around civic 
centers, public pai'Ks, public buildings, or public grounds and establish regulations for those 
districts; and 

• " ,, 1 ·-· • - ...,; • - -· - Jo 

WHEREAS, a comprehensive update of the Zoning Ordinance has not occurred since 
1975; and \ . . · ::,··: . . . . .. . .:· , · .. ' . . . 

WHEREAS, public participation in the development of the updated Zoning Regulati-ons 
included holding workshops with the Planning Commission and· publishing an 1/8 page public 
hearirig notice in the newspaper; and · · · · · · · · 

WHEREAS, duly noticed public hearings were held by the Planning Commission of the 
City of Grover Beach on February 13, March 12, and March 27, 1996 at which all interested 
persons were given the opportunity to be heard; and · 

WHEREAS, duly noticed public hearings were held by the City Council of the City of 
Grover Beach on May 6, May 20, and July 1, 1996 at which all interested persons were given 
the opportunity to be heard; and 

WHEREAS, the City Council has adopted Resolution No. 96-37 adopting a Negative 
Declaration relating to the 1996 Zoning Regulations; and 

WHEREAS, the City Council has reviewed and considered the information and public 
testimony presented at the public hearings and in the proposed documents and staff reports. 

· fx:D 
(.,.R~ tr P t-Cf R 

• 
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THE CITY COUNCIL OF THE CITY OF GROVER BEACH DOES HEREBY ORDAJN 
AS FOLLOWS: 

SECTION 1: Chapter 1 of Article IX of the Grover Beach Municipal Code is hereby 
repealed in its entirety. 

SECTION 2: A new Chapter 1 of Article IX relating to Zoning Regulations is hereby 
adopted as set forth in Exhibit "A" and incorporated herein by reference as part of this 
document 

SECTION 3: The City Council hereby finds as follows: 

1. Th~ 1996 Zoning Regulations ary; necessary to protect the public health, safety: or· 
welfare and are in the best interests of the City of Grover Beach. · 

.· 

2. Each part of the Zoning Ordinance was reviewed for internal consistency with the 
. entire Municipal Code and revised as necessary_ .:: .· 

................. , .. 

3. • -4. 

All changes to the Zoning Map were made to maintain consistency with the General 
Plan Land Use Element adopted on _December 7, 1992 . 

Areas that were changed from R-A (RESIDENTIAL AGRICULTURE) to R-A-AG 
(RESIDENTIAL AGRICULTURE WITH AGRICULTURAL COMBINING DISTRICT) 
were revised to be consistent with the agricultural combining designation in the South 
Grover Beach Neighborhood Plan of the L~nd Use Element of the General Plan. · 

5. 

6. 

7. 

8. 

10. 

Areas that were changed from R-A (RESIDENTIAL AGRICULTURE) to P-M-AG 
(PLANNED _MANUFACTURING WITH AGRICULTURAL COMBINING DISTRICT) 
were revised to be consistent with the general plan designation in the South Grover 
Beach Neighborhood Plan of the Land Use Element of the General Plan. 

~ .. ~ ' ' 

Areas that; were :changed~jj, R~A (RE.SIDENT!AL AG~!CUL TURE) to P-F (PUBLIC 
FACILfTlES) were revised to make the Zoning District consistent with the existing use 
on the parceL 

Areas that were changed from R-A (RESIDENTIAL AGR!CUL TURE) to R~A-F·P 
(RESIDENTIAL AGRICULTURE WITH FLOOD PLAIN COMBINING DISTRICT) were 
revised to reflect the FEMA flood insurance maps. 

Areas that were changed from R-1 ,(SINGLE FAMILY RESIDENTIAL) to P-F (PUBLIC 
FACILITIES) were revised to make the Zoning District consistent with the existing use 
on the parcel (such as a school or park). 

Areas that were changed from R-1 (S·JNGLE FAMILY RESIDENTIA.L) to 0 (OPEN 
SPACE) were revised to make the Zoning District consistent with the existing uses of 
the parcel. 

. c¥:]), p2. 
Areas that were changed from R-1 (SINGLE FAMILY RESIDENTIAL) to 0-F-P (OPEN G D ~ 
SPACE WITH FLOOD PLAIN COMBINING DISTRICT) were revised to make the r--
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Zoning District consistent with the existing uses of the parcel and to reflect the FEMA 
flood insurance maps. 

11. Areas that were changed from C-P-R-1 (COASTAL PLANNED SINGLE FAMILY 
RESIDENTIAL) to C-0 (COASTAL OPEN SPACE) were revised to make the Zoning 
District consist~nt wi~ the existing u~~s of the parcel. 

12. Areas that were changed from C-P-R-1 (COASTAL PLANNED SINGLE FAMILY 
RESIDENTIAL) to C-0-F·P (COASTAL OPEN SPACE WITH FLOOD PLAIN 
COMBINING DISTRICT) were revised to make the Zpning District consi~tent with the 
existing uses of the parcel and to reflect the FEMA flood insurance maps. . . . . . . . ; . 

13. Areas that were changed from C-P-C (COASTAL PlANNED COMMERCtAL} to C-0-
F-P (COASTAL OPEN SPACE WITH FLOOD _PLAIN_ COMBINING DISTRICT) were 

:· revised to make the Zonih{fDistricfconsistent With the eXisting uses of the ·parcel and 
to reflect the FEMA flood insurang; maps. · · · 

14. -Areas thatwere'diange(ffiom ·R-2 (DUPLEX RESIDENTIAL) to P-F (PUBLIC · : 
FACILITIES) were revised to make the.Zoning District consistent with the existing use 
on the parcel or to be consistent with the general plan designation. · 

• 

15. Areas that were changed from R-3 (MUL TJPLE RESIDENTIAL) to P-F (PUBLIC • 
FACILITIES) were "revised to make the Zoning District consistent with the exi~ting use 
on the parcel or to be consistent with the general plan designapon. · 

16. Areas that were changed from R-3 (MULTIPLE RESIDENTIAL) to R~2 (DUPLEX 
RESIDENTIAL) were revised to make the Zoning District consistent with the general 
plan designation and existing uses or densities on the pa-rcel or surrounding area. 

- ( .·:. ;:· ,,, : - ':: .·• . _ .. ·... .. ·~; 

17. Areas that were changed from R-3 (MULTIPLE RESIDENTIAL) to C-N 
{NEIGHBORHOOD COMMERCIAL) were revised to make the Zoning District .. 
consistent with the general plan designation and existing uses or densities on the 
parcel or surrounding area. · -

18. Areas that were changed from R-3 (MULTIPLE RESIDENTIAL) to M-U (MIXED USE 
DEVELOPMENT) were revised to make the Zoning District consistent with the general 
plan designation. 

19. Areas that were changed from H-C (HIGHWAY COMMERCIAL) to P-F (PUBLIC 
FACILITIES) were revised to make the Zoning District consistent with the existing use 
on the parcel or to be consistent with the general plan designation. 

20. 

21. 

Areas that were changed from H-C (HIGHWAY COMMERCIAL) to M-U (MIXED USE 
DEVELOPMENT) were revised to make the Zoning District consistent with the general 
plan designation. · 

Areas that were changed from H-C (HIGHWAY COMMERCIAL) to C-V (VISITOR 
SERVICES) were revised to make the Zoning District consistent with the general plan 
designation. · 

• 
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• 

22. Areas that were changed from C-H-C (COASTAL HIGHWAY COMMERCIAL) to R-2 
(DUPLEX RESIDENTIAL) were revised to make the Zoning District consistent with the 
general plan designation and existing uses or densities on the parcel or surrounding 
area. 

23. Areas that were changed from C-H-C (COASTAL HIGHWAY COMMERCIAL) to C-C-V 
(COASTAL VISITOR SERVICES) were revised to make the Zoning District consistent 
with the gen_eral plan designation. 

24. Areas that were changed from C-P (PROFESSIONAL OF:FICE) to P-F (PUBLIC 
FACILITIES} were revised to make the Zoning District consistent with the existing use 
on the parcel or to be consistent With the general plan designation. . 

25. :Afeas tha(w~re ch~n~ed fi.om C~P (PROFESSIONAL. OFFICE) to M-U (MIXED USE 
DEVELOPMENT) werr= revised to make th·e Zoning District ·consistent with the general 

·~ .. -plan.desigr1ation·.--..:'~ •' ~,- ····-..... · ·•·· . .,,, .:~ .. ~.:~- · ..... _ , .... -·- · -·.!:::·:~ · 

26. 

• ...-- ',, -~ ' ' • : .. ~ • .. ~:. ·-·:,.: !; ·~ 

Areas that were changed from C-N {NEIGHBORHOOD COMMER.CIAL} to R-3 . 
(MULTIPLE RESIDENTIAL) were· revised to make the .Zoning Dist[ict consistent with 
the general plan designation and existing uses or densities on the parcel or 
surrounding area. · · 

27. Areas that were changed from C-N {NEIGHBORHOOD COMMERCIAL) to C-N-D-#8 
(NEIGHBORHOOD COMMERCIAL WITH DESIGN DEVELOPMENT COMBINING 
DISTRICT) were revised to provide special use and development standards as set 
forth in the Land Use Element of the General Plan . 

• -, __ •. _:-·- .<,., . ~ ·, __ ,_ ~· 

28. Areas that were changed from C-8-D (CENTRAL BUSINESS DISTRICT) to C-V 
(VISITOR SERVICES) were revised to make the Zoning District consistent with the 

29. 

30. 

31. 

genera!' ~ian designation. _ , .. · . . .. : . . .. . . . .. ·. . . . · 
.. . . . . A ~'"• ... - •' W ''\_ ''. ,• ~... •. : 

Areas that were changed from C-1 (COASTAL INDUSTRIAL) to C-C-V (COASTAL 
VISITOR SERVICES) were revised to make the Zoning District consistent with the 
general plan designation. 

Areas that were changed from C-1 (COASTAL INDUSTRIAL) to C-R-2 (COASTAL 
RESIDENTIAL) were revised to make the Zoning District consistent with the general 
plan designation. 

Areas that were changed from C-1 (COASTAL INDUSTRIAL) to C-R-1.(COASTAL 
SINGLE FAMILY RESIDENTIAL) were revised to make the Zoning District consistent 
with the general plan designation. 

Areas that were changed from C-1 (COASTAL INDUSTRIAL) to C-1-C (COASTAL 
INDUSTRIAL COMMERCIAL) were revised to make the Zoning District consistent with 
the recommendations of the land use study completed for the Beckett/ Front Street 
area. 

33. Areas that were changed from M (INDUSTRIAL) to R-1 (SINGLE FAMILY 
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RESIDENTIAL) were revised to make the Zoning District consistent with the general 
plan designation. 

34. Areas that were changed fr~m M (INDUSTRIAL) to P-F {PUBLIC FACIUTIES) were 
revised to make the Zoning District consistent with the existing use on tht: parcel. 

35. Areas that were changed from C-M (COMMERCIAL MANUFACTURING) to C-P-D-#9 
{PROFESSIONAL OFFICE WITH DESIGN DEVELOPMENT COMBINING DISTRICT) 
were revised to provide special use and development standards as set forth in the 
Land Use Element of the General Plan. 

36. Areas ~at were changed from H-S (HIGHWAY SERVICE) to P-C (PLANNED 
COMMERCIAL) were revised to make the Zoning District consistent with the general 
plan designation. ' ·~ · ·· · · 

--.4 -,. ""!, • .. • •• ,..-·-. 11 ..... -~--~-··t~i'-:; .~ .. ": ·- ··.~ -;,,:, ... . ·.,. :li.::- ·~ ~~- ·····~. :. ~ ·--::_·.: .. -~-· ... 

37. Areas_ that were chC!.nged fr()OJ M-H (MOBILEHOME) to M-H~F-P (MOBILEHOME 
WITH FLOOD PLAIN COMBINING DISTRICT) ·were revised to reflect the FEMA flood 
insurance maps. - ··-- · ~ , .. ·· · ·"" · · 

. . . . 

• 

38. Areas that were changed from C-5-F (COASTAL SECONDARY FLOOD PLAIN) to C
P-C (COASTAL PLANNED COMMERCIAL) were revised to reflect the FEMA flood 
insurance maps and to make the Zoning District consistent with the general plan • 
designation. · 

39: Areas that were changed from S-F (SECONDARY FLOOD PLAIN) to R-A-F-P 
(RESIDENTIAL AGRJCUL TURE WITH FLOOD PLAIN COMBINING DISTRICT) were 
revised to make the Zoni11g District consistimt with the general plan designation and to 
reflect the- FEMA flood insurimce· maps~· · .. · · ·· · · 

\., ..:; .•. " .. .. ........ "', .. : ~t .. -~-·· ~ ... -,r,. ..... . . 

40. Areas ~at were changed ~m .S-F (SECONDARY FLOOD f:'LAif':J) to _0-F-P_ (OPEN 
SPACE WITH FLOOD PLAIN COMBINING DISTRICT) were revised to make the;· 
.Zoning District consistent with the general plan designation and to reflect the FEMA 

. ~ood insurance maps. · · · · ·. · 

41. Areas that were changed from. S-F (SE.CONDARY FLOOD PLAIN} to P-C (PLANNED 
COMMERCIAL) were revised to make the Zoning District consistent with the general 
plan designation and to reflect the FEMA flood insurance maps. 

42. Areas that were changed from 0 (OPEN SPACE) to P-F (PUBLIC FACILITIES) were 
revised to make the Zoning District eonsistent with the existing use on the parcel (such 
as a park). 

43. P..reas that were changed from C-G-C (COASTAL GOLF COURSE) to C-P-C 
(COASTAL PLANNED COMMERCIAL) were revised to make the Zoning District 
consistent with the general plan designation . 

. 44. The MIXED USE (M-U) District will provide for the long-tenn redevelopment of existing ~ ~ !4 
mobilehome parks and surrounding areas in accordance with the Land Use Elemenfs 
Grand Corridor Neighborhood Plan. 



Ordinance No. 96-1 
Zoning Ordinance Update 

.age6 

45. The VISITOR SERVICES (C-V) and COASTAL VISITOR SERVICES (C~C-V) Districts 
will provide services for visitors who require restaurants, gifts, mementos, and gas 
stations. 

46. The SHOPPING CENTER (C-S) District will provide for the basic retail shopping needs of 
the community. 

47. The PLANNED COMMERCIAL (P-C) District will provide for visitor-serving uses in a 
sensitive area requiring planned development. 

48. The LIGHT MANUFACTURING (L-M) and COASTAL INDUSTRIAL (C-!) Districts will 
provide areas for primarily small-scale manufacturing or commercial service u_ses. 
Design and $ite development standards are _included that implement the Land Use 
Element's' South ·G'rover Beach' Neighborhood Plan. . . . . . . . . 

49. 

51. 

52 .. 

53. 

54. 

55. 

57. 

The COASTAL INDUSTRIAL COMMERCIAL (~!-C) District will provide areas for · 
custom and.light manufacttiring and assembly, 'and commercial recreation and child 

_:care a·s"direetea S·tthe Cit:{"touncl!'during the 1995 C-1 Zone Land Us~ Study._ · : · 

The PLANNED MANUFACTURING (P-M) District will provide for larger manufacturing, 
wholesaling or industrial uses. Design and site development standards are included 
that implement the Land Use Element's South Grover Beach Neighborhood Plan. 

The PUBLIC FACILITIES (P-F) District provides areas for public services and facilities 
in accordance ~ith ~ol_icy 9.2 ~f the Land Use Element. 

. . ' ., ·- ~ 

The AGRICULTURE COMBINING (AG) District will protect existing agricultural land . 
uses asset forth in the Land .. Use Element's South Grover Beach Neighborhood Plan. 

The p~ponderance of second hand stores within Grover Beach in the past three years 
necessitate re"gulaticins that limit their. concentration. These regulations are consistent 
with Goals 2.2 and 2.5 of the Land Use Element, which call for providing a diverse 
~conomic base for the community and offering a wide variety of products and services. 

Additional development standards for mini-warehouses are needed that provide for 
. adequate landsCaping, parking;· and on-site circulation system. These stafJdards· 
implement Goals 1.2 and 1.8 of the Land Use Element, which call for a physically safe 
environment and projects that are at a human scale. 

Additional design and site development standards for industrial developments 
contained in the L-M, P-M, C-J~C. and C-1 Districts implement Policies 7.1 and 7.3 of 
the Land Use Element. 

Outdoor private use area standards for the R-2, C-R~2, R-3, and C-R-3 Districts 
implement Land Use Element Program 5.1.1. 

Convenience stores are intensive operations that require special development 
standards to protect surrounding residential areas from parking, lighting, noise, and 
litter impacts. 

w) ~)G 
· GRQ? 
LCf 1-'t~ 
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58. Parking design standards have been revised to be consistent with Land Use Element 
Programs 6.1.6, 6.4.6, 7.1.2, and 7.3.7, and Housing Element Program 1.3.4. 

59. Mobilehome parks will be allowed in residential districts subject to obtaining approval 
of a Use Permit in accordance with Housing Element Program 1.2.1 and Government 
Code Section 65852.7. · 

60. Boarding houses operating in single family residential districts (R-1, C-R-1, C-P-R-1) 
generate excessive noise, parking, and traffic impacts that are not normally associated 
with these quiet neighborhoods. These impacts are detrimental to the community's 
health and welfare and are a nuisance to the residents in the neighborhood. . . . -_ .. _. ~ 

SECTION 4: This ordinance shall be in full force and effect thirty (30) days after its 
passage. Based on the length of the ordinance,· it is not feasible to prepare a fair and 
adequate summary of this ordinance. A one-quarter page display advertisement indicating 

. the general nature of and providing information about the ordinance shall be published in a 
newspaper of general circulation within the City at least five (5) days prior to the City Council 

• 

· meeting at which the proposed ordinance is to be adopted. A certified copy of the full text of 
the proposed ordinance shall be posted in the office of the City Clerk. Within fifteen ( 15) days 
after adoption of the ordinance, the summary with the names of those City Council members 
voting for and against the ordinance shall be published again, and the City Clerk shall post a • 
certified copy of the full text of such adopted ordinance. 

·INTRODUCED at a regular meetil1g of the City Council held on July 1, 1996 and 
PASSED and ADOPTED by the City Council on July 15, 1996, on the following roll-call vote, 
to wit 

AYES: 
NOES: 

Munroe, Gates, Fori'ster, Hamilton, Mayor Arnoldsen 
None 

ABSENT: 
. ABS.TAIN: 

None 
None 

APPROVED AS TO FORM: 

~&&~/ 
JA:MESF.RUPP. JR .. tiTVA Iii' 

RONALD ARNOLDSEN, MAYOR 

• 
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• RESOLUTION NO. 96-36 

• 

• 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
GROVER BEACH APPROVING APPLICA TlON 96-011 

WHEREAS, the City of Grover Beach adopted an updated Land Use Element of the 
Grover Beach General Plan on December 7, 1992; and 

WHEREAS, the West Grand Avenue Visitor Service District of the Grand Corridor 
Neighborhood Plan contained in the Land Use Element of the General Plan states "that a Zoning 
Ordinance and review and amendment be accomplished so that, excepting full-service gas 
stations, no new auto service related land uses be allowed;" and 

· WHEREAS, there is a need for other types of gas stations in this visitor-serving area of 
the City, including, self-service gasoline stations and combination gasoline station/mini-marts; 
and · 

. - ~· -; ~: -

WHEREAS, a duly noticed public hearing was held by the City Council of the City of . 
Grover Beach on May 6, 1996 at which all interested persons were given the opportunity to be 
heard; and · ' ·· · · .· .;'' : 

WHEREAS, the City Council at its meeting of even date herewith adopted a Resolution 
recommending adoption of a Negative Declaration for Application No. 96-011; and 

WHEREAS, the City Council has reviewed and considered the information and public 
testimony presented at the public hearing and in the staff report. 

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Grover Beach • 
does hereby approve Application 96-011, an amendment to page 8-2 of the Grand Corridor 
Neighborhood Plan of the Land Use Element of the General Plan, by adding the highlighted text .. 
and deleting the struck-out text shown in Exhibit A 

. I .· 

On motion by Council Member Gates, seconded by Cou-ncil Member Munroe, and on the 
following roll-call vote, to wit: 

AYES: Council Members Gates, Munroe, Hamilton, Forister, and Mayor Amoldsen 
NOES: None · · 
ABSENT: None 
ABSTAIN: None 

the foregoing. RESOLUTION NO. 96-36 was ADOPTED on this 6th day of May, 1996 . 

. ?2d-t;/ &e-
1 

'MA YO~ ... ARNOLDSEN 

ATTEST: 

J? . n e· . ' JZ;tr, ft 1 l"' l•, L_u JM .d A- d 
PATRICIA A R!SOLOI, Cll"YCLERK . 



NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

"' The neighborhood lacks a strong identity. 

The neighborhood mcry capitalize upon its central location between the beach visitor area and the 
Central Business District if there are more public activities such as art, craft, antique, animal, gun 
and specialty shows, nature hikes, sing·a·long bonfires, camera shoots, butterfly and bird counts, 
music and dance concerts, community festivals, parades, and events which make the area interesting 
twelve months a ~ear. These uisitor attractions mcry have to be created and supported by tourist· 
dependent and oriented businesses. 

The neighborhood ma:y also capitalize from increased visitors generated by a destination resort and 
conference facilities created in the beach area, or by an~ other beach area activities and programs 
designed to educate people about the ocean and beach habitats and environments. 

i..od,Png providers can provide shuttle seroices to and from evmts and attractions in the. beach area, 
Central Business District, and within the neighborhood such as restaurants. 

* Some neighborhood uses are not visitor oriented or serving. and diminish the attractiveness 
of the area for visitors to U!le. , · · 

_·.; ~ ;i . L • . ".: • - ~. •-

The zoning ordinance could be reviewed and amended to provide for the elimination of permitted 
and use permit uses which do not direct!~ serve visitors or support the intent and purpose of the 
district. 

• 

That a zoning ordinance review and amendment be accomplished so that, e;r:cepting fttll .ser'I:Jice • 
ga.sfl{II?!IJ stations, no new auto service related land uses be allowed and that all existing auto 
service related land uses be phased out ouer a period of time. 

* Some neighborhood properties will not adequately serve a tourist service or co:o:unercial use 
when their ~nt non-conforming uses end. Their conversion to commercial developments 
could be detrimental to neighbOring residenti~ properties. 

ThtNtoning ma:p should be amended to provide for the transfer of all Coastal Highwcry Commercial 
·properties north of Las Tiendas shopping center between North Second and Third Streets to 
medium-density residential. · 

* A single-ownership 30,000 square foot Grand Avenue property between Sixth and Seventh 
Streets is divided by zoning districts so as to make a development on the site difficult. 

The zoning ma:p should be amended to provide for the transfer of all commerciall~·zoned properties 
in the Grand Avenue/North Sixth to North Seuenth Streets block to the uisitor serving/commercial 
district so as to eliminate the zoning division of the Grand Avenue parking lot and building. 

"' The neighborhood, as a whole, lacks strong visual interest and appeal for the visitor in 
comparison with other colD:petitive tourist and visitor centers in the region. 

A design plan, complementing the Central Business District design theme, may be prepared and 
adapted for this area which would support the goals of the neighborhood plan and which could help 
entice uisitors into this Grauer Beach business district from other regional uisitor areas. 

B-2 
E'x E 

G--qtB · lL~ I-'\ <t • 
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RESOLUTION NO. 92-16 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER 
CITY AMENDING A PORTION OF THE CITY'S CERTIFIED TOTAL 

LOCAL COASTAL PROGRAM RELATING TO 
TEE ALLOWED WIDTH OF NORTH FOURTH STREET 

WHEREAS, the paved width of North Fourth Street from Grand Avenue 
to the Coastal Zone Boundary is fifty-six feet, and 

WHEREAS, the paved width of North Fourth Street within the City of 
Pismo Beach, within the Coastal Zone, as it crosses the wetlands is 
fifty-two feet and remains that width untiL-the coterminous City 
Limits of Grover City and Pismo Beach, and, 

WBEREAS, the section of North Fourth Street in question is not in. 
a wetlands area, but rather uplands, and 

WHEREAS 1 Sections 30 1 233, 30,240 1 and 30,607.1 of the Public. 
Resources Code simply are not applicable at this point in time, and. 

WHEREAS, this section of North Fourth Street has become a traffic 
bottle,neck on this arterial road, and 

.J'YHEREAS, on March 2,- 1992 the City Cou~~il did . conduct a duly 
noticed Public Hearing. 

NOW, THEREFORE, BE IT RESOLVED that the City Council of th~ City of 
Grover City DOES HEREBY amend a portion of the City's Certified 
Total Local Coastal Program as specified in the attached Exhibit 
"A" • 

On motion by Council Member Gates, seconded by Council Member 
Keith, and on the following roll-call vote, to wit: 

AYES: 

NOES: 
ABSEJ:IT: 
ABSTAIN: 

Council Members Gates, Keith, Munroe, Forister 
and Mayor Comstock 
None 
None 
None 

the foregoing RESOLUTION NO. 92-16 was 
2nd day of March, 1992. 

I 
I I 

r,··Patrida A. Risoldi, City Clerk for the 
.City of Grover.City,. do hereby certify that 
.this is a true and correct copy of 
!'.esolution No. 92-16· 'which: was adopted by 
the Ci'ty Council· on March 2, 1992 . 
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10 NEIGHBORHOOD PLANS 

Grover Beach is composed of neighborhoods: industrial, commercial, recreational and residential Some 
neighborhoods may be a little of each. 
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The Beach Neighborhood Pion 

Current Development Characteristics 
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THE GENERAL PLAN 

Grover Beach's General Plan is composed of sections called "elements". Each element focuses upon a 
topic as required or allowed by State law. Each element carries equal weight and must be consistent 
with the other elements. The following elements comprised the General Plan on September 1, 1992: 

Element Title Adoption or Last 
Major Revision Date 

Land Use 8/2/76 ..... 
. ~ : ' ... 

Housing 11/8/86 

Circulation 1/18/88 

Open Space and Conservation 8/6173 

Parks and Recreation 7/15/91 

Noise 1/3/77 

Scenic Routes 11/2/81 

Safety 1/3/77 

Seismic Safety 9/2/75 

The City Planning Department is currently updating the Land Use and Noise elements. The Housing 
Element shall be revised next, followed by the remaining elements. Some elements may be combined in 
the future. 

CITY OF GROVER BEACH· COMMUNITY DEVELOPMENT DEPARTMENT 

City Hall· 154 South Eighth Street 
P .0. Box 365 • Grover Beach1 California • 93483 

Telephone 805 473·4520 • Fax 805 489·9657 
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Land Use 

Element 
including areas within 
the local coastal zone 

adopted December 7. 19 92 

MAYOR AND ~tTY COUNCIL 

Chuck Comstock, Mayor 
Lowell Forister, Mayor Pro Tern 

H.E. 'Gene' Gates 
Peter Donald Keith 

Fred Munroe 

PLANNING COMMISSION 

John Geiss, Chair 
William Coe 

Guyla Hall 
Tom Hoffman 
Robert Reed 

Richard Roberts 
John Ziomek 

STAFF 

Penelope J. Culbreth, DPA, City Administrator 
Thomas Sullivan, Community Development Director 

Robert Mack, Former Associate Planner 
Sandra M. Bierdzinski, Associate Planner 

Pamela Gartin, Planning Technician 
Carol Elms, Administrative Secretary 
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IDSTORY OF GROVER BEACH 

The City of Grover Beach is located 15 miles south of San Luis Obispo in San Luis Obispo County on the 
Pacific Ocean. The town was founded by Dwight W. Grover, a lumberman from the Santa Cruz area on 
August 2, 1887 when a map establishing the town was recorded with the County. 

In its early years, Mr. Grover changed the name of the area several times in attempts to attract 
development. "Grand Beach" and "Huntington Beach" are examples of some of the names given to the area. 
"Huntington Beach" was an attempt to entice the Southern Pacific Railroad to locate a train depot in the 
town, since Collis Huntington was chairman of the railroad board. 

The mid-1930's brought actual development to the town. The third residential structure built here was 
the Carolan House. Today it is sited in a city park and is used by recreation staff. 

In the late 1950's the move for cityhood began, and on December 21, 1959 "Grover City" was incorporated, 
combining the Grover City Water Company and the Fair Grove Fire District. 

The residents voted on November 3, 1992 to change the name of the city to "Grover Beach". On December 
1, 1992, the name change was official. 

D. W. Grauer, 1890 
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1 INTRODUCTION 

Purpose of the General Plan 

The General Plan will be used by the City of Grover Beach to guide the orderly development of the 
community and to preserve, protect and conserve resources which contribute to rewarding lives for citizens 
and visitors of this coastal California community. 

Relationships of General Plan Elements 

The Land Use Element is one of a number of elements to the General Plan. Each element is designed to 
be consistent with all other elements so that when the elements are brought together they become one 
plan •• The General Plan of the City of Grover Beach. The remaining elements are: Housing, Circulation, 
Parks and Recreation, Open Space and Conservation, Safety, Noise, Scenic Routes, and Seismic Safety. 

IDstory of the General Plan 

The Land Use Element of the General Plan was originally adopted in April1973 and was later amended 
in June 1976. The original Land Use Element was designed to serve as "a comprehensive guide" to serve 
the City's 7,000 population which was projected to grow to 9,100 by 1990. That plan's conservative 
demographer missed the actual1990 Grover Beach population of 11,571 by 27%. 

The original Land Use Element included the unincorporated area of Oceano which was thought to be 
"critical to the future development" of Grover Beach. This plan sought to strengthen the Grover Beach 
downtown commercial and public facility area and to establish a "distinct boundary between urban and 
rural areas" in order to provide agricultural land owners "the assurance that creeping urbanization will not 
take his land". The community sought visitors, industry, commerce, parks and public improvements. The 
plan included increasing residential densities in order to encourage street improvements. 

The 1976 amendment clearly recognized that "there is no downtown" but Grand Avenue has as much 
promise as its name. Grand Avenue was to serve as the nuclei for a "concentrated" retail and community 
center between Eighth and Twelfth Streets. Vlsitor accommodation, general commercial, commercial 
recreational and other services were to be developed along the "Grand Corridor". 

Offices were planned for South Thirteenth Street and Ramona Avenue and future neighborhood 
commercial centers were outlined. In short, the 1976 amendment to the Land Use Element became the 
authoritative guide for Grover Beach's future. 

Public Participation Process in General Plan Development 

The Planning Commission and the City Council will conduct public ·hearings before adopting or revising 
this General Plan Element. The City will publish notices in the local newspaper to advise citizens about 
the hearings and the opportunities to participate. 

The City intends to r~evaluate this Land Use Element every five years after its adoption, however, it may 
be revised or amended more frequently. Anyone may apply for an amendment to the General Plan at any 
time, however, State law limits the number of times the General Plan may be amended annually. 
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2 VISION STATE:MENT 

The Ckneral Plan seeks to preserve and promote an economically diverse town 

influenced by the natural benefits of its location on the hills and valleys, reaching out 

to the coastal dunes, the beach, and the Pacific Ocean. 
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3 COMMUNITY GOALS 

Introduction 

We establish goals for our community so that community energies are focused and directed. Land use 
plays a large and important role in establishing the kind of community we wish to live, work and play 
within •. This Land Use Element of the General Pian establishes community goals, policies and programs 
which will guide the City. All future actions of the City must be consistent with adopted goals. The 
Community Goal's process used in the preparation of the Land Use Element is described below. 

Goals. Goals are something people want and strive to achieve. In this example of goal setting, we want 
"a safe community." "A safe community" is a simply and concisely stated goal. However, identifying and 
stating a goal is not enough to make it come true. Commitment and planning are required to reach a goal. 

The General Plan Building Process 

3. Adopt PROGRAMS to reach the goal. 
(Programs ore listed offer eoch odopted 

policy in following chapters.) 

Policies. The flrst step for reaching a goal is to make a commitment. We must commit to reaching our 
goal. This step requires adopting a policy. The policy statement can be very simple, such as "We will 
insure the physical safety of residents and visitors". By adopting a policy we have made a s·tatement which 
requires action on our part. 

The policy statement also lets others know of our goals and commitment. It is important that the people 
know the goals of their city. 

It is possible, and often desirable, to adopt or state more than one policy committing to a single goal . 

3-1 



Programs. Once the commitment has been made to reach a goal by adopting a policy statement, ,-
programs must be developed to get us to the goal One program to implement our policy and reach our •. 
community goal may be to ~develop a land use plan which permits the arrival of all emergency use vehicles 
at all community locations within five minutes of alarm". 

Because safety is such a broad subject, more than one program may be necessary to reach and maintain 
our goal Normally, a number of programs and plans are necessary to attain a community goal. Complete 
and total public safety may be an ideal never attained, but we pity those who live where it is never sought. 

GROVER BEACH COMMUNITY GOALS 

Community Social Goals: 

Grover Beach should be: 

Goal 1.1 A neighborly and friendly community. 

Goal 1.2 A physically safe community for residents and visitors. 

Goal1.3 A small, comfortable place to live. 

Goal1.4 A community of ethnic and cultura! diversity where people of all ages and incomes live. 

Goal1.5 A town easily identified as a coastal and beach community. 

Goal1.6 A town distinctive from neighboring communities and towns. 

Goal 1. 7 A place where there is pride of community, environment, heritage and history. 

Goal1.8 A place where there is a feeling of human scale and personal involvement. 

Goal1.9 A town where there are ample opportunities io walk and bike to work and school and 
for recreational and daily errand pursuits. 

Goall.lO A community where people go to a central area for business, civic, cultural and social 
activities. 

Goal1.11 A city with responsive local government and public services. 

Goal 1.12 A community composed of neighborhoods which vary in nature and need. 

Community Economic Goals: 

Grover Beach should be: 

Goal 2.1 A place where all types of jobs are available. 

Goal2.2 A place with a diuerse economic base which prevents economic downturns in one segment 
of the economy from crippling the community. 

8-2 

• 

• 



• 

• 

• 

Goal 2.3 A community providing and encoil.raging opportunities for a local health cm:e industry 
to benefit residents and visitors as well as the economy. 

Goal 2.4 A visitor recreational and conference destination area where the environment is the 
attraction and is not damaged or destroyed. 

Goal 2.5 A retail center which provides a wide variety of products and services. 

Goal 2.6 A city with a clean industrial area within walking distance of homes. 

Goal 2. 7 A place with vocational training and educational opportunities for all ages. 

Goal 2.8 A community with child-care facilities and services to assist working parents. 

Community Housing Goals: 

Grover Beach should be: 

Goal 3.1 A community where all types of housing opportunities and prices are available. 

Goal 3.2 A place where there are many different housing styles. 

Goal 3.3 A city with a choice of home ownership and rental opportunity. 

Goal 3.4 A city where residential neighborhoods vary in nature, appearance and feeling. 

Goal 3.5 A community where the addition of new development does not cause sudden or swift 
changes to existing housing and neighborhoods. 

Goal 3.6 A city which does not permit the degradation of services and facilities for residents b:; 
accepting new development which does not mitigate negative impacts or provide for its share of. 
public services. 

Goal 3. 7 A city which recognizes the need to provide for the orderly conversion of agricultural 
·lands within the City for housing needs. 

Goal 3.8 A community where business proprietors and caretakers mcy live above or behind their 
enterprises in most commercial areas. 

Goal 3.9 A community where residents mcy live in commercial areas in mixed-use developments. 

Goal 3.10 A beautiful and attractive city where community clean·up activities are regularly 
scheduled. 

Community Environmental Goals: 

Grover Beach should be: 

Goal 4.1 A place which promotes resident and visitor exposure and involvement with the natural 
beauty and resources of the Pacific Ocean, beaches, dunes and related areas while protecting those 
natural assets from damage or loss . 

3·3 



Goal 4.2 A pl~e which protects native oaks and preserou their natural habitat. 

Goal 4.3 A pl~e which protects an.d preseroes all natural riparian a:reas. 

Goal 4.4 A city which protects and enhances the quality of air. 

Goal 4.5 A pl~e which sustains and enhances native flora., fauna and wildlife habitat. 

Goal 4.6 A city which protects public views of the surrounding hills, beaches, dunes, ocean and 
open spaces. 

Goal4. 7 A pl~e which protects residential views of surrounding hills, beaches, dunes, ocean and 
open spaces. 

Goal 4.8 An urban forest created through the proper and selective forestation of residential, 
industrial and commercial properties within the city. 

Goal 4.9 A community which conseroes and recycles water and materials. 

Community Planning Goals: 

Grover Beach should be: 

Goal 5.1 A city which chooses its own future, rather than allowing it to develop unguided . 

Goal 5.2 A city which is proactive in the planning of facilities and seroices if they impact the 
goals and future of Grover Be~h. 

Goal 5.3 Active in regional and county planning and public seroice efforts which can improve the 
mutual interests of participants. . 

Goal 5.4 A community which recognizes and plans for special and specific needs within all of its 
neighborhoods. 

Goal 5.5 A city which prepares for the delivery of water, sanitary sewer, storm drainage, 
circulation, facility and public seroice needs in advance of projected need. 
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4 GROWTH MANAGEMENT 

Introduction 

Recent growth in California has exceeded the ability of many local governments to provide school and 
transportation infrastructure and have caused others to seek new sources of water from as far away as 
Alaska. The impacts of development have caused residents in some areas to seek lives elsewhere. Grover 
Beach does not desire its residents to seek lives elsewhere. 

Grover Beach's growth management program is designed to influence, manage and direct growth, not 
stop"it. 

4.1 RESIDENTIAL GROWTH RATE POLICY: 

Policy 4.1 The City should manage its residential growth so that: 

Goall.3 Grover Beach can be a small, comfortable place in which to live. 

Goal 2.2 Construction activity downturns have a lesser effect upon the local economy and so that 
home construction activity ma:y adjust to a steadier stream. 

Goal 3.5 The addition of new residential development does not cause sudden and swift changes 
to existing housing and neighborhoods. 

Goal 5.5 The City ma:y prepare public facilities and seroices in advance of projected needs. 

Programs: 

Program 4.1.1 The City could regulate its housing supply so that it grows no faster than 123 dwelling units 
annually or at a rate of two and one· half percent of the 4,933 dwelling units counted in the City by the 
1990 Federal Census . 
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Jan 1 

1990• 
1991·· 
1992 •• 
1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 
2001 

Figure 4-1 
MAXIMUM DWELLING UNIT & POPULATION GROWTH PROJECTIONS 

(with the addition of 123 dwelling units annually) # 

Units Occupancy Population Jan 1 Units Occupancy Population 
Rate Rate 

4,941 93% 11,656 2002 6,250 93% 14,660 
5,007 93% 11,727 2003. 6,250 94% 14,890 
5,072 93% 11,901 2004 6,250 95% 15,120 
5,195 93% 12,180 2005 6,250 96% 15,350 
5,318 93% 12,480 2006 6,250 97% 15,580 
5,441 93% 12,760 2007 6,250 98% 15,810 
5,564 93% 13,050 2008 6,250 99% 16,040 
5,687 93% 13,340 2009 6,250 100% 16,268 
5,810 93% 13,630 2010 6,250 100% 16,268 
5,933 93% 13,920 2011 6,250 100% 16,268 
6,056 93% 14,200 
6,179 93% 14,500 

# Based upon the addition of 123 units annually, commencing in 1992, with an average 
2.346 person occupancy. Actual populations and dwelling units will be less than reflected 
in these ' maximum projections' as it is unlikely that the maximum number of allowable 
dwelling units will be constructed each and every year. The average number of occupants 
per dwelling unit will vary annually. 
• Federal Census as modified on April 29, 1992 by the California Dept. of Finance. 
•• California Dept. of Finance April 29, 1992 estimate. 

4.2 HOUSING IMPROVEMENT POLICY: 

Policy 4.2 The City should encourage the improvement of existing housing so that: 

Goal 3.1 All types of housing opportunities and prices are encouraged. 

Goal 3.5 Development doesn't become a shock to the neighborhood. 

Programs: 

Program 4.2.1 Proposed demolition of housing uruts could be reviewed unit by unit to determine if 
demolition is warranted on the basis of occupant health and safety and repair or rehabilitation of the unit 
would result in una.ffordable housing to low and moderate households, or the remedy costs would exceed 
50 per cent of the assessed value of the structure in its present condition. 

Program 4.2.2 Other exceptions for the demolition of low and moderate income housing should be: 

A It is necessary to improve a public project which would improve coastal access; 

B. When the City has approved an equal or greater number of low and moderate income housing 
units within the preceding 12 months; 

C. The proposed demolition is owner-occupied housing; 
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D. The proposed demolition is a non-conforming zoning or Land Use Plan housing; or 

E. The proposed demolition will be replaced with an equal or greater number oflow and moderate 
income housing unit rentals. 

Program 4.2.3 A program could be developed which would permit owners of deteriorating, small single
family houses (less than 800 square feet) on 4,000 square feet or larger lots to bring the existing unit to 
building code and construct a second unit of equal size upon the same lot if both units are designated as 
affordable housing. 

4.3 CITY ANNEXATION POUCY: 

Policy 4.3 The City's incorporated area, bounded by Pismo Beach, Arroyo Grande, Oceano and the Pacific 
Ocean, should not be extended to include additional land until all of this policy's programs are compieted 
because: 

Goal 5.1 The City chooses its own future, rather than allowing it to develop unguided. 

Goal 5.2 The City is proactive in planning of facilities and services if they impact the goals and 
future of Grover Beach. 

Goal 5.3 The City is active in regional efforts which could improve the mutual interest of 
participants. 

Goal 5.5 The City prepares in advance of projected need for delivery of facilities and services . 

Programs: 

Program 4.3.1 The City should cause an economic feasibility and environmental impact report to be 
prepared and released prior to any City CoWlcil vote upon annexation. 

4.4 THE COSTS OF GROWTH POUCY: 

Policy 4.4 The City should know the costs of providing public services and facilities to new and existing 
development before it approves mitigating measures and development because: 

Goal 5.2 The City should be proactive in planning facilities and services. 

Goal 5.5 The City should provide for the delivery of facilities and services in advance of projected 
need. 

Programs: 

Program 4.4.1 The City could prepare a twenty-year capital improvement program which identifies the 
community's capital needs based upon projected population and other pertinent factors. All improvements 
and replacements could be identified by estimated year of purchase or development, estimated cost and 
source of revenue. Where applicable, the program could pro·rate new development's share of benefits and 
costs and means of assessment or collection . 
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Program 4.4.2 The City can prepare a twenty-year program which could identify and project the 
community's needs and costs for municipal services, including vehicles and equipment, staffmg, and 
training. The program could pro-rate new development's share of benefits and costs and means of 
assessment or collection. The intent is to establish a development impact fee program that would allow 
growth to occur at its own expense with minimal taxes and fee impacts upon current residents. 

Program 4.4.8 The City could prepare a twenty-year area plan for each of the City's neighborhoods. 
These neighborhood plans could identify all existing development and population, significant neighborhood 
problems and negative influences. They could also project future development and populations and identify 
necessary neighborhood improvements. 
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Grover Beach Population Pyramid, 1990 
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5 HOUSING CONSERVATION AND DEVELOPMENT 

Introduction 

Grover Beach's residential neighborhoods are largely mature. Many original residences have been removed 
and replaced with more modern and larger homes, often on smaller lots. As a result, dwelling unit density 
has increased since the City adopted its original Larid Use Element in 1973. The 1973 General Plan Land 
Use Element is responsible for infilling residential areas and promoting street improvements. Much 
remains to be accomplished in the creation of curbs, gutters, sidewalks and pavings in residential areas. 

Grover Beach was home for 11,656 people when the 1990 Federal Census was conducted. Approximately 
nine percent of the City's 4,941 dwelling units were vacant. A fourth of these vacancies were vacation 
homes.• 

• 1990 Federal Census data as modified on Apri/29, 1992 by the California Department of Finance. 
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Grover Beach provided rental housing to 43 percent of all Five Cities area renters in 1990. Fifty-six •. -
percent of the City's residents were renters. Twenty-seven percent of Grover Beach's housing inventory 
in 1990 was multi-family compared to seventeen percent for the balance of the Five Cities area. Grover 
Beach's traditional role of providing a high percentage of rental housing for the area has resulted as much 
from the policies of neighboring jurisdictions as from the policies of Grover Beach. 

Grover Beach currently exceeds 80% of its dwelling unit bulldout capacity. The pressure to provide more 
homes in the City's mature and near-mature neighborhoods will continue. There are approximately ninety 
single-family vacant lots scattered throughout the City which could provide additional dwelling units. The 
City's multi-family districts contain approximately se-Venty v8cant lots which, if developed, will add 
additional dwelling units to the City's inventory. 

South Grover Beach agricultural lands, when developed, will provide for much of the City's future growth. 
These lands in South Grover Beach could provide an additional 340 housing units for over 800 people. 

The traditional, detached single-family house is the most popular type of housing unit in Grover Beach. 
During the next twenty years many of these older detached single-family units will be replaced by PUDs, 
condos and apartments, particularly in North and West Grover Beach. Many of the older single-family 
houses will be replaced by commercial and mixed-use development in commercial districts. Most new single
family structures will be built in South Grover Beach and the N orthem Hillsides neighborhoods. (See 
Table 5·2). 

Housing Unit 
Type 

Single·Family, Detached 
Single·Family, Attached 
Two-to·Four Flexes 
Five or More Units 
Mobile Homes 

Totals 

Occupied Units 
Vacancy Rate 
Persons Per Unit 

Figure 5·2 

JANUARY, 1991 CENSUS CITY POPULATION 
DISTRIBUTION BY HOUSING UNIT TYPE* 

Total Household 
Units Population 

2,650 6,584 
685 1,523 
827 1,989 
585 1,098 
260 421 

5,007 11,615 

4,568 
8.87% 
2.561 

• Source: January 1, 1991 Population & Housing Estimates, California Department of 
Finance, April 291 1992. 
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The popularity of the plan.."led unit is projected to continue in the West Grover Beach, North Grover Beach 
and Northwest Grover Beach medium and high-density residential neighborhoods. The growth of planned 
units will be reduced only if apartments and condominiums return in popularity and replace projected 
planned units. (See Tables 5·3, 5-5 and 5·6). Owner occupancy will be higher in planned units and 
condominiums as opposed to apartments. 

Figure 5·3 

MID-1991 POPULATION and HOUSING 

District 1991 Maximum Estimated 
Units Population• Population•• 

Single-Family Unit 2,259 6,280 5,723 
Planned Unit (PUD) 371 1,021 930 
Condominium Unit 307 816 744 
Duplex Unit 444 1,127 1,027 
Apartment Unit 1,104 2,794 2,546 
Mixed Use-Office Unit 1 3 3 
Mixed Usa-Commercial Unit 26 66 60 
Mixed Use-Industrial Unit 10 26 26 
Mobile Home/R.V. Unit 417 701 639 
Unidentified Conversion Units 116 174 159 

Totals 5,055 13,008 11,854 

• Based upon 100% unit occupancy rat~ and 1990 Federal Census persons per unit data. 
•• Based upon 8.87% unit uacancy rate. 

Sm.all mixed use residential units will be encouraged within commercial development in order to promote 
family businesses and to replace the loss of more-affordable single-family units located in the path of 
commercial development. (See Tables 5·7 and 5·8). 

Most mobile homes and recreation vehicles used as dwelling units in Grover Beach are located in parks 
within commercial districts along Highway One and Grand Avenue. In the event these parks cease, mixed 
commercial-residential developments are projected in order to reduce affordable housing losses. (See Table 
5-10). An affordable cluster project is also projected for South Grover Beach. (See Table 5·12). 

Figure 5-4, which follows, projects the maximum number of dwelling units, 123, which are permitted under 
the City's growth management program. If alll23 units are constructed each year, buildout of 6,152 
dwelling units will be reached in the year 2001. Unless a dramatic turn-around occurs in the home 
construction market, 123 dwelling units will not be built annually, at least not in the near future. 
Therefore, Figure 5-4 also illustrates when buildout will occur if averages of sixty dwelling units and ninety 
dwelling units are constructed annually. 

Buildout will not occur until 2010 if the City adds 60 dwelling units annually. The figure also illustrates 
when 96 percent of buildout, or 5,906 units will be reached under each scenario. What becomes clear is 
that Grover Beach is rapidly maturing and housing policies are becoming more important in shaping Grover 
Beach's future . 
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Table 5-1 
Mid-1991 City Survey and Bulldout Projections 

Neighborhood 

West Grand Avenue 

Central Business District 

East Grand Avenue 

Professional Office 
District 

Grand Corridor Totals 

Northwest Grover Beach 

Northern Hillsides 

North Grover Beach 

East Grover Beach 

South Thirteenth Street 

West Grover Beach 

South Grover Beach 

The Beach 

Unidentified Conversions 

Grover Beach Totals* 

Grover Beach 
Projections** 

D.U. == Dwelling Unit 
Pop. = PopuJation 

1991 

D.U. 

85 

35 

178 

34 

282 

548 

515 

1,188 

402 

378 

1,021 

421 

194 

116 

5,055 

5,055 

Projected Buildout 

Pop. D.U. Pop.· 

93 -23 58 

93 27 70 

356 171 337 

93 34 86 

635 255 551 

1,469 595 1,599 

1,880 655 1,770. 

3,170 1,492 4,037 

1,074 436 1,164 

982 426 1,112 

2,687 1,220 3,245 

1,161 763 2,012 

326 194' 326 

174 116 174 

13,008 8,152 15,990 

11,854 8,152 14,572 

Change 

D.U. Pop.* 

(12) (85) 

(8) (23) 

(7) (19) 

0 (7) 

(27) (84) 

+47 +130 

+140 +390 

+809 +869 

+34 +90 

+58 +180 

+199 +558 

+342 +851 

0 +851 

0 0 

+ 1,097 +2,984 

+ 1,097 +2,718 

• Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates. 
•• Based upon 91.13% occupancy. 
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• Figure 5·4 

DWELLING UNIT CONSTRUCTION PROJECTIONS 
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5.1 NEIGHBORHOOD DENSITY POLICY 

Policy 5.1 Neighborhoods should have different residential densities so that: 

Goal 3.1 There are all types of housing opportunities and prices. 

· Goal 3.3 There is a choice of rental or ownership. 

Goal 3.4 Neighborhoods uary in nature, appearance qnd feeling. 

Goal 3.5 There are no sudden changes to existing neighborhoods. 

Goal 5.1 The City does not 4evelop unguided. 

Programs: 

Program 5.1.1 The zoning ordinance should be amended, if necessary, to provide for the following 
defmitions and range of densities permitted for new housing development per gross acre of undeveloped 
land which shall be: 

"Low: 
Medium: 
High: 

2 to 5 dwelling units 
6 to 9 dwelling units 
10 to 20 dwelling units 

Low-density residential development shall generally consist of detached one or two-story dwelling units 
with substantial yards. 

Medium·density residential development will consist of detached or attached one and two-story dwelling 
units with a private yard for each unit. Medium·density development is appropriately used as a transition 
from low-density residential to other land use categories and for mixed-use residential developments. 

High ·density residential development shall generally consist of attached dwelling units in one or two-story 
buildings with a small outdoor private use area for each unit and a larger common outdoor use area for 
the entire development. This development is appropriate near employment and commercial centers and 
within mixed-use residential developments. 

Mixed-use residential developments are residential units permitted within commercial districts. Standards 
adopted for the district or project in which they are located will determine if they are medium or high· 
density residential developments.• 

Program 5.1.2 The zoning ordinance should be amended to include identification and standards for mixed· 
use projects specified in the General Plan. 

Program 5.1.8 Standards and conditions permitting residential units within commercial districts should 
be prepared for incorporation within the zoning ordinance. 

5.2 STRUCTURAL SIZE POLICY: 

Policy 5.2 New development should not exceed six units per structure in order that: 

Goal1.8 There is a feeling of human scale. 
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Goal 3.5 New residential development or redevelopment does not cause a sudden change to 
existing neighborhoods. 

Programs: 

Program 5.2.1 The zoning ordinance can be reviewed and amended to provide for a six unit per structure 
maximum standard. 

Program 5.2.2 The zoning ordinance can be reviewed and a.m~nded to provide appropriate standards for 
structural b~ mass and size. 

5.3 AFFORDABLE HOUSING POLICY: 

Policy 5.3 The development of affordable housing shall be encouraged because: 

Goal 1.4 The City should be a place where all income earners can live. 

Goal 3.1 All types of housing prices and opportunities should be available. 

Programs: 

Program 5.3.1 Affordable housing standards could be adopted. Affordable housing could be defmed as 
housing for very low, lower and median income persons and families, as identified from time to time, for 
San Luis Obispo County by the California Department of Housing and Community Development's Division 
of Housing Policy Development . 

Figure 5·6 

MAY 1992 SAN LUIS OBISPO COUNTY 
AFFORDABLE HOUSING APPLICANT FAMILY INCOME QUALIFICATIONS• 

Standard 

Very Low Income 
Lower Income 
Median Income 

· Moderate Income 

Area Median: $37,000 

Number of Persons in Family 
1 2 3 4 5 6 7 8 

13,900 15,900 17,850 19,850 21,450 23,050 24,600 26,200 
22,250 25,400 28,600 31,750 34,300 36,850 39,400 41,900 
27,800 31,750 35,750 39,700 42,900 46,050 49,250 62,400 
33,350 38,100 42,900 47,650 51,450 55,250 59,100 62,900 

• New Income Limits. Ma:y, 1992, State Department of Housing and Community Development. 

Program 5.3.2 The City could approve density bonuses for projects which are very affordable for very low, 
lower income and median income persons or fulfill exceptional objectives of the General Plan or state and 
federal law. 

Program 5.8.3 Mixed-use projects could be encouraged where housing can be demonstrated as compatible 
with non-residential uses. · 
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Program 5.8.4 Mixed-use units could be designed for one or two adults. Units designed to accommodate • 
children might demonstrate that outdoor recreation facilities and residences with other children are located 
in close proximity. 

Program 5.8.5 Affordable housing units could be exempted from regulations limiting the number· of new 
dwelling units which could be constructed annually. 

6.4 RESIDENTIAL PRIORITY POLICY: 

Policy 5.4 Priority shall be given to protecting the residential area when designing new development at 
the boundary of residential and non-residential districts because: 

Goal 3.5 New development should not cause or impose sudden change upon existing hou$ing and 
r~:eighborhoods. 

Programs: 

Program 5.4.1 The zoning ordinance could be reviewed and amended to provide for development standards 
in the industrial and commercial districts which would be more sensitive to the needs of residential 
development in the immediate area. 
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500-Year Flood Boundary 

100-Year Flood Boundary 

5.5 FLOOD·PRONE AREAS POUCY: 

Mcp 5-1 

Northern Floodway 

Source: Floodwoy. Flood Boundary and Floodway Mop. 
Federal Emergency Management Agency. August 1. 1984. 

Policy 5.5 Housing should be discouraged in the Meadow Creek flood-prone areas in order that: 

Goal 1.2 There is a physically safe community for residents and visitors. 

Goal 4.3 The City protects all natural riparian areas. 

Programs: 

Program 5.5.1 Standards could be reviewed to determine under what conditions, if any, development and 
replacement in the City's flood plain may be permitted . 

5-9 



Map 5-2 

Western Floodway 

Source: Floodwoy. Flood Boundary and Roodwoy Mop. 
Federal Emergency Management Agency. August 1. 1984. 

Program 5.5.2 The City should continue its participation in the Federal Emergency Management Agency's 
flood insurance program. 

• 

Program 5.5.3. The City could explore f~ding and construction of a. master-planned storm drainage • 
system. 
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5.6 HOME OCCUPATION AND RESIDENTIAL AREA POLICY: 

Policy 5.6 Residential areas should accommodate limited nonresidential uses and activities, such as child 
care, religious centers, parks, playgrounds, schools and home/offices which minimize vehicular commutes 
in order to: 

Goal 2.8 Assist working parents with child-care facilities and seroices. 

Goal 4.4 Protect and enhance air quality. 

Goal5.4 Recognize and plan for specific needs within every neighborhood. 

Programs: 

Program 5.6.1 The City could review and amend its zoning ordinance to provide for these uses in all 
residential districts. 

Program 5.6.2 The City could review and amend, if necessary, its home occupation permit standards to 
promote proper home-occupation uses and to expedite permitting . 

. 5.7 NATURAL RESOURCE AND PROTECTION PRIORITY POLICY: 

Policy 5. 7 Housing should not take precedent over irreplaceable natural resources identified in the 
Resource Conservation and Development chapter of this element because Grover Beach: 

Goal 4.1 Protects natural assets from damage or loss in order to promote resident and visitor 
exposure and involvement with the natural beauty and resources of the Pacific Ocean, beaches, 
dunes and related areas. 

Goal 4.2 Protects and preseroes native oaks and their habitats. 

Goal 4.3 Protects and preseroes all natural riparian areas. 

Goal 4.5 Sustains and enhances native flora, fauna and wildlife habitat. 

Programs: 

Program 5.7.1 Amenities such as views, flora and historical improvements, could be incorporated within 
new housing development whenever appropriate and a specific protection and preservation program 
designed and incorporated in a use permit. 

5.8 RESIDENTIAL HIKE AND BIKE POLICY: 

Policy 5.8 Residences should be linked to one another and to services by sidewalks, paths and bicycle 
facilities which are easy to use because: 

Goal 1.8 There should be a feeling of human scale and involvement. 

Goal1.9 There should be opportunities to walk and bike to work and school and for recreational 
and for daily errand pursuits . 
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Programs: 

Program 5.8.1 The City could prepare and adopt a model pedestrian ordinance which identifies pedestrian 
programs and standards. 

Program 5.8.2 The City could review and amend its bike plans and programs in order to place greater 
emphasis upon this means of transportation and recreation. · 

5.9 PUBLIC TRANSPORTATION POLICY: 

Policy 5.9 All residential neighborhoods should be linked to one another and to the commercial and 
industrial areas of the city because Grover Beach. should be: 

Goal 5.4 A community which recognizes and plans for special and specific needs within all of its 
neighborhoods. 

Programs: 

Program 5.9.1 The City could review public transit scheduling and routing annually and prepare plans for 
alteration when required to meet changing needs. 

Program 5.9.2 Public transportation should be addressed within all capital improvement and public service
level budgets and plans. 
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• Table 5·2 
Mid·1991 Single-Family Survey and Buildout Projections 

Single • Family 1991 Projected Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 68 189 
' 

7 19 (61) (170 

Northwest Grover Beach 279 776 222 617 (57) (159) 

Northern Hillsi.des 839 942 441 1,226 +102 +284 

North Grover Beach 550 1,529 848 967 (202) (562) 

East Grover Beach 219 609 238 661 +19 +52 

South Thirteenth Street 51 142 2 6 (49) (136) 

West Grover Beach 372 1,034 162 450 (210) (584) 

South Grover Beach 381 1,059 565 1,517 +184 +458 

The Beach . - - - . -
Totals"' 2,259 6,280 1,985 5,463 (274) (817) 

• Totals"'"' 2,259 5,723 1,985 4,978 (274) (745) 

1able 5·3 
Mid-1991 Planned Unit Survey and Bulldout Projections 

Planned Unit • (PUD) 1991 Projected Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor - - - - - -
Northwest Grover Beach 38 106 138 384 +100 +278 

Northern Hillsides 13 36 51 142 +38 +106 

North Grover Beach 136 378 649 1,804 +513 +1,426 

East Grover Beach 7 18 7 18 0 0 

South Thirteenth Street 36 91 99 251 +63 +160 

West Grover Beach 138 384 555 1,543 +417 + 1,159 

South Grover Beach 3 8 3 8 0 0 

The Beach . . . . . . 
Totals"' 371 1,021 1,502 4,150 + 1,131. +3,129 

• Totals*"' 371 930 1,502 8,782 + 1,131 +2,852 
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Table 5-4 
Mid-1991 Duplex Survey and Buildout Proiections • 

Duplex 1991 Projected Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 12 so 2 5 (10) (25) 

Northwest Grover Beach 88 224 88 224 0 0 

Northern Hillsides - - - . . . 
North Grover Beach ·192 488 180 457 (12) (31) 

East Grover Beach 4 10 6 15 +2 +5 

South Thirteenth Street 16 40 10 25 (6) (15) 

West Grover Beach 106 269 102 259 (4) (10) 

South Grover Beach 26 66 104 264 +78 . +198 

The Beach - . . . . . 
I Totals* I . 4441 1,1271 4921 1,2491 +481 +1221 

Totals*• 444 1,027 492 1,138 +48 +111 
Table 5·5 

Mid-1991 Apartment Survey and Buildout Projections 

. 
Apartment 1991 Projected Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 69 175 65 165 (4) (10) 

Northwest Grover Beach 134 340 138 351 +4 +11 

Northern Hillsides 53 134 53 134 0 0 

North Grover Beach 271 680 281 714 +10 +34 

East Grover Beach 50 127 63 160 +13 +SS 

South Thirteenth Street 194 493 238 605 +44 +112 

West Grover Beach 323 820 323 820 0 0 

South Grover Beach 10 25 0 0 (10) (25) 

The Beach . . . . . . 
Totals* 1,104 2,794 1,161 2,949 +57 +155 

Totals** 1,104 2,546 1,161 2,687 +57 +141 • 5·14 



• Table 5·6 
Mid·1991 Condominium Survey and Bulldout Projections 

Condominium-Family 1991. Projected Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor . . . . . . 
Northwest Grover Beach . . . . . . 
Northern Hillsides 76 211 76 211 0 0 

North Grover Beach 34 95 34 95 0 0 

East Grover Beach 122 310 122 810 0 0 

South Thirteenth Street 37 94 37 94 0 0 

West Grover Beach 38 106 88 106 0 0 

South Grover Beach . . . . . . 

=The Beach . . . . . . 
Totals• 307 816 807 816 0 0 

Totals .. 307 744 307 744 0 0 

• 'I able ·7 
Mid·1991 Office/Commercial Mixed Use Survey and Bulldout Projections 

Mixed Use· Office 1991 Projected Buildout . Change 

and Commercial D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 1 3 28 71 +27 +68 

Northwest Grover Beach . . . . . . 
Northern Hillsides . . . . . . 
North Grover Beach . . . . . . 
East Grover Beach . . . . . . 
South Thirteenth Street . . . . . . 
West Grover Beach . . - . . -
South Grover Beach . . . . . . 
The Beach . . . . . . 

• 
Totals• 1 3 28 71 +27 

~ Totals .. 1 3 28 65 +27 
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Table 5-8 
Mid·1991 Commercial Mixed Use Survey and Buildout Projections • 

Mixed Use· 1991 Projected Buildout Change 

Commercial D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 19 48 40 101 +21 +53 

Northwest Grover Beach . . . . . . 
Northern Hillsides . . . . . . 
North Grover Beach . . . . . . 
East Grover Beach . . . . . . 
South Thirteenth Street 7 18 40 131 +33 +113 

West Grover Beach . . . . . . 
South Grover Beach - . . - . . 

~~ 
0 0 194 826 +194 +326 

26 66 274 558 +24:8 +492 

•• 26 60 274 509 +248 AAQ 
II 

Table ·9 
Mid-1991 Industrial Mixed Use Survey and Buildout Projections 

Mixed Use· 1991 Projected Buildout Change 

Industrial D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor - - - - - -
Northwest Grover Beach 9 23 9 23 0 0 

Northern Hillsides . . - . . . 
North Grover Beach . . . - . . 
East Grover Beach . . . - . . 
South Thirteenth Street . . . . . . 
West Grover Beach . . . . . . 
South Grover Beach 1 3 5 5 +4 +2 

The Beach . . . . . . 

~:. 
10 26 14 28 +4 +2 

10 24 14 26 +4 +2 
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• Table 5·10 
Mid·1991 Mobile Home/ R. V. Survey and Buildout Projections 

Mobile Home • Rec. 1991 Projected Buildout Change 

Vehicle D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor 113 190 0 0 (113) (190) 

Northwest Grover Beach - - - - - -
Northern Hillsides 34 57 84 57 0 0 

North Grover Beach - - - - - -
East Grover Beach - - - - -
South Thirteenth Street 82 54 0 0 (82) (54) 

West Grover Beach 44 74 0 0 (44) (74) 

South Grover Beach -· - - - - - -
The Beach 194 326 0 0 (194) (326) 

Totals* 417 701 34 57 (383) (644) 
. 

• Totals** 417 639 34 52 (383) (587) 

Table 5·11 
Mid-1991 Proiects B D & E Survev and Buildout Projections s 

Mixed Use • Affordable 1'991 Projected Buildout Change 

Projects B, D & E D.U. Pop. D.U. Pop. D.U. Pop. 

Grand Corridor (D & E) 0 0 113 190 +113 +190 

Northwest Grover Beach . . . . . . 
Northern Hillsides - . . . . . 
North Grover Beach . . . . - ~ 

East Grover Beach . . . . . . 
South Thirteenth Street . . . - . . 
West Grover Beach (B) 0 0 40 67 +40 +67 

South Grover Beach . - . - - . 
The Beach . . . . . . 
Totals* 0 0 153 257 +158 +2 

• Totals•• 0 0 153 234 +153 +2 
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Table 5-12 
Mid-1991 ProJect A Survey and Buildout ProJections 

Cluster • Project A 

Affordable 

Grand Corridor 

Northwest Grover Beach 

N orthem Hillsides 

North Grover Beach 

East Grover Beach 

South Thirteenth Street 

West Grover Beach 

South Grover Beach (A) 

The Beach 

I Totals* ] 
I Totals** I 

D.U. = Dwelling Unit 
Pop. = PopUlation 

1991 

D.U. 

-
. 
. 
. 
. 
. 
-
0 

. 

o I 
ol 

Projected Buildout 

Pop.• D.U. Pop. 
, - - -

. . -

. . . 
- . . 
. . . 
- . . 
. . -
0 sa 21S 
- . . 

o I sal 21sl 

o I sal 1991 

Change 

D.U. 

. 

. 
-
. 
-
-
. 

+Sa 
. 

+sal 
+sal 

• Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates. 
•• Based upon 91.13% occupancy. 
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8 COMMERCIAL CONSERVATION & DEVELOPMENT 

Introduction 

Grover Beach's commerce has flourished during recent years as office, convenience and neighborhood 
facilities ha.ve been constructed along South Thirteenth Street and as Grand Avenue has added shopping 
centers. 

The Central Business District (CBD) continues to develop with the addition of new buildings and parking 
facilities. Commercial activity in the CBD is centered about a bank, the post office, pharmacy, bakery, a 
utility pay station, a few restaurants, shops and offices. 

A 'coastal Victorian village' architectural theme is evolving along Ramona Avenue in the CBD. This 
architectural design theme, which complements the gardens and gazebo of Ramona Park, is proposed as 
the design theme for second generation commercial development in the 900 block of Grand Avenue. 

The City Jacks a large grocery store or supermarket and residents rely upon smaller, local markets and 
convenience stores or supermarkets in Pismo Beach and Arrcryo Grande. Smaller, local food shops and 
stores flourish in the absence of the supermarket. These smaller 'convenience' stores and shops promote 
a greater sense of neighborhood where they exist. 

. . 

Much of the City's commerce is conducted by smaller, family-owned businesses. Many of these bu.Sinesses 
are located and operated from residences. Few problems are generated by these residentially compatible 
businesses. 

Home offices will increase as telecommunications and office equipment improve and as pressure increases 
to reduce auto use. 

6.1 Commercial Areas Community Policy: 

Policy 6.1 Commercial districts should help implement community goals such as: 

Goal 1.1 Being neighborly and friendly. 

· Goal 1.2 Being physically safe. 

Goal 1.4 Serving people of all ages and incomes. 

Goal1.5 Easily identifiable as coastal and beach. 

Goal1.6 Being distinctive from neighboring communities and towns. 

Goal 1. 7 Being representative of community, environmental, heritage and historical pride. 

Goal1.8 Creating a feeling of human scale and personal involvement. 

Goal 1.9 Creating walking and biking opportunities. 

Goall.lO Providing a central area for business, civic, cultural and social activities. 

Goall.ll Varying the natures of its neighborhoods according to the needs of the community . 
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Programs: 

Program 6.1.1 The City could prepare and adopt design guidelines for important commercial areas to 
assure new development provides a feeling of human scale and promotes personal involvement which 
contn"butes to friendliness. 

Program 6.1.2 Design guidelines which identify Grover Beach as a distinctive and different coastal and 
beach community should be ·developed and adopted for important and appropriate commercial 
neighborhoods, buildings and structures, public signs and -events. Local heritage, history and the 
environment could be woven into the theme in order to demonstrate community pride. Production designs 
and architecture common to fast-food restaurants and chain operations could be discouraged in areas such 
as the CBD and important visitor serving areas. 

Program 6.1.3 The commercial community could provide leadership for a volunteer program which would 
create an annual community improvement incorporating a community theme. 

Program 6.1.4 The commercial community could provide special events and everyday activities which 
include a community theme. · · 

Program 6.1.5 City welcome and identification signs and monuments could be erected at commercial 
entrances to the City. 

Program 6.1.6 Proposed new commercial development could be reviewed to assure walking and biking 
amenities are included and promoted. 

Program 6.1. 7 Special emphasis can be placed upon the need for an integrated business·social-cultural 
and civic Central Business District plan and development. 

6.2 Commercial Areas Economic Policy: 

Policy 6.2 Commercial areas are primary areas for implementing community economic goals such as: 

Goal 2.1 Making all types of jobs available. 

Goal 2.2 Providing a diverse economic base for the community so that the effects from a downturn 
in one part of the economy have minimal effect upon the community. 

Goal 2.3 Providing and encouraging opportunities for a local health care industry to benefit 
residents and visitors as well as the economy. 

Goal 2.4 Providing iz visitor recreational and conference destination area where a protected 
environment becomes an economic and educational attraction and asset. 

Goal 2.5 Creating retail sales equal to or greater than the sales of comparable sized communities 
by offering a wide variety of products and services. 

Goal 2. 7 Making available vocational training and educational opportunif:y to all residents in 
order to provide for resident and commercial needs and to broaden the economic base of the 
communif:y. 

• 

• 

Goal 2.8 Providing child-care services and facilities for working parents in order to improve 
economic opportunities for families· and the commercial community. · • 
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Programs: 

Program 6.2.1 The zoning ordinance could be reviewed and amended to assure that all types of jobs and 
employment are encouraged and accepted in at least one district of the City. 

Program 6.2.2 The City could appoint special purpose committees to address specialized community needs 
in such areas as health care, retail, vocational and educational and visitor facility development. 

Program 6.2.3 A child-care services and facilities program for working parents could be developed in 
conjunction with parents, child-care authorities, child-care providers and employers. 

Program 6.2.4 The roles of each commercial district or neighborhood could be reviewed to determine if 
they are focused upon the long· term economic interests of the community such as strong retail sales, visitor 
services, contribution to diversification, etc. 

Program 6.2.5 A special study and plan should be developed for the City's principle commercial corridor, 
Grand Avenue, which would address its economic growth and architectural theme. 

Program 6.2.6 Creative financing programs could be explored to determine their applicability to assisting 
established business and new commercial start-ups and developments. 

6.3 Commercial Area Housing Policy: 

Policy 6.3 Commercial districts have housing obligations to the community because: 

Goal 3.8 Business proprietors and caretakers may liue above or behind their enterprises . 

Goal 3.9 Residents mtrj live in commercial areas in mixed·u.se developments. 

Programs: 

Program 6.3.1 Mixed commercial·residential developments could be included in the General Plan and 
zoning ordinance and map when determined to be appropriate. · 

Program 6.3.2 The zoning ordinance could be reviewed and amended to provide for appropriate dwelling 
unit standards in commercial districts including parking. 

Program 6.3.3 Public transportation programs could be reviewed and improved, where necessary, to assist 
commercial area dwellers, employees and shoppers and to reduce reliance upon private vehicle use. 

6.4 Commercial Environmental Policies: 

Policy 6.4 Commercial areas of the City have environmental obligations to the community because: 

Goal 4.1 Visitor and resident exposure and involvement with the natural resources and beauty 
of the Pacific Ocean, beaches~ dunes and related areas are promoted. 

Goals 4.2, 4.3, 4.4 and 4.5 The community protects and preseroes its native oall. habitats and trees, 
natural riparian areas, air quality, native flora, fauna and wildlife habitats . 
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Goals 4.6 and 4.7 Public and residential views of surrounding hills, beaches, dunes, ocean. and ., .... 
open spaces are protected. 

Goal 4.8 Commercial area.s should contribute to the forestation of the community. 

Goal4.9 Water and materials should be conserved and recycled. 

Programs: 

Program 6.4.1 A comprehensive conservation and recycling program for solid and liquid wastes and water 
should be development and implemented. 

Program 6.4.2 A program to review the effects upon views could be developed ~d implemented for 
proposed commercial buildings. 

Program 6.4.3 Unforested commercial areas such as parking lots, streets and right-of-ways and landscape 
strips could be analyzed for suitability. 

Program 6.4.4 Development regulations and standards could be reviewed and amended, where necessary, 
to promote tree plantings and maintenance and incorporated within a comprehensive forestation plan. 

Program 6.4.5 A tree replacement program could be developed. Those removing trees could be required 
to plant a greater number of trees elsewhere in the community. 

Program 6.4.6 Parking in commercial areas should be designed to encourage walking within the 
commercial district. 

6.5 The Environment is Good Business Policy: 

Policy 6.5 The environment is good business because: 

Goal4.1 Natural resources and the beauty of the Pacific Ocean., beaches, dunes and related areas 
are the appeal to visitors. 

Goal 2.4 An undamaged and healthy environment is the attraction for a visitor recreational and 
conference destination area. 

Programs: 

Program 6.5.1 A visitor environmental attractions center could be created. 

Program 6.5.2 A docents program could be e.stabli.shed to conduct regular educational programs and tours. 

Program 6.5.3 A plan could be prepared for the development of a visitor recreational and conference 
center. A center might include lodging, restaurants, conference rooms, golfmg, tennis, trails and paths, 
exercise facilities, a pier and other facilities and features appealing to visitors. 

Program 6.5.4 A visitor services advisory and coordinating committee could be created to develop a 
comprehensive visitor services program emphasizing the environment's attraction. Such programs could 
be explored with the local chamber of commerce. 

• 

• 
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7 INDUSTRIAL CONSERVATION &DEVELOPMENT 

Introduction 

Grover Beach provides most of Southern San Luis Obispo County's industrial land. Most Grover Beach 
industry is service oriented. Much of it is storage, and vehicle and equipment repair. Some industrial area 
users are distributors of construction products and materials. There are some manufacturers. 

In recent years, residential neighbors to industry have attempted to change industrial operating standards, 
such as noise, dust and visual effect, in order to improve the quality of residential life. Ways of promoting 
industry and jobs must be found for the economic health of the community. 

7.1 INDUSTRIAL AREAS COMMUNITY GOALS POLICY: 

Policy 7.1 Industrial districts should help implement community goals such as: 

Goall.l Being neighborly and friendly. 

Goall.2 Being physically safe. 

Goall.4 Serving people of all ages and incomes. 

Goall. 7 Being representative of community, environmental, heritage and historical pride. 

· Goall.B Creating a feeling of human. scale and personal involvement. 

Goal1.9 Creating walking and biking opportunities. 

Goall.ll Var:;ing the natures of its neighborhoods according to the needs of the community. 

Programs: 

Program 7.1.1 The City could prepare and adopt design guidelines for industrial areas to assure new 
development provides a feeling of human scale. 

Program 7.1.2 Proposed new industrial development could be reviewed to assure walking and biking 
amenities are included and promoted. 

Program 7.1.3 The role of each industrial district or neighborhood could be reviewed to determine if it 
remains appropriate to the needs of the community and if it requires amendment through the General 
Plan and zoning ordinance . 
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7.2 INDUSTRIAL AREAS ECONOMIC GOALS POUCY: 

Policy 7.2 Industrial areas are primary areas for implementing community economic goals such as: 

Goal 2.1 Making all types of jobs available. 

Goal 2.2 Providing a diverse economic base for the community so that the effects from a down· 
tum in one part of the economy have minimal effect upon the community. 

Goal 2.6 Providing a clean industrial area within walking distances of homes. 

Goal 2.7 Providing vocational training and educational opportunity for resident and employer 
needs and to broaden the ecor:wmic base of the community. · 

Goal 2.8 Providing child-care services and facilities for working parents in order to improve 
economic opportunities for families and the commercial community. 

Programs: 

Program 7.2.1 The zoning ordinance could be reviewed and amended to assure that a variety of jobs and 
employment are encouraged and accepted in the City. 

Program 7 .2.2 The City encourage the Chamber of Commerce to create an economic development -··· · 
committee which, in conjunction with the City, would address General Plan economic concerns and develop 
proposed programs for City Council consideration. 

Program 7.2.3 The City could appoint special purpose committees to address spec~ed industrial needs. 

Program 7.2.4 A child-care services and facilities program for working parents could be developed in 
conjunction with parents, child-care authorities, child-care providers and employers. 

Program 7.2.5 Each industrial neighborhood role can be reviewed to determine if it is focused upon the 
long-term economic interests of the community such as contribution to diversification and resident income. 

Program 7.2.6 Create capital fmancial programs could be explored to determine their applicability to 
assisting established business and new industrial start-ups and developments. This may include activation 
of an Industrial Development Authority and issuance of bonds. 

Program 7.2. 7 A program to locate "point of sales" businesses in industrial areas could be established. in 
order to incre~e City sales tax revenue. 

7.3 INDUSTRIAL AREAS ENVIRONMENTAL GOALS POLICY: 

Policy 7.3 Industrial areas of the City have environmental obligations to the community because: 

Goals 4.2, 4.3, 4.4 and 4.5 The community protects and preserves its native oak habitats and trees, 
natural riparian areas, air quality, native flora, fauna and wildlife habitats. 

Goals 4.6 and 4. 7 Public and residential views of surrounding hills, beaches, dunes, ocean and 
open spaces are protected. 
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Goal 4.8 Industrial areas should contribute to the forestation of the community . 

Goal4.9 Water and materials should be conseroed and recycled. 

Programs: 

Program 7.3.1 A comprehensive conservation and recycling program for solid and liquid wastes and water 
should be development and implemented. Such a program might include attracting recycling-related 
businesses to industrial locations. 

Program 7.3.2 A program to review the effects upon views could be developed and implemented for 
proposed industrial buildings to be located north of Grand Avenue. 

Program 7.3.3 Unforested industrial areas such as parking lots, streets and right-of-ways and landscape 
strips could be analyzed for forestation suitability. 

Program 7.3.4 Development regulations and standards could be reviewed and amended, where necessary, 
to promote tree plantings and maintenance and incorporated within a comprehensive forestation plan. 

Program 7.3.5 A tree replacement program could be developed. Those removing trees could be required 
to plant a greater number of trees elsewhere in the community. 

Program 7.3.6 Whenever possible, a greenbelt buffer should be created to separate industrial and 
residential areas. · 

Program 7.3. 7 Public transportation programs could be reviewed and improved, where necessary, to assist 
industrial area employees and to reduce reliance upon private vehicle use . 
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8 RESOURCE CONSERVATION AND DEVELOPMENT 

Introduction 

The ocean, its beaches and dunes, wetlands, such as Meadow Creek, and agricultural lands are just a few 
of the resources whose futures will be partially, if not entirely, determined by Grover Beach. 

Some resources are not entirely natural. Agricultural lands are the product of man's labor and 
development. 

. 
Often, a resource is a product substituting for the natural or attempting to improve upon nature. Many 
foreign flowers, shrubs and trees have been introduced into the landscape. Watercourses have been 
created where none existed a century ago. Parks attempt to surpass nature in their composition, color and 
service. 

Heritage structures and places, such as rock walls, old barns, buildings and bridges, can be as worthy of 
protection and conservation is nature's creations. 

Identifying which resources should be conserved and which should be developed is one of the major 
purposes for having a General Plan. 

Developing resources is not necessarily negative. Space is essential for home, work, education, recreation 
and other uses. The particulars of development, such as when, how and what, do require sensitive analysis 
because many resources cannot be replaced once used. 

8.1 WATER RESOURCES POLICY: 

Policy 8.1 All community water sources, surface and underground, shall be protected from pollution and 
reused, whenever economically and realistically Wible, because: 

Goal 4.9 Grover Beach should conserve and recycle water and materials. 

Programs: 

Program 8.1.1 The City could develop and adopt a program to monitor potential sources of pollution and 
contamination of surface and sub-surface waters . 



The Gray Whale 

...,.-· 
.............. ,.. 

Undertakes the longest annual migration 
of any mammal· 6.000 miles from Alas
kan feeding grounds to breeding 
grounds in Baja California. 

Is a blotchy gray color. often. with yellow 
patches of lice and barnacles. 

Is up to fifty feet in length and can weigh 
thirty-threee tons. 

Feeds on bottom·dwelling crustaceans. 

Program 8.1.2 The City could remove debris and man-made obstructions from waterways on a regular 
basis. 

Program 8.1.3 Stonn waters could be diverted to underground reservoirs. 

Program 8.1.4 Methods of recycling sanitary sewer waters should be pursued . . 
Program 8.1.5 Water use should not exceed the source's safe-yield. 

Program 8.1.6 Arroyo Grande water basin users should be encouraged to agree upon a water allocation 
and management plan which will promote sound planning and use of a valuable resource. 

Program 8.1. 7 Stonn and surplus waters should be used for beneficial use, including recharging of the 
ground water basin. 

Program 8.1.8 All agencies using the ground water basin should be encouraged to recharge the basin. 

Program 8.1.9 Discharges to the Meadow Creek watercourse system from proposed development should 
be reviewed to determine if they are consistent with the overall waterway management plan of the State 
and neighboring cities. 
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8.2 PUBLIC ACCESS POLICY: 

Policy 8.2 New development should not substantially or needlessly eliminate existing public access or 
viewing of the natural environment because: 

Goal 4.1 Grover Beach should be a place which promotes resident and visitor exposure and 
involvement with the natural beauty and resources of the Pacific Ocean, beaches, dunes and 
related areas while protecting those natural assets from damage or loss. 

Goal 4.6 Grover Beach should be a place which prqtects public views of surrounding hills, 
beaches, dunes, ocean and open spaces. 

Programs: 

Program 8.2.1 New development can be required to provide alternate public. access across the 
development site to the natural environment whenever reasonable security, privacy and safety for people 
and the resource can be provided. 

Program 8.2.2 Development project proposals can be reviewed to determine if there will be material 
degradation or elimination of public and residential views. 

Program 8.2.3 Substantial and needless elimination and degradation of public and residential views could 
be prohibited and project redesign required. 

8.3 COMMUNITY HERITAGE POLICY: 

Policy 8.3 Historical resources should be identified, preserved, and restored, where necessary, because: 

Goall. 7 Grover Beach should be a place where there is pride of community, environment, heritage 
and history. 

Programs: 

Program 8.3.1 Buildings with historical or architectural significance could be protected from demolition 
or outward changes of appearance, unless it is essential to remove a health or safety threat which can not 
be avoided by any other means. · 

Program 8.3.2 The street appearance of buildings which contribute to a neighborhood's architectural 
appearance could be maintained. 

Program 8.3.3 Individual projects could be reviewed as part of the CEQA process to determine if there 
are potential heritage resource impacts. 

Program 8.3.4 An inventory of historic buildings, structures and places would be compiled and maintained 
to aid in protection and preservation efforts. 

Program 8.3.5 Financial assistance for the protection and promotion of heritage places might be provided 
through redevelopment area projects, Community Development Block Grant funds and other public and 
private sources. 

Program 8.3.6 Design of facilities next to and around heritage places or artifacts could be required to 
compliment, rather than detract, from the heritage place or 'artifact . 
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8.4 AIR RESOURCES POLICY: 

Policy 8.4 Air should be protected from polluting influences because Grover Beach should: 

Goa/1. 7 Be a place which is proud of its environment. 

Goal 2.4 Be a visitor recreational and conference destination center where an undamaged 
environment is the attraction. 

Goal 4.4 Be a city which protects and enhances air q-u;ality • . 
Goal 5.1 Choose its own future, raiher than allowing it to develop unguided. 

Programs: 

Program 8.4.1 The City could implement an urban reforestation and community tree policy and program. 

Program 8.4.2 The City could actively participate in the County-wide clean air attainment plan. 

Program 8.4.3 The City could adopt and implement a local "bike and bike" policy and program. 

Program 8.4.4 The City could adopt and implement a local air quality enhancement program, which may 
seek input, cooperation, and compliance from local businesses. 

Program 8.4.5 The City could adopt and help implement a regional greenbelt policy and program. 

8.5 VISITOR ATI'RACTION POLICY: 

Policy 8.5 The community shall conserve, protect and preserve resources which will attract visitors 
because: • 

Goal 2.4 Grover Beach shall be a visitor and conference destination area where an undamaged 
environment is the attraction. 

Goal 4.1 Grover Beach is a place which should promote resident and visitor exposure and 
involvement with the naiural beauty and resources of the Pacific Ocean, beaches, dunes and 
relaied areas while protecting those naiural assets from damage or loss. 

Programs: 

Program 8.5.1 Resources could be identified and categorized. Conservation, preservation and protective 
measures could be evaluated periodically . 

. Program 8.5.2 Resources appealing to visitors may be evaluated to determine if visitor access and viewing 
opportunities are maximized without negative resource impact. 

Program 8.5.3 Resources should be used in the- preparation of a visitor and conference destination plan 
and promotional materials. 
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8.6 GENERAL PLAN APPLIES TO ALL AGENCIES POUCY: 

Policy 8.6 The goals, objectives, policies and programs of the Grover Beach General Plan sh&n apply in 
principle as the policy of the City relating to any and all projects proposed by other governmental agencies 
such as the Connty of San Luis Obispo, The State of California and the United States Government because 
Grover Beach should be: 

Goal 5.1 A City which chooses its own future, raiher than allowing it to develop unguided. 

Goal 5.2 A City which is proactive in the planning of facilities and services if they impact the 
goals and future of Grauer Beach. 

Goal 5.3 Active in regional planning and public service efforts which can improve the mutual 
interest of participants. 

Goal 5.4 A community which recognizes and plans for special and specific needs within all of its 
neighborhoods. 

Programs: 

Program 8.6.1 Other governmental agencies can be provided a copy of the General Plan when projects 
within Grover Beach are anticipated and being planned. 

8.7 OCEAN, DUNES AND NATURAL AREAS RESOURCE POUCY: 

Policy 8.7 All natural areas, such as the beach, dnnes, and creeks, including the ocean's waters, should 
be protected from polluting influences to the legal extent possible because Grover Beach should: 

Goal 1. 7 Be a place which is proud of its environment. 

Goal 2.4 Be a visitor recreational and conference destination center where an undamaged 
environment is the attraction. 

Goal 4.1 Be a place which promotes resident and uisitor exposure and involvement with the 
natural beauty and resources of the Pacific Ocean, beaches, dunes and related areas while 
protecting those natural assets from damage or loss. 

Goal 5.1 Chose its own future, rather than allowing it to develop unguided. 

Programs: 

Program 8.7.1 The City could defme forms of pollution, identify sources of pollution and develop 
standards, enforcement measures and penalties. 

Program 8.7.2 The South San Luis Obispo County Sanitation District and City of Pismo Beach could be 
advised that Grover Beach believes recycling of sanitary sewer waters and the resulting decrease, if not 
elimination, of effiuent disposal in the ocean is the only ultimate solution for preventing this form of 
pollution . 
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8.8 REGIONAL GREENBELT POLICY: 

Policy 8.8 A wide band of greenbelt, consisting of grazing, farming, large, rural homesites and natural, • 
undisturbed open space, should encircle the communities of Oceano, Arroyo Grande, Pismo Beach and 
Grover Beach to protect them from encroaching urbanization and to help maintain their identities as 
separate, distinct, small places and communities because: 

Goal 1.3 Grauer Beach should be a small, comfortable place to liue. 

Goal1.5 Grauer Beach should be a town easily identified as a coastal and beach community. 

Goal 1.6 Grauer Beach should be a town distinctive from neighboring communities and towns. 

Goal 4.4 Grover Beach should be a city which protects and enhances the quality of air. 

Goal 4.5 Grover Beach should be a place which sustains and enhances native flora, fauna and 
wildlife habitat. 

Goal 5.1 Grauer Beach should be a 
city which chooses its own future, 
rather than allowing it to deuelop 
unguided. 

Goal 5.3 Grauer Beach should be a 
city which is actiue in regional and 
county planning and public seroice 
efforts which can improve the 
mutual interests of participants. 

Programs: 

Program 8.8.1 A regional open space 
organization could be formed to discuss, 
advocate and, hopefully, implement the con
servation and preservation of open spaces 
affecting the cities of San Luis Obispo, Pismo 
Beach, Arroyo Grande, Grover Beach and 
the unincorporated areas from Nipomo to the 
southern limits of the City of San Luis 
Obispo. 

Program 8.8.2 A regional organization could 
be formed to discuss and determine the 
growth-inducing impacts of widening U.S. 
101 from the Santa Barbara County line to 
the San Luis Obispo city limits. 

Program 8.8.3 Grover Beach could protect 
and preserve its greenbelt along Highway 
One in recognition of its importance to the 
region. 
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8.9 COMMUNITY TREE POLICY: 

Policy 8.9 The planting, maintenance and protection of trees shall be promoted in all neighborhoods 
because: 

Goal 4.4 Grauer Beach should protect and enhance the quality of air. 

Goal 4.8 Grover Beach should be an urban forest created through the proper and selective 
forestation of residential, industrial, and commercial properties. 

Programs: 

Program 8.9.1 A comprehensive tree program should be prepared, adopted and implemented. The 
program should identify desirable trees, planting and methods of care. Any tree program should contain 
a financial plan which can implement and attain the goals of the program. 

Program 8.9.2 A comprehensive tree program should contain provisions which protect public and 
residential views of surrounding hills, beaches, dunes, ocean and open spaces from unnecessary obstruction 
by trees. 

Program 8.9.3 A comprehensive tree ordinance or resolution could be prepared and adopted which would 
identify under what conditions trees must be planted, maintained and protected. 

Program 8.9.4 The City could require that a number of trees be planted within the community whenever 
a tree is removed due to development or other needs. Other sites could be in industrial and commercial 
areas, special plaqting corridors such as highway, street and railroad right-of-ways, street lane dividers, 
parks and public lands . 

Program 8.9.5 A community tree committee could assist in the identification of program needs and 
priorities. 

Program 8.9.6 The City could coordinate a community volunteer tree planting program. 

Program 8.9. 7 The City could administer an ~adopt-a-tree" program. 

Program 8.9.8 A community arbor festival celebrating the tree, its contributions and benefits could be held 
annually. 

Program 8.9.9 The community could host a annual conference relating to the tree, its contributions and 
benefits or establish a center for organizations concerned or interested in trees, their contributions and 
benefits . 
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9 PUBLIC AND CULTURAL SERVICES AND FACILITIES 

Introduction 

Municipal, educational, state and county facilities are located with Grover Beach. Some of these facilities 
serve the entire South County. The community also needs and provides public cultural and recreational 

activity facilities . 
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·This Land Use Element advocates the development of municipal facilities and services necessary to attain 
General Plan goals. Specific parks, recreation facilities and open spaces and standards are addressed in 
the General Plan's Park and Recreation Element. 

9.1 NEIGHBORHOOD SERVICES AND FACILITIES POLICY: 

Policy 9.1 Neighborhood needs for public services and facilities should be identified. Plans for these 
services and facilities should be designed and implemented because: 

Goall.ll Grover Beach should be a city with responsive local government and public services. 

Goal1.12 The community is composed of neighborhoods which vary in nature and needs. 

Goal 5.2 Grover Beat!h should be proat!tive in planning fat!ilities and services if they impact the 
community's goals and future. 

Goal 5.4 Grover Beat!h should recognize and plan for all special and specific needs within its 
neighborhoods. 

Goal 5.5 Grover Beat!h should prepare for the delivery of water, sanitary sewer, storm drainage, 
circulation, fat!ility and public service needs in advance of projected need. 

Programs: 
. 

Program 9.1.1 Public service and facility needs should be identified within neighborhood plans. 

• 

Program 9.1.2 A municipal Capital Improvement Program could be prepared and reviewed annually in •. 
order to establish priorities for proposed services and projects. 

Program 9.1.3 Projects described within the Capital Improvement Program should be accompanied with 
the following information: • 

• Project name and description 
• Estimated implementation or development cost, including design 
• Estimated annual maintenance costs 
• Estimated annual operating costs 
• Anticipated revenue sources, including development impact fees, for all costs 
• Planning, design, construction, development and purchase time frames 
• Anticipated project operational date. 

Program 9.1.4 The Capital Improvement Program could contain sections projecting vehicle and major 
equipment needs, including the replacement of existing vehicles and major equipment such as photocopiers, 
computers and radios, at appropriate time intervals. 

Program 9.1.5 The annual City operating budget, which includes a capital budget, could be amended to 
become a two·year financial instrument which would more fully project fmancial needs and which would 
be subject to Council amendment and adoption annually; consideration should be given to developing a long 
term fmancial plan to the City's ultimate buildout. 

9·2 • 



• 

• 

• 

9.2 CITY·WIDE SERVICES AND FACILITIES POUCY: 

Policy 9.2 City-wide public services and facilities should be identified, and plans for these services and 
facilities should be implemented because Grover Beach should: 

Goall.ll Be a city with responsive local government and public seroices . 

. Goal5.1 Choose its own future, rather than allowing it to develop unguided. 

Goal5.2 Be proactive in planning facilities and seroice~ if they impact the community's goals and 
future. 

Goal5.5 Prepare for the deliuer;y of water, sanitary sewer, storm drainage, circulation, facility and 
public seroice needs in advance of projected need. 

Programs: 

Program 9.2.1 City-wide public services and facilities should be included within a Capital Improvement 
Program and treated the same as needs identified through the neighborhood planni.ng programs. 

Mop 9·2 

Cultural and Educational 
Facilities 



9.3 CULTURAL EVENTS AND FACllJTIES POLICY: 
~ 

Policy 9.3 Community cultural events and facilities should be planned to include visitors to the community, .: 
particularly if the subject matter relates to the local environment, heritage or history, because Grover 
Beach should be: 

Goall. 7 A place where there is pride of community, environment, heritage and history. 

Goal 2.4 A visitor recreational destination area where an undamaged environment is the 
attraction. 

Goal 4.1 A place which promotes resident and visitor exposure and involvement with the natural 
resources of the Pacific Ocean, beaches, dunes and related area3 while protecting those natural 
a3sets from damage or loss. 

Programs: 

Program 9.3.1 A trolley or other means of transportation should be created to link the Central Business 
District, the Western VISitor Services District and the beach area west of Highway One for easier access 
to cultural activities. The Western VISitor Services District should also be linked to area visitor attractions 
such as the Oceano Melodrama and the Pismo Beach butterfly grove. A trolley might be supplemented by 
a horse drawn carriage. 

Program 9.3.2 Conference facilities could accommodate lectures, movies and other cultural and community 
programs. 

Program 9.3.3 A small, active-presentation museum could be created in the CBD. 

Program 9.3.4 A Grand Avenue pier development could contain an aquarium or other facility presenting 
natural life forms of the area. 

Program 9.3.5 The Ramona Park gazebo might be made available on a regular, recurring basis for 
afternoon concerts. 

9.4 FEDERAL, STATE AND COUN1Y SERVICES AND FACILITIES POLICY: 

Policy 9.5 Court and office-type service facilities of the Federal, State and County governments, with 
adequate parking, should be located in the health, justice and social services area near Sixteenth Street 
and Rockaway Avenue because Grover Beach is: 

Goal 5.2 Proactive in the planning of facilities and services if they impact the goals and future 
of Grover Beach. 

Goal 5.3 Active in regional and county planning and public service efforts which improve the 
mutual interests of participants. 

Programs: 

Program 9.4.1 Neighborhood capacity to serve projected County, State and Federal facilities and clientele 
should be assessed to determine new standards for governmental services and facilities in the area. 
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Motel Thie map ie included for illuetration purpoeee 
only. The Parka and Recreation Element ia the only 
City of Grover Beech General Plan element determining 
location• of parka, recreation facilities and open 
apacea. Amendment of the Parka and Recreation Element 
for location of aitea shall not require the amendment 
of thia illuetration or vice-veraa • 
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9.5 CMC CENTER POUCY: 
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Map 9-3 

Mini-Parks 

Policy 9.5 Grover Beach municipal offices should remain in or adjoining the Central Business District 
because Grover Beach should be: 

Goall.lO A community where people go to a central area for business, civic, cultural and social 
activities . 
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Programs: 

Program 9.5.1 Civic center needs could be identified and a plan prepared for staged development over a 
period of time. 

Program 9.5.2 Financial plans should be prepared for implementing development. 

Map 9-4 

Parks and Open Spaces 

Note: This map is included for illuatration purposes 
only. The Parka and Recreation Element ia the only 
City ~f Grover Beach General Plan element determininq 
locat1ona of parka, recreation facilities and open 
spaces. Amendment of the Parks and Recreation Element 
for l~cation of ei.tes ahall not require the lllllendment 
of th1s illuetrat1on or vice-versa. 
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10 NEIGHBORHOOD PLANS 

Introduction 

Grover Beach is composed of neighborhoods: industrial, commercial, recreational and residential. Some 
neighborhoods may be a little of each . 
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The purpose of these neighborhood plans is to study the existing nature of each neighborhood and to 
determine directions that can be taken to improve the neighborhood as well as the community as a whole. .: 
The community is best understood when its parts are understood. When a neighborhood is improved, the 
community is improved. 

The nine plans contained in this section are called 'area' plans by the State and become part of the 
Gen17ral Plan's Land Use Element. In Grover Beach we simply call them 'neighborhood' plans. 

10.1 NEIGHBORHOOD PLANS POLICY: 

Policy 10.1 Grover Beach should prepare and adopt plans for each neighborhood of the City because: 

Goal1.12 The City is composed of neighborhoods which vary in nature and need. 

Goal 5.4 Grover Beach recognizes and plans for special and specific needs within all of its 
neighborhoods. 

Programs: 

Program 10.1.1 The City could prepare and adopt neighborhood plans in order to implement all of the 
Land Use Element's goals in more specific terms. 

,. Program 10.1.2 The City could prepare neighborhood plans which could contain policies and programs 
applicable and unique to that neighborhood. 

Program 10.1.3 Each neighborhood plan could be reviewed every five years by the Community 
Development Director and Planning Commission. The Director might report to the Planning Commission 
upon the progress that has been made in meeting the goals and programs adopted for the neighborhood. 
The Director could also recommend amendments, if any, to .zmy of the neighborhood plans. The Planning 
Commission could add their comments and send a report to the City Administrator and City Council 

Program 10.1.4 Neighborhood residents should be brought into the development and amendment of their 
neighborhood plans. 
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Table 10·1 
West Grand Avenue Dwelling Units & Population Projections 

West Grand Avenue 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Single-Family 15 42 ' 0 0 (15) (42} 

Duplex 2 5 2 5 0 0 

Apartment 7 18 11 28 +4 +10 

Mixed Use - Commercial 11 28 10 25 (1) (3) 

Neighborhood Totals • 85 93 23 58 (12) (35) 

Neighborhood Projections•• 85 85 23 53 (12) (32) 

Table 10-2 
Central Business District Neighborhood Dwelling Units & Population Projections 

Central Business District 

Single· Family 

Duplex 

Apartment 

Mixed Use · Commercial 

Neighborhood Totals* 

Neighborhood Projections •• 

D.U. = Dwelling Unit 
Pop. = Population 

. 
1991 

D.U. Pop. 

21 58 

4 10 

4 10 

6 15 

35 93 

35 85 

Buildout Change 

D.U. Pop. D.U. 

7 19 (14) 

0 0 (4) 

0 0 (4) 

20 51 +14 

27 70 (8) 

27 64 (8) 

• Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
•• Based upon 91.13% occupancy of all dwelling units 
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Pop . 

(39) . 
(10) 

(10) 

+86 

(23) 

(21) 
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Table 10·3 
East Grand Avenue Neighborhood Dwelling Units & Population ProJections 

East Grand Avenue 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. 

Single-Family 5 14 0 0 (5) 

Duplex 6 15 ' 0 0 (6) 

Apartment 52 132 48 122 (4) 

Mobile Home I R. V. 113 190 0 0 (113) 

Mixed Use - Commercial 2 5 10 25 +8 

Projects D & E ·Mixed Use 0 0 113 190 +113 

Neighborhood Totals"' 178 356 171 337 (7) 

Neighborhood Projections"'"' 178 324 171 307 (7) 

Table 10·4 
Ramona Office Neighborhood Dwelling Units & Population ProJections 

Professional Office 
District 

Single-Family 

Apartment 

Mixed Use-Commercial & 
Office 

Neighborhood Totals"' 

Neighborhood Projections 

D.U. • Dwelling Unit 
Pop. = Population 

1991 

D.U. Pop. 

27 75 

6 15 

1 3 

34 93 

34 85 

Build out . Change 

D.U. Pop. D.U. 

0 0 (27) 

6 15 0 

28 71 +27 

34 86 0 

34 78 0 

"' Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
•• Based upon 91.13% occupancy rate of all dwelling units 
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Pop. 

(14) 

(15) 

(10) 

(190) 

+20 

+190 

(19} 

(17) 

• 
Pop • 

(75) 

0 

+68 

(7) 

(7) 
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Table 10-5 
Grand Corridor Dwelling Units & Population Projections 

Grand Corridor Totals 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Single-Family 68 189 7 19 (61) (170)) 

Duplex 12 30 ' 2 5 (10) (25) 

Apartment 69 175 65 165 (4) (10) 

Mobile Home I R.V. 113 190 0 0 (113) (190) 

Mixed Use - Commercial & 1 3 28 71 +27 +68 
Office 

Mixed Use- Commercial 19 48 40 101 +21 +53 

Mixed Use - Projects D & E 0 0 113 190 +113 +190 

Neighborhood Totals • 282 635 255 551 (27) (84) 

Neighborhood Projections•• 282 579 255 502 (27) (77) 

Table 10-6 
Northwest Grover Beach Neighborhood Dwelling Units & Population Projections 

Northwest Grover Beach 

Single· Family 

Duplex 

Apartment 

Mixed Use· Industrial 

PUD 

Neighborhood Totals • 

Neighborhood Projections .. 

D.U .... Dwelling Unit 
Pop. = Population 

1991 

D.U. Pop. 

279 776 

88 224 

134 340 

9 23 

38 106 

548 1,469 

548 1,339 

Buildout Change 

D.U. Pop. D.U. 

222 617 (57) 

88 224 0 

138 351 +4 

9 23 0 

138 384 +100 

595 1,599 +47 

595 1,457 +47 

"' Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
.. Based upon 91.13% occupancy rate of all dwelling units 
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Pop. 

(159) 

0 

+11 

0 

+278 

+130 

+118 



Table 10·'7 
Northern Hillsides Neighborhood Dwelling Units & Population Projections 

Northern Hillsides 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Single-Family 889 942 441 1,226 +102 +284: 

Apartment 
1
58 184 

, 
58 184 0 0 

Mobile Home I R. V. 84 57 84 57 0 0 

PUD 18 86 51 142 +88 +106 

Condominium 76 211 76 211 0 0 

Neighborhood Totals* 515 1,380 655 1,770 +140 +390 

Neighborhood Projections** 515 1,258 655 1,613 +140 +855 

Table 10·8 
North Grover Beach Neighborhood Dwelling Units & Population Projections 

North Grover Beach 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Single-Family 550 1,529 848 967 (202) (562) 

Duplex 192 488 180 457 (12) (31) 

Apartment 271 680 281 714 +10 +34 

PUD 136 378 649 1,804 +513 +1,426 

Condominium 

Neighborhood Totals* 

d Projections•• 

D.U. = Dwelling Unit 
Pop. -= Population 

84 95 

1,188 3,170 

1,188 2,889 

84 95 0 

1,492 4,037 +309 

1,492 3,679 +309 

* Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
•• Based upon 91.13% occupancy rate for all dwelling units 
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Table 10·9 
East Grover Beach Neighborhood Dwelling Units & Population Projections 

East Grover Beach 1991 Buildout Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Single· Family 219 609 
' 

238 661 +19 +52 

Duplex 4 10 6 15 +2 +5 

Apartment 50 127 63 160 +13 +33 

PUD 7 18 7 18 0 0 

Condominium 122 310 122 310 0 0 

Neighborhood Totals* 402 1,074 436 1,164 +34 +90 

.... , .. ions•• 402 979 436 1,061 +34 +82= 

Table 10·10 
South Thirteenth Street Neighborhood Dwelling Units & Population Projections 

South Thirteenth Street 

Single-Family 
. 

Duplex 

Apartment 

Mobile Home I R.V. 

Mixed Use · Commercial 

PUD 

Condominium 

Neighborhood Totals* 

Neighborhood Projections•• 

D.U. == Dwelling Unit 
Pop. == Population 

1991 

D.U. Pop. 

51 142 

16 40 

194 493 

32 54 

7 18 

36 91 

87 94 

373 932 

373 . 849 

. 
Buildout Change 

D.U. Pop. D.U. 

2 6 (49) 

10 25 (6) 

238 605 +44 

0 0 (32) 

40 131 +33 

99 251 +63 

37 94 0 

426 1,112 +53 

426 1,013 +53 

• Based upon 100% occupancy of dwelling units at 1990 Federal. Census occupants per 
dwelling unit density rates 
•• Based upon. 91.13% occupancy rate for all dwelling units 
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Pop. 

(136) 

(15) 

+112 

(54) 

+113 

+160 

0 

+180 

+164 



Table 16-11 
West Grover Beach Neighborhood Dwelling Units & Population Projections 

West Grover Beach 1991 Build out Change 

D.U. Pop. D.U. Pop. D.U. Pop. 

Singl~ Family 372 1,034 162 450 (210) (584) 
, 

Duplex 106 269 102 259 (4) (10) 

Apartment 823 820 323 820 0 0 

bile Home I R. V. 44 74 0 0 (44) (74) 

PUD 138 384 555 1,543 +417 + 1,159 

Project B • Mixed Use 0 0 40 67 +40 
Commercial & Residential 

Condominium 38 106 38 106 0 

ighborhood Totals* t== 1,021 2,687 1,220 3,245 +199 

rejections •• 1,021 2,449 1,220 2,957 +199 
. 

Table 16-12 
South Grover Beach Neighborhood Dwelling Units & Population Projections 

South Grover Beach 

Sing!~ Family 

Duplex 

Apartment 

Mixed Use· Industrial 

PUD 

Project A Cluster Units 

Neighborhood Totals* 

Neighborhood Projections•• 

D.U. == Dwelling Unit 
Pop. == Population 

1991 

n.u. Pop. 

881 1,059 

26 66 

10 25 

1 3 

3 8 

0 0 

421 1,161 

421 1,058 

Build out Change 

D.U. Pop. D.U. 

565 1,517 +184 

104 264 +78 

0 0 (10) 

5 5 +4 

3 8 0 

86 218 +86 

763 

~ 
....... 
--~-

763 non 

* Based upon. 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
•• Based upon. 91.18% occupancy rate for all dwelling units 
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0 

+558 

Pop. 

+458 

+198 

(25) 

+2 

0. 

+218 

+851 
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Table 10·13 
The Beach Neighborhood Dwelling Units & Population Projections ·· 

The Beach 

Mobile Home I R. V. 

Mixed Use • Commercial 

Neighborhood Totals• 

Neighborhood Projections•• 

D.U. = Dwelling Unit 
Pop. == Population 

1991 

D.U. Pop. 

194 326 

0 0 

194 326 

194 297 

Bulldout Change 

D.U. Pop. D.U. 

0 0 (194) 

' 194 326 +194 

194 326 +194 

194 297 0 

• Based upon 100% occupancy of dwelling units at 1990 Federal Census occupants per 
dwelling unit density rates 
•• Based upon 91.13% occupancy rate for all dwelling units 
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Pop. 

(326) 

+326 

+326 
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The Grand Corridor Pion 

HISTORIC DEVELOPMENT CHARACTERISTICS 
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highway commercial district 

central business district 

THE GRAND CORRIDOR NEIGHBORHOOD PLAN 

CORRIDOR DESCRIPTION: Grover Beach's most significant commercial corridor extends from 
Arroyo Grande to the Pacific Ocean. This corridor, with Grand Avenue as its centerline, divides the 
community into its northern and southern residential sections. 

The corridor also provides the community's most important east/west surface transportation route. The 
corridor contains Grover Beach's pri.mary shopping areas, co~ercial and governmental service facilities 
and offices. 

The Beach district, west of Highway 1, is Grand Avenue's ultimate, grand destination, but it is not included 
within this neighborhood plan. This plan is dedicated to four revised commercial districts comprising the 
Grand Corridor: 

The Eastern Shopping Center District 
The Central Business District 
The Western Visitor Services District 
The Professional Office District 
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The Grand Corridor Neighborhood Plan 
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WEST GRAND A VENUE VISITOR SERVICE DISTRICT 

NEIGHBORHOOD DESCRIPTION: This strip-commercial district parallellingGrandAvenue links the 
Central Business District with Highway One and the State Beach Park. The Southern Pacific Railroad's 
tracks are the western boundary of the district. 

NEIGHBORHOOD CHARACTERISTICS: This neighborhood is the initial and the only direct link 
between the City-proper, the beach, and Highway One. This neighborhood is Grand Avenue's westerly 
gate which welcomes visitors from Highway One and the beach area. 

The district's land use purpose is to provide for visitor services. The neighborhood lies between a visitor 
destination, the beach area, and two commercial areas, the Central Business District and the Eastern 
Shopping Center District. The district is not a strong visitor destination area or a strong commercial 
competitor to the two shopping areas to the east. 

The distance between the beach and the western part of the district is conducive for walking and biking. 
Auto access from anywhere in the district to the beach is less than five minutes. Restaurants are mixed 
between leisure and fast-service. Some of the community's better restaurants have traditionally been 
located within the district. 

The three primary uses within this district are not visitor services. They are residential, vacant and 
parking lot, and office. 

Auto repair and towing is the fourth highest land use in the district. Although auto repair could be 
categorized as visitor serving, most of the providers in this category are more likely to be dependent upon 
local trade than visitor and tourist generated business . 

The district contains 50,000 square feet of motel sites. One of the two motels in the district has been 
vacant for more than two years and the other recently closed for a period of time. 

The area also contains 50,000 square feet of operational auto service property. An additionall7,500 sq~e 
feet of auto service property has not been operational for over a year. 

General retail sites comprise approximately 35,500 square feet of the land use. 

There are an estimated 93 people living in the 35 non-conforming dwelling units within the district. There 
are a number of single· family residences on 7,500 square feet or less lots located off Grand Avenue's direct 
exposure to heavy traffic. Many of these dwellings are in good condition and provide some of the more 
affordable housing in the community. Some of the housing stock is older and removal is likely within the 
life of this plan. 

Replacing housing with new residential units in the district is not permitted by the City's zoning 
regulations which support the current General Plan's intent that the district provide such visitor services 
as motels and hotels, restaurants, auto services, amusements and souvenir shops. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: As a visitor service area, the neighborhood's 
future will be directly related to the community's ability to attract visitors who require lodging, 
restaurants, gifts, mementos and full service gas stations. 

Visitor services will have to be attractive and competitive with other regio~ tourist service areas in other 
communities. 
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NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

* The neighborhood lacks a strong identity. 

The neighborhood may capitalize upon its central location between the beach visitor area and the 
Central Business District if there are more public activities such as art, craft, antique, animal, gun 
and specialty shows, nature hikes, sing·a·long bonfires, camera shoots, butterfly and bird counts, 
music and dance concerts, community festivals, parades, and events which make the area interesting 
twelve months a year. These visitor attractions may have to be created and supported by tourist
dependent and oriented businesses. 

The neighborhood ma:y also capitalize from increased visitors generated by a destination resort and 
conference facilities created in the beach area, or by any other beach area activities and programs 
designed to educate people about the ocean and beach habitats and environments. 

Lodging providers can provide shuttle services to and from events and attractions in the beach area, 
Central Business District, and within the neighborhood such as restaurants. 

* Some neighborhood uses are not visitor oriented or serving, and diminish the attractiveness 
of the area for visitors to use. 

The zoning ordinance could be reviewed and amended to provide for the elimination of permitted 
and use permit uses which do not directly serve visitors or support the intent and purpose of the 
district. 

That a zoning ordinance review and amendment be accomplished so that, excepting gasoline service 
stations, no new auto service related land uses be allowed and that all existing auto service related 
land uses be phased out over a period of time. 

* Some neighborhood properties will not adequately serve a tourist service or commercial use 
when their current non-conforming uses end. Their conversion to commercial developments 
could be detrimental"to neighboring residential properties. 

The zoning map should be amended to provide for the transfer of all Coastal Highway Commercial 
properties north of Las Tiendas shopping center between North Second and Third Streets to 
medium-density residential. 

* A single-ownership 30,000 square foot Grand Avenue property between Sixth and Seventh 
Streets is divided by zoning districts so as to make a development on the site difficult. 

The zoning map should be amended to provide for the transfer of all commercially-zoned properties 
in the Grand Avenue/North Sixth to North Seventh Streets block to the visitor serving/commercial 
district so as to eliminate the zoning division of the Grand Avenue parking lot and building. 

* The neighborhood, as a whole, lacks strong visual interest and appeal for the visitor in 
comparison with other competitive tourist and visitor centers in the region. 

A design plan, complementing the Central Business District design theme, may be prepared and 
adopted for this area which would support the goals of the neighborhood plan and which could help 
entice visitors into this Grover Beach business district from other regional visitor areas. 
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WEST GRAND A VENUE VISITOR SERVICES DISTRICT 
NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

EXISTING USES 
Comm. Permitted Use 
Comm. Use Permit Use 
Vacant & Parlcing Lot 
Non-conforming Residential 
Non-conforming Industrial 

Totals 

Table 1 
Existing Neighborhood Uses 

PARCELS* 
22 
18 
8 

19 
1 

63 

Part A 

D.UNITS 
3 
0 
0 

32 
0 

35 

S.F. 
296,050 
183,500 
112,700 
130,000 
15,000 

737,250 

ACRES 
6.80 
4.21 
2.59 
2.98 
.34 

16.92 

• When more than one parcel shares a common bounda.Tj', the same ownership and land 
use, they are combined and represented as one parcel. 

EXISTING USES 
Highway Service Commercial 
Streets & Rights-of-Ways 
Railroad Right-of-Way 
Public Facilities-Civic Center 

Totals 

EXISTING USES 
Non-conforming Residential 
Vacant & Parking Land 
Office 
Auto Repair & Towing 
Restaurant 
Auto Service 
Motel 
General Retail 
Convenience Food/Beverage 
Miscellaneous Service 
Auto Sales 
Auto Service-Not In Operation 
Non-conforming Industrial 

Totals 

PartB 

S.F. 
700,750 
479,600 
42,000 
36,500 

1,258,850 

Parte 

S.F. 
130,000 
112,700 
93,500 
83,500 
72,500 
50,000 
45,000 
35,500 
81,950 
27,600 
22,500 
17,500 
15,000 

737,250 
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ACRES 
16.10 
11.03 

.97 

.84 
28.94 

ACRES 
2.99 
2.59 
2.15 
1.92 
1.67 
1.15 
1.04 
.82 
.73 
.63 
.51 
AO 
.35 

16.92 

%OF TOTAL 
17.6 
15.3 
12.7 
11.3 
9.9 
6.8 
6.1 
4.8 
4.3 
3.8 
3.0 
2.4 
2.0 

100.0 



Table 2 
Dwelling Units BI: Densitv and Conformance 

to Zonine: District Permitted Uses • Non· Low Medium ffigh 
Conforming Conforming Density Density Density 

Dwelling Units 0 85 15 2 18 

Table 3 
Population By Type of Dwelling* 

Single Mixed-Use 4-Plex 3·Plex 2-Plex Total 
Family Units Units Units Units 

Dwelling Units 15 11 4 3 2 35 

Persons/Unit"'"' 2.78 2.54 2.54 2.54 2.54 2.66 

Population 42 28 10 8 5 93 

• No vacancies assumed 
•• Based upon 1990 Federal Census occupancy averages . 

Table 4 
Projected Dwelling Units By Density and Conformance • to Zoning District Permitted Uses 

Non· Low Medium High 
Conforming Conforming Density Density Density 

Dwelling Units 15 8 0 0 23 

Table 5 
Projected Population By Type of Dwelling* 

Apt. Mixed·Use 3·Plex 2-Plex Total 
Units Units Units Units Units 

Dwelling Units 8 10 3 2 23 

Persons/Unit •• 2.54 2.54 2.54 2.54 2.54 

Population 20 25 8 5 58 

• No vacancies assumed 
•• Based upon 1990 Federal Census occupancy averages 
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Table 6 
Proiected Dwelling Units and People Per Acre 

• Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Land Use District 
VISitor Services Commercial 1.5 3.8 .9 2.2 

• 
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MapS 
The West Grand Avenue Visitor Services District Plan 

Land Use Map 

visitor services district 
(mixed commercial/ 
residential use) 

medium density 
residential district • 

@ municipal civic center 

dwelling units 
per gross acre 

1991 Lend Use Projected 
Current Standard AI Bulld·Oul 

.9 .9 

1 Based upon 100'%. dwelling unit occupancy. 
2 Based upon 100% dwelling unit occupancy. 
• Contained within the Northwest Neigncornood Pion. 
•• Contained \Nitnin the West Grover Beach Ne1gncornood Plan. 
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population 
per gross acre 

1991 Projected 
Currentl AI Build·Oul2 

2.36 2.17 
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CENTRAL BUSINESS DISTRICT 

NEIGHBORHOOD DESCRIPTION: The Central Business District (CBD) extends from Seventh to 
Twelfth Streets along the two-block wide Grand Avenue commercial corridor. Approximately one-half of 
the private land in the district is currently used by permitted or use· permit commercial uses. The close 
proximity of the post office, a major area bank, a utility pay station, municipal offices and ample parking 
to various retail and office services, have helped establish the CBD as the community commercial and civic 
center. 

STRONG NEIGHBORHOOD CHARACTERISTICS: Historically, Grover Beach lacked a traditional, 
definable commercial, culturai and civic center and downtown. The Central Business District has taken 
on the appearance and nature of a more traditional downtown in recent years. 

Architectural style used in newer, mixed retail-office developments along North Ninth Street and Ramona 
Avenue is helping create a favorable design character for the CBD. The same modifled·Victoria.n design 
has recently been proposed for Grand Avenue development in the 900 block. 

The CBD is the geographic center of the City and is divided by the region's most significant commercial 
street, Grand Avenue. The major transfer and connection point for regional public buses is located across 
Ramona Avenue from the CBD at Ramona Park. Convenient public parking is located at a central public 
parking lot, curbside, and at several private parking lots. 

The two greatest land uses in the CBD are general retail (83.2%) and non-conforming residential (16.5%). 
A forty-unit mobile home park on Grand Avenue, at the southwestern edge of the district, is addressed 
in the West Grover Beach Neighborhood Plan and is not included in this plan's data Neighborhood 
retailers have maintained the appearance of relatively small shops which adds to a small town atmosphere . 

Evening and night life in the district is limited and appears to center about restaurants, a billiards center, 
a bar and the post office. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: 

The future commercial role of the CBD will develop from small, existing lots. Small retail shops and offices 
will evolve as single-family homes are converted or removed. 

The CBD needs people and their activities if it is to establish itself as a successful commercial and civic 
center. Activities will not be confined to daylight hours. An active evening life is important. An active 
street life is essential. 

It is anticipated that, due to age, condition, location and demand for commercial space in the CBD, that 
eighty percent of the CBD 's dwelling units, other than a mobile home park, will be demolished or 
converted to other uses, such as offices and shops, within the next twenty years. These same factors could 
also affect the life of the district's mobile home park. 

The loss of forty dwelling units in the CBD could be partially offset by the addition of new mixed-use 
dwelling units constructed as a part of new commercial development, and permitting the mobile home park 
to redevelop as a mixed residential-commercial development. This project is discussed further in the West 
Grover Beach Neighborhood Plan. · 

The future CBD will have a few remaining single-family residences and small dwelling units integrated into 
new retail and office developments. It can have a resident population with mixed-use development . 
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NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

* There is no assurance that recent positive neighborhood architectural design will continue 
or that an appropriate CBD theme or image will develop. 

A design plan could be developed and adopted for this area. A modified-Victorian and 
shopkeeper's seacoast village theme might support the goals of the General Plan and the 
neighborhood plan. A good design plan could complement existing CBD and neighboring 
development and flow into adjoining residential and commercial districts and neighborhoods. 
A balanced design plan would include open space, landscaping, streetscaping and architectural 
standards. 

The streetscaping segment could contain uniform signage, a street furniture system, a construction 
materials plan, a landscaping plan and lighting plan. 

* The area lacks an active after-hours life. 

Community activities such as ocean-bounty feasts, fisherman and farmers markets, minor-league 
bike racing, western dances, flower and boat shows, barbecues, quilting events, soap box derbies, 
kite-design and performance competitions, and other euents, could be held with regularity in the 
CBD after retail and office hours, or, when appropriate, during retail and office hours. The 
combined attraction of interesting and creative shops and special events on week-ends and in the 
evenings could present a festive CBD image which could also attract visitors from outside the 
region. 

• 

A small, theme-oriented museum could be created to present information, materials and films 
about the ocean, beaches and area to visitors. Films and materials might be provided by 
conservation, environmental and historical organizations, governmental agencies, the media and ••. 
private companies. Films and materials could be changed with regularity. 

A study could reveal that Grand Avenue and other CBD streets change their characters and 
volumes by time of day, week and season, which could make some street capacity available at 
times for non-vehicular activities. 

* Greater pedestrian activity is desirable for an active CBD. 

A circulation plan could be developed for the CBD which would promote more pedestrians, as well 
as greater numbers of people within the CBD. The plan could consider how to bring visitors into 
the CBD by foot, bike, vehicle and public transportation, and how to accommodate their parking 
and circulation needs once within the CBD without destroying the image of a shopkeeper's village. 

Greater pedestrian activity can be created by permitting street vendors. The conditions of street 
vending could be determined as part of a study which could be conducted. 

Outside dining in conjunction with restaurants could create a more active street scene. How, 
when and where to permit such uses could be studied and approved. 

Housing included within commercial development creates a twenty-four hour a day people 
presence in the CBD. The City should review and amend its zoning ordinances to permit mixed 
residential-commercial development. 
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Mop6 
The Central Business District• Neighborhood Plan 

Land Use Map 

• eentrcl business district 
(mixed commercial/ 
residential use) 

neighborhood 
eve rages 

prolessionol office 
district (mixed ofice/ 

dwelling units 
per gross acre 

1991 Lend Use Projected 
Current Standard At Build-Out 

1.4 1.1 

1.1 

population 
per gross acre 

1991 Projected 
Current•• At Bulld·Out• .. 

3.8 2.9 

3.8 2.9 

residential use) Density doto is contained on the Land Use Mop in the Eosf Grond Avenue Shopping 
Center District of this neighborhood plan. 

® planned unit development project area 
(mixed affordable residential/office/ 
commercial use) Project contained within the West Grover Beach Ne1ght>orhood Pion 

® fire stoHon 

~ Ramona Pork 
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• Includes port of professional ottlce district. 
•• Based upon 1~ dwelling unit occuponcy. 

••• Based upon I~ dwelling unit occupancy . 



* The retail-civic-office-residential nature of the district must be balanced. 

The zoning ordinance could be reviewed and amended so that the intended uses are provided in 
the proper proportions which support the intended goals of this district and the adjoining visitor 
seroices district to the west. 

NEIGHBORHOOD DEVELOPMENT.CHARACTERISTICS 
CENTRAL BUSINESS DISTRICT 

Existing Uses 

Permitted Use 
Use Permit Use 
Vacant & Parking Lot 
Non-Conforming Residential 
Non-Conforming Commercial 
Totals 

Table 1 
Existing Neighborhood Uses 

Part A 

Parcels* 

21 
18 
7 

25 
11 
82 

Dwelling 
Units 
4 
0 
0 

30 
1 

35 

Square 
Feet 
214,998 
158,462 
72,312 

106,659 
92,913 

645,344 

Acres 
4.94 
3.64 
1.66 
2.54·· 
2.13 

14.82 

• When more than one parcel shares a common boundary, the same ownership and land 
use, they are combined and represented as one parcel. 
•• Does not include 106,659 square feet of mobile home park within the Central Business 
District which is addressed in the West Grover Beach Neighborhood Plan. 

Existing Uses 
Commercial Business District 
Streets & Rights-Of-Way 
Public Facilities· Parking Lot 
Public Facilities-Post Office 
Totals 

PartB 

Square Feet 
630,844 
411,200 
12,500 
2,000 

1,056,544 
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Acres 
14.48 
9.44 
.29 
.05 

24.26 

• 
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Parte 

Existing Uses Square Feet Acres %of Total 

General Retail 213,400 4.91 23.2 
Non-Conforming Residential 106,659 2.45 16.5 
Vacant & Parking Lot 72,312 1.66 11.2 
Banking 63,000 1.45 9.8 
Restaurants & Bars 47,848 1.10 7.4 
Office 42,750 .98' 6.6 
Religious Facilities 40,500 .93 6.3 
Miscellaneous Service 27,500 .63 4.2 
Billiards 15,000 .34 2.3 
Convenience Food/Beverage 10,500 .24 1.6 
Auto Service 
Totals 

Existing Uses 

Dwelling Units 

Dwelling Units 

Persons/Unit 

Population ** 

Existing Uses 

Dwelling Units 

5,875 .14 .. 9 
754,219 17.34 100.00 

Table 2 
Dwelling Units BY Density and Conformance 

to Zoning District Permitted Uses 

Conforming Non- Low Medium 
Density Conforming Density 

0 35 15 6 

Table 3 
Population by Type of Dwelling * 

Single Mixed-Use 4-Plex 2-Plex Total 
Family Units Units Units Units 

21 6 4 4 35 

2.78 2.54 2.54 2.54 2.66 

58 15 10 10 93 

Table 4 
Projected Dwelling Units By Density and Conformance 

to Zoning District Permitted Uses 

Conforming Non· Low 
Conforming Density 

20 7 7 

C-5 

Medium 
Density 

0 

High 
Density 

14 

High 
Density 

20 



Table 5 
Projected Population By Type of Dwelling * 

Single Mixed· Use Total 
Family Units 

Dwelling Units 7 20 27 

Persons/Unit •• 2.78 2.54 2.54 

Population 19 51 70 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 

Table 6 
Projected Dwelling Units and People Per Acre • 

Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Land Use District 
Commercial 1.8 4.7 1.1 2.9 

• Does not include Project Area B data which is contained within the West Grover Beach 
Neighborhood Plan. 
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EAST GRAND A VENUE SHOPPING CENTER DISTRICT 

NEIGHBORHOOD DESCRIPTION: This commercial corridor parallelling Grand Avenue rivals the 
Central Business District as the retail core of Grover Beach. Over four hundred thousand square feet of 
land is dedicated to retail and restaurant uses. An additional one-quarter million square feet is either 
underdeveloped or undeveloped and can contribute additional commercial development to the community. 

STRONG NEIGHBORHOOD CHARACTERISTICS: This neighborhood contains several shopping 
centers exceeding 40,000 square feet. Land dedicated to general retail sales is slightly less than the 
Central Business District. This district's undeveloped land will make it the primary general retail sales 
area in the community within the near future. 

This area draws shoppers from other communities. 

A number of fast food restaurants have helped generate additional traffic into the area and the district 
is the city's fast·food center. 

This easterly gate into Grover Beach welcomes visitors from U.S. lOl's Oak Park Boulevard and Grand 
Avenue exits. The district's land use purpose was to provide for visitor services, however, the district 
serves more resident than visitor needs. 

The district's success as a shopping center district can be partially attn'buted to its central location in 
urbanized South County, and its major streets and larger-sized parcels, which have permitted shopping 
center planning and development. The district contains sufficient undeveloped property to double its 
current retail square footage • 

Currently, there are over 200 people living in 130, non-conforming dwelling units within the district. Most 
of the dwelling units are mobile homes, located in two mobile home park areas. Much of the non· 
conforming housing stock in the district is older and will likely require replacement within the next twenty 
years. 

Replacing housing with new residential units in the commercial district is not permitted by the City's 
zoning regulations which support the General Plan's intent that the district provide for commercial, rather 
than residential, uses. 

The neighborhood also contains 48, high-density apartments which will not require replacement during the 
next 20 years. 

There are two undeveloped park sites located within the neighborhood which are designated by the Parks 
and Recreation Element for public recreational development. The neighborhood also contains San Luis 
Obispo County's goverrunental center which serves South County residents directly from facilities at South 
Sixteenth Street and Long Branch Avenue. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: The neighborhood's primary purpose will be to 
provide for the retail needs of community and area residents. 

Additional shopping centers will be developed near the Oak Park Boulevard and Grand Avenue area. New 
development should provide additional traffic capacity and safety improvements for the major arteries of 
Oak Park Boulevard and Grand Avenue . 
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The Thirteenth Street mobile home park and four adjoining properties on Long Branch Avenue may be 
replaced with a mixed-use, affordable housing and commercial-office development. 

NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

* The district is not directly oriented to serving visitors, other than through its restaurant 
offer]ngs. 

The zoning ordinance could be reviewed and amended· to provide for the elimination of permitted 
and use permit uses which do not directly support a basic retail shopping center intent and 
purpose of the district 

Map? 
Affordable Housing Project Areas 

* More affordable housing in the mobile home parks might be lost if replaced by currently 
permitted uses. 

A precise plan could be prepared and adopted which would illustrate how these mobile home park 
sites could be used for special mixed-use development projects in which no more than twenty units 
per gross acre could be incorpor~d into a commercial-office-affordable residential development . 
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The plan could allow mobile home park residents first rights of occupancy zn the new 
development . 

The plan could incorporate four properties at South Fourteenth Street and Long Branch Avenue 
which are located within the Professional Office District. 

• The community does not reach its maximum commercial potential when shopping centers 
are created which block or reduce m~oNitreet access to neighboring commercial properties. 

Specific plans can be required for 3 areas near Oak Park Boulevard and Grand Avenue. Adopted 
designs and standards should prevent one builder from effectively blocking the maximum use of 
adjoining property and should maximize the potential commercial use of all property. 

Map8 

Planned Development Commercial Areas 

·.: :,:y;;~1 f.rauc/r 1-----;

f 

• Grand Avenue corridor commercial development is oriented towards Grand Avenue and 
tends to show its "back" to residential development. Often its "back" can be large expanses 
of concrete block or stucco, receiving areas and other unattractive features. 

The City could prepare design standards for separating commercial and industrial and 
residential developments. Such design concepts could be incorporated in new development plans 
when new development proposes to be a neighbor to a contrasting land use. Such designs could 
include screening, construction details, benning, signing, lighting, landscaping, streetscaping and 
other features, which effectively separate the two or more contrasting uses . 
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Mop9 
The East Grand Avenue Shoccina Center• Plan 

Land Use Map 

1i,......._. .. ,....,.......,r"W"'l'li~ -~-=---..-Two~-:-;-:,.....: 
~ 
~ -

1991 
Current 

shopping center district .48 
(mixed commercial/ 
residential use) 

professional office 3.48 w district (mixed oflce/ 
residential use) 

(;llJ high-density residential 17.45 • district 

planned development project area 8.99 

<V (mixed affordable residential/office/ 
commercial use) 

© planned development project area 19.30 
(mixed affordable residential/office/ 
commercial use) 

neighborhood 3.6 
averages 

county government center 

·dwelling units population 
per gross acre per gross acre 

Land Use 
Standard 

10-20 

D-4 

Projected 1991 Projected 
At Build-Out Current•• At Build-Out• •• 

.28 1.2 .7 

3.48 9.5 8.8 

17.45 44.4 44.4 

8.99 

19.30 

3.5 

• Includes port of professional otnce district. 
•• Sosed upon 1t:l0% awelling unit occupancy. 

••• Based upon 1t:l0% awelling unit occupancy . 
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• The lack of sidewalks, paved streets and improved surface storm drainage makes walking, 
biking and driving difficult at some locations • 

A neighborhood *hike an.d bike" plan could be prepared, adopted and implemented. Designs and 
public right-of-way use need not always provide for linear paths and sidewalks. Some curving 
could add interest and functionality to facilities an.d the neighborhood. 

NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 
EAST GRAND A VENUE SHOPPING CENTER DISTRICT 

EXISTING USES 
Permitted Use** 
Use Permit Use•• 
Vacant & Parking Lot•• 
Non-conforming Residential**&*** 
Non-conforming Commercial** 
Conforming Residential*** 
County Government Center••• 
Professional Offices**** 

Totals 

EXISTING USES 
Commercial** 
High-Density Residential*** 
County Government Center•• 
Professional Offices**** 

Table 1 
Existing Nei2hborhood Uses 

Part A 

PARCELS* 
83 

D.UNITS 
5 

5 
8 

10 
1 
4 
1 
4 

72 

0 
0 

57 
0 

48 
0 
8 

113 

PartB 
Square Feet 
1,090,803 

92,125 
92,125 
84,987 

Streets & Rights-of-Way**, •••&•••• 
Public Facilities-Undeveloped Park Sites•• 

552,915 
64,500 

1,927,445 Totals 
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S.F. 
551,095 
165,987 
239,910 
189,489 

8,812 
92,125 
92,125 
34,987 

1,374,530 

ACRES 
25.80 
2.11 
2.11 
.80 

12.69 
1.48 

44.23 

Acres 
12.67 
3.82 
5.52 
4.36 
.20 

2.11 
2.11 
.so 

31.54 



EXISTING USES 
Vacant & Parking Land"'* 
Restaurant •• 
General Retail"'"' 
Non--conforming Residential"'*&••• 
County Govemment Center••• 
Conforming Residential*** 
Miscellaneous Service•• 
Auto Repair & Tow.ing** 
Office•• 
Auto Service** 
Professional Offices•••• 
Auto & RV Sales•• 
Convenience Food/Beverage** 
Non--conforming Commercial** 
Motel** 

Totals 

Parte 
Square Feet ACRES 
289,910 5.51 
282,275 5.33 
208,920 4.68 
189,489 4.36 
92,125 2.11 
92,125 2.11 
90,000 2.07 
77,700 1.78 
42,875 .97 
87,750 .87 
84,987 .80 
17,187 .89 
10,000 .23 
8,812 .20 
5,875 .13 

1,874,530 31.54 

%OF TOTAL 
17.5 
17.1 
14.8 
13.8 
6.7 
6.7 
6.6 
5.6 
3.0 
2.8 
2.5 
1.2 
.7 
.6 
.4 

100.0. 

• When more than one parcel shares a common boundary, the same ownership and land 
use, they are combined and represented as one parcel. 
•• Commercial zoning district 
••• High-density residential zoning district 
•••• Professional office district on Long Branch Auenue 

Table 2 
Dwelling Units B:! Densitv and 

Conformance to Zoning District Permitted Uses 

Non· Low Medium High 
Conforming Conforming Density Density Density 

Dwelling Units 48 180 6 7 165 

Table 3 
Population B:! Type of Dwelling* 

Single Mixed·Use 4·Plex Mobile 2-Plex Apt. Totals 
Family Units Units Homes Units Units 

Dwelling Units 5 2 4 118 6 48 178 

Persons/Unit •• 2.78 2.54 2.54 1.68 2.54 2.54 2.00 

Population 14 5 10 190 15 122 356 

• No uacancies assumed 
""" Based upon 1990 U.S. Census occupancy averages 
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Table 4 
Projected Dwelling Units By Density and Conformance 

to Zoning District Permitted Uses 

High Conforming Non-Conforming 
Density 

Dwelling Units 171 171 0 

Table 5 
Projected Population By Type of Dwelling* 

Various 
Mixed-Use Units! 

Dwelling Units 10 
Persons!Unit 2.54 
Population** 25 

• No uacancies assumed 

ProjectD & E 
Mixed·Use Units 

113 
1.68 . 
190 

""" Based upon 1990 U.S. Census occupancy averages 
! Commercial zoning district 
II High-density residential zoning district 

Table 6 

Apartment 
Unitslt 

48 
2.54 
122 

Projected Units and People Per Acre 

Land Use District 

Shopping Center Commercial 
Project D & E Mixed-Use 
High-Density Residential 

Units 
Per 
Net 
Acre 

.39 
11.85 
22.75 

People 
Per 
Net 
Acre 

.97 
80.12 
57.82 

D·7 

Units People 
Per Per 
Gross Gross 
Acre Acre 

.28 
13.80 
17.45 

.70 
23.20 
44.36 

Totals 

171 
1.97 
337 
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RAMONA A VENUE PROFESSIONAL OFFICE DISTRICT 

NEIGHBORHOOD DESCRIPTION: The one-property deep Ramona Avenue office district is intended 
to separate and buffer the multi-family districts on the north side of Ramona Avenue from Grand Avenue's 
commercial development. It was also designed to help provide for the community's office spa.Ce needs. 

STRONG NEIGHBORHOOD CHARACTERISTICS: Office space has not developed in this 
neighborhood as intended. It was intended that office space be provided in a single-family, detached 
environment, including front·yards, open space an~ hopefully, residential-appearing structures. 

The Fourteenth Street to Sixteenth Street section of the district contains part of a mobile home park, a 
single-family home and a six unit apartment. The remaining three block section contains an office, beauty 
shop and 17 dwelling units, mostly single-family detached. The outward appearance of most of these 
dwelling units indicates that a majority of them will require replacement or extensive renovation within 
20 years. 

General street and sidewalk conditions are poor. 

The district's section north of the CBD from Eighth to Eleventh Streets is home to Ramona Park, a 
community recreation and senior center, and the City's only fire station. There are also 7 single·.family 
homes, a three-unit residential development and a church. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: Most of the aging residences in the district will 
be complemented by new office development which will be in keeping with the Central Business District 
design theme. Most of these office structures will also contain a small mixed· use residence . 

Ramona Park will expand according to the Parks and Recreation Element plans. 

The two block mobile home park section from Fourteenth to Sixteenth Streets will become a commercial
residential mixed use project which replaces the 55, close-to-affordable, mobile units existing on the site 
in 1991. This project's design will, most likely, provide for residential emphasis on the Ramona Avenue 
side of the project and commercial-office uses on the Grand Avenue side. 

NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

• The district lacks adequate standards providing for office and office-residential mixed 
development which would blend and mix well with the Central Business District and the 
high-density residential district to the north. 

Development standards for the district could be reviewed, amended and adopted to provide for 
one and two story structures, and office-residential mixed development with a Central Business 
District-theme residential character. 

• Street improvements are poor for vehicles, walkers and bikers. 

The district's streets could be incorporated in the proposed Central Business District circulation 
plan which could promote "hike & bike", vehicle and public transportation, and parking 
improvements. Improvements should consider the projected high-density residential neighborhood 
on the north side of Ramona Avenue . 
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• More affordable housing located in the neighborhood's existing mobile home park will be 
lost if replaced by currently permitted office and commercial uses. • 

A precise plan should be pn:pared and adopted which would illustrate how the park site could 
be development as a special affordable and ~d-use residential-commercial-office project. 

The plan could also support objectives stated in the Central Business District Neighborhood Plan. 

The plan could allow mobile home park residents first rights of occupancy in the new project. 

RAMONA AVENUE PROFESSIONAL OFFICE DISTRICT 
NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Existing Neighborhood Uses 

Part A 

Existing Uses Parcels* D.Units Square Feet Aeres 
Permitted Use 2 0 14,12~ .32 
Use Permit Use 1 0 9,937 .28 
Non-Conforming Commercial 1 1 6,625 .15 
Non-Conforming Residential 29 88 284,325 • 6.53 
Public Use • Park 1 0 27,000 .62 
Public Use· Recreation Cntr. 1 0 14,700 .34 
Public Use· Fire Station 1 0 16,562 .38 

Totals 86 89 878,274 8.57 

PartB 

Existing Uses Square Feet Acres 
Professional Office District 373,274 8.57 
Public Rights·Of· Ways 157,631 3.62 

Totals 530,906 12.19 

Parte 

Existing Uses Square Feet Acres %of Total 
Non-Conforming Residential · 284,825 6.58 76.3 
Public Uses 58,262 1.34 15.6 
Conforming 24,062 .55 6.4 
Non-Conforming Commercial 6,625 .15 1.7 

Totals 873,274 8.57 100.0 

• When more than one parcel shares a common boundar;y, the same ownership and land 
use, they are combined and n:presented as one parcel. 

• 
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Table 2 
Dwelling Units By Density and Conformance 

to Zoning District Permitted Uses 

Non· Low 
Conforming Conforming Density 

Medium 
Density 

High 
Density 

Dwelling Units 0 84 25 3 6 

Table 3 
Population By Type of Dwelling! 

Single Mixed· Use Apt. Total 
Family Units Units Units 

Dwelling Units 27 1 6 34 

Person/Unit** 2.78 2.54 2.54 2.74 

Population 75 8 15 93 

• No vacancies assumed. All mobile homes/R. V.s are included in East Grand Avenue 
Shopping Center District Table 3 data, page D-6. 
•• Based upon 1990 U.S. Census occupancy averages 

Dwelling Units 

Dwelling Units 

Person/Unit•• 

Population 

Table 4 
ProJected Dwelling Units By Density and Conformance 

to Zoning District Permitted Uses 

Non- Low 
Conforming Conforming Density 

28 6 0 

Table 5 

Medium 
Density 

0 

ProJected Population By Type of Dwelling"' 

Mixed·Use Apart· Total 
Units ments Units 

28 6 34 

2.54 2.54 2.54 

71 15 86 

High 
Density 

34 

• No vacancies assumed. All Project E data is included in East Grand Avenue Shopping 
Center District Table 5, page D-7. 
•• Based upon 1990 U.S. Census occupancy averages 
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Land Use District 
Professional Office 

Table 8 
Projected Dwelling Units and People Per Acre 

Units People 
Per Per 
Net Net 
Acre Acre 

6.94 16.08 

E-4 

Units People 
Per Per 
Gross Gross 
Acre Acre 

8.48 8.80 
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THE NORTHWEST GROVER BEACH NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: The neighborhood is primarily a residential district bordered on 
the north by the City of Pismo Beach, Fourth Street on the east, Grand Avenue on the south, and the 
industrialized railroad area and State Highway One on the west. 

STRONG NEIGHBORHOOD CHARACTERISTICS: This quiet neighborhood is highly influenced by 
the Pacific Ocean. Residential views of the ocean and dunes are spectacular. Hilltop residential sites in 
the low·density northerly section of this neighborhood also look down upon Pismo Lake, the ecological 
reserve area. Older, sub standard industrial development at tbe Southern Pacific Railroad tracks detract 
from the area's appearance. 

The tracks, parallelled by Highway One, effectively separate the neighborhood from the beach and ocean. 
This separation may well be more of a positive factor than negative as auto and truck access directly from 
Highway One is prevented. Truck access to the neighborhood directly from Highway One could increase 
the intensity and frequency of industrial uses in the neighborhood. Direct access would also make the 
neighborhood a short cut from Fourth Street to Highway One. 

The same tracks are parallelled by an industrial strip which competes with residences in the western end 
of the neighborhood. This confrontation for land use dominance will continue as new industry is built. 
Southern Pacific Railroad's sale of industrial right·of·way adjoining the tracks has led to the tentative 
subdivision of the former Southern Pacific site into nine additional industrial lots. 

During recent years thirty-eight, two-story planned unit development units were built in the 
neighborhood's medium-density district. All but four of these units are within one and one-half blocks of 
the industrial district. Lots for these PUD units range from 3,000 to 4,125 square feet. Some smaller 
PUD lot developments have generated controversy because of their lack of exterior open space and their 
impact upon immediate neighbors which are often one-story, single-family, detached structures. 

Number of 
PUD Units 

9 
5 
4 

16 
4 

Total 38 
Average Lot Size 
Mean Lot Size 
City Required Minimum Lot Size 

Table 1 
PUD Lot Sizes 

Lot Square 
Feet 

3,000 
8,333 
8,500 
8,750 
4,125 

8,520 
3,750 
3,500 

Recent PUD requirements requiring exterior living space, open space, and increased minimum lot sizes 
to 3,500 square feet, should reduce adverse impacts for neighbors. PUD standards promote two-story 
construction. 
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Not all proposed multi-story construction in the neighborhood is reviewed for viewshed impacts prior to 
development approval. Non·PUD development, exceeding the typical one-story home height; is largely 
commercial, industrial or apartment. At the neighborhood's extreme northern edge are a number of two· 
story, hillside homes. Exceptional public views exist on selected street sections and intersections. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: There are few vacant lots in the neighborhood. 
Only 17 residential lots remain undeveloped. If these lots are developed to current City standards, the 
neighborhood population will increase by 54 and the number of dwelling units will increase by 23. 

The exterior conditions of neighborhood residences indicates ~t the neighborhood's housing inventory 
is in good shape and need not be replaced within the next twenty years. A few units, particularly in the 
industrial district, indicate conditions ripe for demolition. However, these small units cannot be replaced 
with new housing because of their industrial zoning. 

Additional industrial development will be constructed upon the former Southern Pacific Rail Road right·of· 
way parallelling Front Street. 

Most growth in the neighborhood will likely result from an estimated 41, medium-density residential lots 
which, if developed to current 3,500 square foot minimum PUD standards, could generate an additional 
4 7 dwelling units. 

The projected maximum build·out for the neighborhood assumes: 

1. All vacant residential parcels will be built-out. 
2. PUDs will be built on all sites which can accept an additional 3,500 square foot lot and an 

additional unit. 
3. One hundred percent occupancy of all units, an unlikely event . 
4. No change in Grover Beach's average unit occupancy rate. 

The maximum estimated population is proje<:ted to be 1,64 7 people, an increase of 178, or 11% above the 
current population of ~,469. Almost all of these additional people will f"md their new homes in the medium· 
density residential district. ' 

Industrial development will be permitted only after planned development reviews which consider the 
proposal's impact upon the residential neighborhood. Efforts wi1l be made to prevent large industrial 
developments and heavy industrial uses. 

NEIGHBORHOOD CONCERNS and POTENTIAL SOLUTIONS: 

• Conflicting industrial and residential uses: 

1. The management of industrial operations is difficult due to residential complaints 
of noise, appearance, traffic, dust and possible negative residential property value impacts. 

2. Residents suffer losses of potential property value and views and have increased 
noise, traffic and dust from industrial operations. 

A plan to minimize the transfer of negative impacts between the two types of land uses could be 
prepared and adopted . 
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* The neighborhood'sdensity is increasing as single·family lots are split into two or more lots 
and developed as two-story planned units. ' 

Infrastructure requirements for maximum build-out could be determined and a municipal and 
neighborhood capital improvement program prepared, adopted and implemented. 

* Viewshed losses increase as more two·story structures are built or modified and as trees 
mature. 

The City could map and identify critical viewsheds, and develop and adopt a neighborhood 
viewshed preservation program. 

* There isn't any outdoor recreation area for children or adults in or near the high-density 
apartment district. 

The General Plan Parks and Recreation Element could be used as a guide to identify a site which 
could be acquired and developed as a neighborhood recreational area easily accessible to 
apartment residents. 

* No public recreation facilities are located in the neighborhood. 

The Parks and Recreation Element should be used to identify parks needs. A site should be 
selected, acquired and developed. 

The Pismo Lake Ecological Area adjoining the neighborhood could provide some recreational and 
educational opportunities. A boardwalk could be created along the Lake's southern rim to allow 
hiking and educational and recreational observation of this habitat. 

* Some industrial development, as viewed from one of the City's primary visitor areas, 
Highway One, is unsightly. 

Programs and plans for landscaping the Highway One eastern right-of-way, the railroad right-of 
way, Front Street right-of-way, and industrial district properties, could be prepared, coordinated 
and implemented. 

* There are poor street pavement conditions for auto and bicycle traffic. 

The City could develop and adopt a neighborhood street, gutter and sidewalk improvement 
program and plan and incorporate it within a municipal and neighborhood capital improvement 
program which includes revenue sources .. 

* Sporadic sidewalks make neighborhood walking conditions poor. 

A neighborhood "hike and bike" program and plan could be developed and implemented. 

* The railroad tracks limit and prevent pedestrian access from the neighborhood directly to 
Highway One. 

An at·grade pedestrian crossing should be prouided over the railroad tracks in the uicinity of 
Atlantic City Avenue or Saratoga Avenue . 
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CURRENT NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 2 
Dwelling Units and Lots by Zoning District 

Current 
Use of 

Vacant 
1SF 
1PUD 
2 Units 
Apartments 
Mixed· Use 

Low 
Density 
Lots Units 

9 0 
160 160 

4 8 

Industrial 
Non-Conforming Industry 
To~ 173 168 

Medium 
Density 
Lots Units 

5 0 
100 100 
38 88 
40 80 
22 90 

1 0 
206 808 

High 
Density 
Lots Units 

1 0 

8 44 

9 44 

C·R·l .. Coastal low•densit,y residential district 
R·l == Low·density residential district 
C·R·2 == Coastal medium-density residential district 
R-2 • Medium-density residential district 
C·R·3 = Coastal high-density residential district 
C·I = Coastal industrial district 
SF= Single-Family unit 
PUD = Planned Unit Development 
Condo - Condominium unit 

Table 3 

Industrial 

, Lots Units 

3 0 
19 19 

4 9 
17 0 

43 28 

Total 

Lots Units 

18 0 
279 279 
38 88 
44 88 
30 134 
4 9 
17 0 
1 0 

431 548 

Dwelling Units By Density and Conformance to Zoning District Use 

Non· Low Med. High 
Conforming Conforming Den. Den. Den. 

Low· Den. Resid. Dist. Units 154 14 154 14 
Med.·Den. Resid. Dist. Units 217 91 59 217 32 
High-Den. Resid. Dist. Units 44 44 
Industrial District Units 28 8 11 9 

Totals 415 133 221 242 85 
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Table 4 
Population By Type of Dwelling"' 

Single PUD Duplex Apart· Mixed· 
Family Units Units ments Use 

Low· Dens.Dist.Units 160 8 
Med. ·Dens.Dist. Units 100 38 so 90 
High·Dens.Dist. Units 44 
Industrial Dist. Units 19 9 

Unit Totals 279 38 88 134 9 
Persons/Units •• 2.78 2.78 2.54 2.54 2.54 
Population 776 106 224 840 23 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 

Land Use Districts 

Residential Low-Density Districts 
Residential Med.·Density Districts 
Residential High-Density District 
Industrial District 
Open Space District 
Railroad 

. Public Rights·of·Way 

Totals 

Table 5 
Existing Land Uses 

Net Gross 
Acres Acres 

28.49 89.39 
83.97 51.48 
2.17 3.18 
9.46 16.12 
2.82 3.54 
8.11 8.11 

26.79 0 

121.81 121.81 

Table 6 
Existing Units and People Per Acre 

Units People Units People 
Per Per Per Per 
Net Net Gross Gross 

Land Use Districts Acre Acre Acre Acre 

Residential Low-Density 5.9 16.3 4.3 11.8 
Residential Med.·Density 9.1 24.0 6.0 15.8 
Residential High· Density 20.8 51.7 13.9 35.2 
Industrial District 3.0 8.0 1.7 4.7 

Average 7.4 19.8 5.0 13.4 
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Totals 

168 
808 
44 
28 

648 
2.68 
1,469 



Table 7 
Neighborhood Public Ril!ht·Ot'·Way 

Land Use 
District 
Residential Low-Density 
Residential Med.·Density 
Residential High· Density 
Industrial 
Open Space 
Total 

R·O·W 
Acre8 
10.89 
17.51 
1.01 
6.66 
.72 

86.79 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 8 
Projected Dwelling Units By Density and 

Conformance to Zoning District Use 

Low·Den. Resid. Dist. Units 
Med.·Den. Resid. Dist. Units 
High·Den. Resid. Dist. Units 
Industrial District Units 
Totals 

Conforming 
169 
218 
48 
9 

454 

Non· 
Conforming 

8 
143 

151 

Table 9 

Low 
Density 
169 
58 

222 

Medium 
Density 

8 
218 

226 

Proiected Dwelling Units and Lots by Zoning District 
Current 
Use of 

Vacant 
1 SF 
1PUD 

Low 
Density 
Residential 
Lots Units 

169 169 

Medium High 
Density Density 
Residential Residential 
Lots Units • Lots Units 

53 53 
188 188 

2 Units 
Apartments 
Industrial 

4 8 40 
22 

80 
90 9 48 

Totals 173 177 253 861 9 48 

C·R·l = Coastal low-density residential district 
R-1 = Low-density residential district 
C·R·2 -= Coastal medium·density residential district 
R·2 ... Medium-density residential district 
C·R·3 == Coastal high-density residential district 
C·I - Coastal industrial district 
SF = Single-Family unit 
PUD = Planned Unit Deuelopment 
Condo - Condominium unit 
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Industrial Total 
Lots Units Lots Units 

222 222 
138 138 

44 88 
31 138 

43 9 43 9 

43 9 478 595 

• 

High 
Density 

90 
48 
9 

147 
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• Table 10 
Projected Population By Type of Dwelling* 

Single PUD Duplex Apart· Mixed· Totals 
Family Units Units ments Use 

Low· Dens.Dist. Units 169 8 177 
Med. • Dens.Dist. Units 53 138 80 90 361 
Hig:h·Dens.Dist.Units 48 48 
Industrial Dist. Units 9 9 

Unit Totals 222 138 88 138 9 595 
Persons/Unit •• 2.78 2.78 2.54 2.54 2.54 2.68 
Population 617 384 224 351 23 1,599 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 

Table 11 
Projected Units and People Per Acre 

Units People Units People 

• Per Per Per Per 
Net Net Gross Gross 

. Land Use Districts Acre Acre Acre Acre 

Residential Low-Density 6.2 17.2 4.5 12.4 
Residential Med.·Density 10.6 28.4 7.0 18.7 
Residential High-Density 22.1 56.2 15.1 38.4 
Industrial District 8.0 7.5 1.7 4.4 

Average 8.3 22.2 5.6 14.9 
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THE NORTHERN HILLSIDES 
NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This primarily residential area of Grover Beach is bordered on 
the north by the City of Pismo Beach, Arroyo Grande on the east, and Atlantic City Avenue on the south. 

U.S. 101 darts through a coastal valley from the sea on its way inland to Arroyo Grande. Sharing this 
narrow valley with U.S. 101 is Meadow Creek as it wanders to the ecological reserve area at Pismo Lake. 
Grover Beach residences cascade down the valley's southwestern hillsides, on occasion, buried under a 
heavy canopy of trees. 

Most of the neighborhood is zoned R·l. There are two, recently developed, multi-family districts with new 
condominiums, apartments and planned unit developments at the ridge line. 

A motel and restaurant provide visitor services at the Oak Park Boulevard and Highway 101 intersection. 

STRONG NEIGHBORHOOD CHARACTERISTICS: This section of Grover Beach is best known for 
its beautiful views of the coastline, the Pismo Beach Pier area, as well as coastal hills and valleys, which 
change colors with the seasons. 

Residential development ranges from the older, small vacation cottages to the newer, large, multi-storied, 
single-family homes. Apartments, condos and planned unit developments (PUDs) also reach for a view 
here. This neighborhood, due to its hillside terrain, is unique within Grover Beach. Short, winding streets 
create a web of interconnections and cul·de·sacs, and unsuspected residential cloisters. Most residential 
development is relatively new and is in good to excellent condition. 

Due to the desirability of views, 54% of neighborhood residential structures are more than one story . 
Those hugging the hillside extending to Meadow Creek may have three or four levels. Not all of these 
larger, single-family structures and their necessary retaining walls are screened by trees or foliage from 
view on U.S. 101. 

The neighborhood is served by a well-maintained elementary school adjoining Grover Heights Park. 
Grover Heights School's activity grounds provide excellent opportunities for neighborhood youth. Grover 
Height's Park is among the fmest of the City's recreational facilities. 

Generally speaking, street improvements are relatively new and vehicular traffic is well served in this 
neighborhood. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: There are approximately 90 vacant, undeveloped 
lots in the neighborhood which will likely be built-out within the next 20 years. There are also several 
large properties which will be more intensely developed so that neighborhood population will increase. 
Virtually all new neighborhood housing will be detached, single-family housing. · 

Underdeveloped R·A property extending from Atlantic City to El Camino Real near Oak Park Boulevard 
and Atlantic City could provide homesites for approximately 30 single-family homes on large lots. 

An additional 10 single-family lots might be created from under-developed R-1 properties within the 
neighborhood. Sixty-one existing and vacant R·1 and C· R-1 lots could also be built upon within the next 
twenty years. 

The PUD housing unit has become more popular than apartment and condo development in recent years 
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within the multi·family districts. An additional 28 detached PUDs will likely be built on existing vacant 
lots in the R-3 district. Approximately 10 more of these medium-density units could be developed in the ., 
R-2 district. 

The neighborhood's m.axim.um projected population could be 1, 770, a 28% increase over the existing 
population of 1,380. Over the next 20 years, the neighborhood's 515 existing dwelling units can increase 
to 655 (maximum build-out), a 27% increase in dwelling units. 

It is unlikely that more than 10% percent of the existing neighborhood housing stock will be rebuilt in the 
next 20 years due to the recent age of most existing develop~ent. Those units that redevelop are likely 
to be close to Atlantic City Avenue. 

NEIGHBORHOOD CONCERNS and POTENTIAL SOLUTIONS: 

• The Pismo Beach/Grover Beach shared boundary along El Camino Real does not follow 
property or right-ot·way lines. 

The El Camino Real boundary with Pismo Beach should be adjusted b;y LAFCo upon request of 
the cities of Pismo Beach and Grover Beach. 

• Meadow Creek frontage along El Camino Real attracts trash dumping such as sofas and 
appliances which are sometimes burned on-site by transients and others. 

A volunteer "creek-watch" program could be developed to alert the City to the need to remove trash 
from the site. 

• Visitor and public exposure to and involvement with Meadow Creek are minimal. 

The City could develop an improvement plan for the El Camino Real and Meadow Creek conidor 
which would provide for traffic and "hike and bike" facilities which interact with the Meadow 
Creek and the landscaped Highway 101 habitats. 

Properties held as open space above Meadow Creek should be zoned "Open Space" as an additional 
protective measure for the natural hillside cover and sections of Meadow Creek. 

• Residential development along the ridge line on Atlantic City Avenue, near Oak Park 
Boulevard, will block current public views of the valleys and hills extending to Lake Lopez. 

Future development along Atlantic City Avenue could be set back from the street so that structures 
and roofs do not interrupt views or cause the removal of oaks along Atlantic City Avenue. 

* Some hillside areas lack full·width rights-of-way or improvements for walking, biking, 
parking and driving due to terrain and oaks. 

Special designs could be prepared for these areas so that walking, biking, parking and driver 
needs can all be accommodated. · 

A pedestrian path should be created to link North Fourth Street with Charles Street through the 
open space. 

• The base of the City of Pismo Beach water tanks between Charles Street and Ritchie Road 
detract from the immediate residential and school area. 
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A landscaping plan could be prepared to screen the bases of these tanks from public view. 

"' Electronically controlled gates prevent normal vehicular and pedestrian access in and • 
through a limited area on and near North Fifth Street. 

Additional gated communities can be prevented. 

Approvals for current gates can be withdrawn at the earliest possible time permitted by 
authorizations to install the gates. 

"' The Charles Street Mini·Park, as represented in the Parks and Recreation Element, has 
not been developed. 

A neighborhood survey could be conducted to determine local needs and design for this facility. 

Local residents could be surveyed to determine if there is interest in some type of volunteer 
program which would result in offsetting public expenses for either the development, maintenance 
or operation of the facility though fund-raisers, "adopt-a-park" maintenance or other means. 

Design and implementation plans could be prepared for review, adoption and implementation. 

"' Only single·fam.ily residential districts receive any formal viewshed protection from the 
City when multi-story development is proposed. 

An ordinance could be }Prepared to require all multi-storied development proposals to determine 
impacts upon viewsheds and to report such findings to the development approval authority, 
normally the Planning Commission. 

• Overhead utility lines detract from neighborhood aesthetics and residential and public views. 

All new development could be required to underground utilities. 

"' Major retaining walls on hillsides have not always been successfully screened. Large, 
unbroken masonry surfaces appear as the base of hilltop fortresses from a distance. 

All proposed retaining walls exceeding six feet in height could be screened by City staff and 
required to incorporate measures which would breakup the appearance of massive masonry faces . 
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" Bosed upon 100% dwelling unit occupancy, 
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1991 ProJected 
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CURRENT 
NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
DweUing Units and Lots by Zonine: District 

Current 
Use of LDR CLDR 

Lots Units Lots Units 
Vacant 41 0 20 0 
1 SF 314 314 25 25 
1MH 34 34 0 0 
Totals 389 348 45 25 

Current 
Use of MDR HDR Totals 

Lots Units Lots Units Lots Units 
Vacant 0 0 28 0 89 0 
1 SF 1 1 0 0 340 340 
1MH 0 0 0 0 34 34 
1PUD 4 4 9 9 13 13 
Condo Unit 28 28 48 48 76 76 
4 Unit 1 4 0 0 1 4 
49 Units 0 0 1 49 1 49 

Totals 34 37 86 106 554 516 

LDR - Low-Density Residential 
CLDR ... Coastal Low-Density &sidential 
MDR ... Medium-Density Residential 
HDR = High-Density Residential 
SF == Single-Family Unit 
MH .. Mobile Home Unit 
PUD = Planned Unit Development Unit. 

Table 2 
Dwelling Units By Density and Conformance to Zoning District Use 

Non· Low 
Conforming Conforming Density 

LDR District Units 348 0 348 
CLDR District Units 25 0 25 
MDR District Units 36 1 1 
HDR District Units 106 0 0 

Totals 515 1 374 

LDR ... Low-Density Residential 
CLDR = Coastal Low-Density Residential 
MDR ... Medium-Density Residential 
HDR = High-Density Residential 

6 

Medium High 
Density Density 

0 0 
0 0 
4 32 
9 97 

13 129 
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Table 3 
Population By Type of Dwelling"' 

Single PUD Condo 3&4 Apart· 
Family Units Units Units ments 

LDR District Units 814 
CLDR District Units 24 
MDRDistrictUnits 1 4 28 4 
HDR District Units 9 48 49 
Unit Totals 889 13 76 4 49 

Persons/Unit** 2.78 2.78 2.78 2.54 2.54 

Population 942 86 211 10 124 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 
LDR ... Low-Density Residential 
CLDR = Coastal Low·Density Residential 
MDR == Medium-Density Residential 
HDR = High-Density Residential 

Land Use Districts 

Residential Low· Density 
Residential Medium-Density 
Residential High-Density 
Open Space Districts 
Commercial Districts 
Flood Plain Districts 
Public Rights· of· Ways 
Public Facilities-Parks 
Public Facilities-Schools 

Totals 

Table 4 
Existing Land Uses 

Net Net Gross 
Square Feet Acres Acres 

4,888,867 
240,210 
396,600 
801,000 
351,200 
505,500 

1,494,543 
125,400 
266,600 

9,069,920 

7 

112.23 133.06 
5.52 5.75 
9.12 9.81 

18.41 19.27 
8.15 10.49 

11.62 19.25 
84.31 0 
2.88 3.58 
6.13 7.16 

208.37 208.37 

Mobile Totals 
Homes 

34 848 
24 
87 

106 
34 515 

1.68 2.68 

57 1,880 



Table 5 
Existing Units and People Per Acre 

Land Use Districts Units People Units 
Per Per Per 
Net Net Net 
Acre Acre Acre 

Residential Low-Density Districts 3.3 8.9 2.8 
Residential Medium-Density Districts 6.7 18.5 6.4 
Residential High-Density Districts 11.6 30.9 10.8 
Open Space Districts 0 0 0 
Commercial Districts 0 0 0 
Flood Plain Districts 0 0 0 
Public Streets & Rights-of-Ways 0 0 0 
Public Facilities-Schools 0 0 0 
Public Facilities-Parks 0 0 0 

Averages 4.1 10.9 3.5 

Table 6 
Neighborhood Public Rieht-of·Way 

Land Use District 

Low-Density Residential 
Medium-Density Residential 
High-Density Residential 
Commercial Districts 
Flood Plain 
Open Space 
Public Facilities - Parks 
Public Facilities - Schools 

Total 

R-O·W Acres 

20.83 
.23 
.69 

2.34 
7.63 
.86 
.70 

1.03 
34.31 

8 

People • Per 
Net 
Acre 
7.5 

17.7 
28.8 

0 
0 
0 
0 
0 
0 

9.3 

• 
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PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS .· 

Table 7 
Proiected Dwelline Units and Lots by Zoning District 

Current 
Use of 

Vacant 
!SF 
lMH 
Totals 

Current 
Use of 

Vacant 
1 SF 
lMH 
1PUD 
Condo Unit 
4 Unit 
49 Units 

Totals 

LDR 
Lots Units 

0 0 
395 395 
3434 

429 429 

MDR 
Lots Units 

0 0 
1 1 
0 0 

14 14 
28 28 
1 4 
0 0 

44 47 

SF - Single-Family Unit 
MH = Mobile Home Unit 

CLDR 
Lots Units 

0 0 
45 45 
0 0 

45 45 

HDR 
Lots Units 

0 0 
0 0 
0 0 

37 37 
48 48 
0 0 
1 49 

86 134 

PUD - Planned Unit Development Unit 
LDR - Low-Density Residential 
CLDR == Coastal Low-Density Residential 
MDR = Medium·Density Residential 
HDR = High-Density Residential 

Table 8 

Totals 
Lots Units 

0 0 
441 441 
84 34 
51 51 
76 76 
1 4 
1 49 

604 655 

Projected Dwelling Units By Density 
and Conformance to Zoning District Use 

Non- Low 
Conforming Conforming Density 

LDR District Units 429 0 429 
CLDR District Units 45 0 45 
MDR District Units 46 1 1 
HDR District Units 184 0 0 

Totals 654 1 475 

LDR = Low-Density Residential 
CLDR == Coastal Low-Density Residential 
MDR - Medium-Density Residential 
HDR = High-Density Residential 

9 

Medium 
Density 

0 
0 

46 
37 

83 

High 
Density 

0 
0 
0 

97 

97 



Table 9 
Projected Population By Type of Dwelling* 

Single PUD Condo 3&4 
Family Units Units Units 

LDR District Units 895 
CLDR District Units 45 
MDR District Units 1 14 28 4 
HDR District Units 87 48 49 
Unit Totals 441 51 76 4 

Persons/Unit •• 2.78 2.78 2.78 2.54 

Population 1,226 142 211 10 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupCZTUzy averages 
LDR .. Low-Density Residential 
CLDR - Coastal Low-Density Residential 
MDR -= Medium-Density Residential 
HDR - High-Density Residential 

Table 10 

Apart· Mobile 
menta Homes 

84 

49 34 

2.54 1.68 

124 57 

ProJected Units and People Per Acre 

Land Use Districts Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Residential Low· Density 4.2 11.4 8.6 9.6 
Residential Medium· Density 8.5 23.6 8.2 22.6 
Residential High· Density 14.7 39.5 13.7 36.7 
Open Space Districts 0 0 0 0 
Commercial Districts 0 0 0 0 
Flood Plain Districts 0 0 0 0 
Public Rights-of-Ways 0 0 0 0 
Public Facilities-Schools 0 0 0 0 
Public Facilities-Parks 0 0 0 0 

Average 5.2 14.0 4.4 11.9 

10 

Totals • 
429 
45 
47 

184 
655 

2.70 

1,770 
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THE NORTH GROVER BEACH 
NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This residential neighborhood sits on the north slope of a coastal 
valley extending from the Pacific Ocean to the upper Arroyo Grande Valley. The neighborhood is highly 
influenced by the coastal climate. Many of the residences have distant views of the shorelines to the west 
and south. 

Atlantic City Avenue serves as the neighborhood's northern boundary. North Fourth Street serves as the 
western boundary. The southern boundary is the Grand Corridor. Arroyo Grande lies to the east of the 
neighborhood. 

STRONG NEIGHBORHOOD CHARACTERISTICS: Homes are located close to shopping and other 
commercial opportunities in the Grand Avenue corridor which is the southern perimeter of the 
neighborhood. The neighborhood supports a wide range of residential densities whose vehicle needs are 
well-served by parallel north-south and east-west streets. 

Most early residential development in the neighborhood consisted of sturdy, one-story, single-family homes. 
Most were designed for "working people" and retirees and are modest by today's standards. They were 
placed on 5,000 to 7,500 square foot lots which allowed a garden. Wide, sandy streets gave the 
neighborhood a sense of great separation of neighbors and open space and added to a relaxed county-like 
atmosphere. 

As the neighborhood grew, the sizes of houses increased and garden space dwindled. One-story homes got 
closer and closer to one another on the 50 foot wide lots. House plans started to include a second story 
on the original one-story footprint. The second story added a coastal view that prompted many homes to 
reverse their floor plans so that living and dining areas became common on the second story rather than 
the fll'st. 

Areas closest to the major traffic arteries of Fourth Street, Grand Avenue and Oak Park Boulevard were 
designated medium and high-density multi-family areas in order to separate rental and single-family 
housing within the neighborhood. These areas are ideal for commutes. 

The neighborhood's small, single-family lots made large property holdings difficult to assemble, especially 
those closest to the ocean. As a result, large multi-family developments did not invade the original 
neighborhood. 

Other than a 22 unit apartment house and a 34 unit housing condominium project, multi-family projects 
in the neighborhood have tended to be small; 2 to 7 units per project development. These smaller projects 
were created over a period of time which resulted in a variety architectural styles, unit densities, and unit 
footprints upon the lots. The result is a neighborhood typifying a town, rather than a city, particularly 
where trees have matured to mask second story development. 

During the past few years, and presumably, due to changes in rental property investment and tax laws, 
new multi-family construction has not taken place in the neighborhood. Rather, the emphasis in this 
neighborhood has been upon the construction of units which can be purchased by occupants. 

These small lot/large structure ratio dwelling units typically result from dividing a single existing lot into 
2 or 3 smaller lots. These planned unit developments (PUDs) generally provide occupants more land and 
dwelling space than condominiums . 
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Map 1 

The North Grover Beach Neighborhood Plan 
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The PUD has impacted this neighborhood's multi-family districts. Over ninety PUDs have been built in 
recent years. Their two-story height and architectW'Sl design make them easily identif:m.ble. 

The neighborhood contains one convenience market. Located on Fourth Street, the market and 4 
adjoining residential properties are zoned Neighborhood Commercial. 

CURRENT 
NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwelling Units and Lots b! Zoning District 

Current 
Use of LDR MDR 

Lots Units Lots Units 
Vacant 15 0 11 0 
1 SF* 325 325 147147 
1PUD* 0 0 93 93 
2 Units 22 44 54108 
3 Units 2 6 13 39 
4 Units 1 4 
5 Units 1 5 
6 Units 1 6 
7 Units 0 0 
9 Units 0 0 
10 Units 1 10 
22 Units 0 0 
34 Units 0 0 
Commercial 
Totals 364 375 322 412 

• SF= Single Family Unit 
PUD=Planned Unit Development 
LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR == High-Density Residential 

HDR Commercial 
Lots Units Lots Units 

10 0 0 0 
76 76 2 2 
43 43 0 0 
19 38 1 2 
19 57 1 3 
17 68 
2 10 
3 18 
2 14 
1 9 
0 0 
1 22 
34 34 

1 0 
227 389 5 7 

Table 2 

Total 
Lots Units 
36 0 

550 550 
136 136 
96 192 
35 105 
18 72 
3 15 
4 24 
2 14 
1 9 
1 10 
1 22 

34 34 
1 0 

918 1,183 

Dwelling Units B! DensiW and Conformance to Zoning District Use 

Non· Low Medium High 
Conforming Conforming Density Density Density 

LDR District Units 325 50 325 50 0 
MDR District Units 157 255 240 162 10 
HDR District Units 313 76 76 138 175 
Comm. District Units 0 7 2 2 3 
Totals 795 388 643 352 188 

LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 

3 



Table 3 
Population By Type of Dwelling"' 

Single PUD Duplex Condo Apart· 
Family Units Units ·units 

LDR District Units 825 44 
MDR District Units 147 98 108 
HDR District Units 76 43 88 84 
Comm. District Units 2 2 

Unit Totals 550 186 192 84 

Persons/Unit** 2.78 2.78 2.54 2.54 
Population 1,529 878 488 95 

• No vacancies assumed 
• Based upon 1990 U.S. Census occupancy averages 
LDR -= Low·Densit;y Residential 
MDR • Medium-Density Residential 
HDR = High·Density Residential 

Land Use Districts 
Residential Low-Density 
Residential Medium-Density 
Residential High-Density 
Commercial District 
Public Streets/Rights·of·Way 
Public Facilities· Par k.s 

Totals 

Table 4 
Existing Land Uses 

Net 
Square Feet 
2,920,570 
2,691,710 
1,289,350 

47,250 
8,044,540 

5,000 
9,998,420 

Net Gross 
Acres Square Feet 
67.04 4,411, 795 
61.79 3,854,215 
29.60 1,661,960 
1.09 65,540 

69.89 0 
.11 0 

229.52 9,998,420 

Table 5 
Existing Units and People Per Acre 

Land Uses Districts Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Residential Low-Density 5.6 15.3 3.7 10.2 
Residential Medium· Density 6.7 17.4 4.7 12.2 
Residential High-Density 13.1 33.9 10.2 26.3 
Commercial Districts 6.4 17.4 4.6 12.6 
Public Streets/Rights-of-Ways 0 0 0 0 
Public Facilities· Parks 0 0 0 0 

Average 7.4 19.8 5.2 18.8 

4 

ments 

6 
64 

198 
8 

271 

2.54 
680 

Gross 
Acres 
101.27 
88.48 
88.26 
1.51 

0 
0 

229.52 

.. 

• Totals 

875 
412 
889 

7 

1,183 

2.60 
3,170 

• 
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Table 6 
Neighborhood Public Right-Of-Way 

Land Use District 

Residential Low-Density 
Residential Medium-Density 
Residential High-Density 
Commercial District 
Totals 

Right-Of-Way Acres 

34.23 
26.69 
8.55 
.42 

69.89 

FUTURE NEIGHBORHOOD CHARACTERISTICS: The neighborhood's low-density, single-family 
district has basically built-out and matured. Other than replacement homes, only 23 additional homes are 
likely to be constructed in the single-family district. 

A few non-conforming duplexes may reach the end of their useful life during the next twenty years and 
be replaced with single-family development, but the numbers and the effect upon the neighborhood are 
minimal 

Most of the neighborhood's growth and change will take place in the R-2, medium-density districts. 
Changes in the medium-density districts could be dramatic. At build-out, the number of dwelling units 
could increase by 60% and the population by 68%. 

There are approximately 150 existing single-family residences on their own lots within these districts 
which, if developed to their full potential, would support over 340 PUDs or units. There are less than 10 
vacant lots in these districts which can support 30 additional units if developed. An additional 25 units 
could be added to under-developed multi-family projects . 

Most new units constructed in the multi-family districts will likely be PUDs rather than traditional 
apartments and rentals unless there are significant tax or economic changes. The neighborhood could 
become owner-occupied and renters could fmd higher rents resulting from fewer rental units coming on 
the market to satisfy an increasing regional renter population. 

A PUD unit can be much larger than a rental unit so there may be less open space with a PUD than a 
duplex. Grover Beach duplexes have tended to be single-story as opposed to the two-story PUDs. Owner 
occupied dwellings also tend to house more people per unit than rentals. 

As PUDs replace single-family structures in the R-2 district, neighborhood residents will tend to get 
younger. There will be significantly more demand for neighborhood recreation facilities and parks, child 
care services, and schools, as well as transportation facilities and services. Newer buildings and 
development will give the districts a new look. 

Most buildings will be two-story. There will be more trees as a result of development approval conditions. 
Streets will be paved· out and more vehicles will be parked curbside. 

The neighborhood's R-3, high-density district has already demonstrated the appeal of the PUD. Over 40 
PUDs, rather than apartment or rental units, have been constructed in this district. No more than an 
8.3% increase in additional units is projected for this district. The population might increase by 10% if 
build-out is achieved. Small lots and the d.i.fliculty of assembling them for large development projects will 
likely lead to continued PUD development to replace vacant, under-developed and single-family lots in the 
high-density residential district . 
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Projected Residential Growth 

A = current units per gross area 
B = projected units per gross acre 
C = projected dwelling unit increase 
D = projected population increase 
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residential districts 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 7 
Projected Dwelling Units By Density and Conformance 

to Zoning District Use 

LDR District Units 
MDR District Units 
HDR District Units 
Comm. District Units 
Totals 

Conforming 
348 
665 
420 

9 
1,442 

Non· 
Conforming 
50 
0 
0 
0 

50 

LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 

6 

Low 
Density 
348 

0 
0 
0 

348 

Medium 
Density 
50 

655 
237 

9 
951 

High 
Density 

0 
10 

183 
0 

193 
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Table 8 
Projected Population By Type of Dwelling* 

Single PUD Duplex 
Family Units Units 

LDR District Units 848 0 44 
MDR District Units 0 506 98 
HDR District Units 0 134 88 
Comm. District Units 0 9 0 
Totals 348 649 180 
Persons/Unit*"' 2.78 2.78 2.54 
Population 967 1,804 457 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 
LDR ... Low-Density Residential 
MDR =Medium-Density Residential 
HDR = High-Density Residential 

Table 9 

3&4 Apart Condo 
Units ments Units 

6 0 0 
40 21 0 

141 73 34 
0 0 0 

187 94 84 
2.54 2.54 2.78 
475 239 95 

Projected Housing Units and Lots By Types and Locations 

Projected 
Use of LDR MDR HDR 

Lots Units Lots Units Lots Units 
Vacant 0 0 0 0 0 0 
1 SF* 348 348 0 0 0 0 
1PUD* 0 0 606 506 134 134 
2 Unit 22 44 49 98 19 38 
3 Unit 2 6 12 36 23 69 
4 Unit 0 0 1 4 18 72 
Apartments 0 0 3 21 9 73 
Condo Units 0 0 0 0 34 34 
Commercial 0 0 0 0 0 0 
Totals 372 398 571 665 237 420 

• SF .. Single-Family Unit 
• PUD = Planned Unit Development Unit 
LDR ... Low-Density Residential 
MDR = Medium-Density Residential 
HDR == High-Density Residential 

7 

Commercial Totals 
Lots Units Lots Units 

0 0 0 0 
0 0 348 348 
4 9 644 649 
0 0 90 180 
0 0 37 111 
0 0 19 76 
0 0 12 94 
0 0 34 34 
1 0 1 0 
5 9 1,185 1,492 

Totals 

398 
665 
420 

9 
1,492 

2.7 
4,087 



Table 10 
ProJected Units and People Per Acre 

Land Uses Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Residential Low· Density 5.9 16.8 8.9 10.8 
Residential Medium-Density 10.7 29.8 7.5 20.5 
Residential High· Density 14.2 37.4 11.0 28.9 
Commercial Districts 8.3 22.9 6.0 16.6 
Public Streets/Rights·of·Ways 0 0 0 0 
Public Facilities-Parks 0 0 0 0 

Average 9.3 25.3 6.5 17.6 

NEIGHBORHOOD CONCERNS and POTENTIAL SOLUTIONS: 

• The lack of sidewalks, paved streets and improved surface storm drainage makes walking, 
biking and driving difficult. 

A neighborhood "hike and bike" plan could be prepared, adopted and implemented. Designs and 
public right-of-way use need not always provide for linear paths and sidewalks. Curues could 
add interest and diversity to sidewalks and bike paths. 

Sidewalk designs which allow pedestrian walks to meander and to be set back from curbs could 
be prepared and considered for adoption and integration into existing facilities. 

Designs could consider the use of materials in addition to concrete which could be incorporated 
into sidewalks. 

The district's streets could be incorporated in the proposed CBD circulation plan which would 
promote hike & bike, vehicle and public transportation and parking improvements. 

· A sidewalk improvement program and fund could be explored for offsetting or postponing property 
owner improvement costs. 

* A few older, single-story residences are dwarfed by newer multi-storied structures. 

City staff could review all multi·storied proposals on·site and advise the planning commission 
and council of a proposal's impact upon neighboring single-family development. 

* Grand Avenue corridor commercial development is oriented towards Grand Avenue and 
tends to show its "backft to residential development. Often its back can be large expanses of 
concrete block, receiving areas and other unattractive features. 

The City could prepare typical t1treet designt1 for separating commercial and industrial, and 
residential developments which would be constructed by new development when proposing to 
neighbor a contrasting district. Such designs could include screening, construction details, 
berming, signing, lighting, landscaping and other features which effectively separate the two 
contrasting uses. 
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* The neighborhood, particularly the multi·famlly areas, will require additional reereation 
facilities and services and parks. 

Surplus rights-of-way and other public or private holdings should be explored to determine if 
additional lands are available for future recreational use development. 

PUD and rental unit site standards might be r.euiewed to determine if communal play areas could 
. be created in projects of more than one unit in order to increase occupant access to play areas and 
to reduce dependency upon public facilities. 

Studies could be conducted to determine what age groups and recreational interests should be 
served by a mini·park development in the neighborhood's northeast section as represented in the 
General Plan's Parks and Recreation Element. 

A plan for the acquisition and development of a specific northeast mini-park site could be 
prepared, adopted and implemented. 

Plans for Ramona Avenue Mini-Park, as represented in the General Plan's Parks and Recreation 
Element, should be prepared, adopted and implemented. 

* Overhead utility lines detract from neighborhood aesthetics and residential and public 
views. 

Underground utility 
policies should be 
reviewed to determine if 
amendment is desirable. 

• The Neighborhood 
Commercial District zoning 
for the neighborhood allows 
the construction of a small 
shopping center which 
would be incompatible with 
the residential district and 
within two blocks of the 
Grand Avenue commercial 
district. 

The zoning ordinance 
could be amended to 
provide that the current 
22,500 square foot 
Pocket Book Market site 
be permitted to 
reconstruct or develop 
as a residential 
neighborhood seroice or 
convenience store only 
and that development 
standards be upgraded 
so that outdated 

Map2 

North Fourth Street Neighborhood Commercial 

~ . .. .. .. 
·:·.·. ~·. ·~ .. :. ·. 

.::::::: .·.-::.•:.·. 

1/u-jiJ/;,r)o,/ 
C!d /it111era4/. 

9 

... 
q~;~~·::. . . /1114 cktm/q 
•::.:::·:~;.... I 
.:::-::-:::..-.:::.·.· ...... ··.·~· :: .. ·:·. ;. :: ·: .·.·:.:.: :: .. : ......... . 
·:=::::·:-::::··::. :-:.: ;.·.·:.··::.· ;; ·.·.··········!·•:.·.···:· .. ·.····· ....... ····· ··4·· .... ::,.:-:·:} . . .... ·~·!···.·:.;.:.·:~ 



standards such as thirt:y foot tall buildings, dance and music studio uses, and inadequate street 
landscaping and setbacks be preventf!d from occurring in this quiet neighborhood. 

* Seven dwelling units located on four North Fourth Street lots, between Brighton and 
Ramona Avenues, are zoned Neighborhood Commercial. Long~term investment or 
improvement of these lots and units for residential purposes is prohibited by the 
neighborhood commercial designation. 

The City could rezone the four properties involved to multi-family residential. 

* Renter housing opportunities will become more limited in the neighborhood as regional 
growth continues without a corresponding regional increase in new multi·famlly 
construction. 

The City can encourage other area communities to increase their share of rental units in the 
region. 

The City could develop a program which would allow an "affordable" rental housing unit to be 
constructed on every single-family residence lot located within a multi·family district. 

* There is no assurance that development parallelling GrandA venue will complement Grand 
Avenue commercial goals. 

A design plan could be developed and adopted for this area. A modified-Victorian and 
shopkeeper's seacoast theme might support the goals of the General Plan for the Grand Avenue 
commercial neighborhood plan and could flow into this neighborhood. A good design plan 
should complement existing CBD and neighboring development and flow into adjoining 
residential and commercial districts and neighborhoods. A balanced design plan would include 
landscaping, streetscaping and architectural standards. 
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Map3 
The North Grover Beach Neighborhood Plan 

Land Use Map 
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dwelling units 
per gross acre 

1991 Land Use ProJected 

Current Standard AI Build-Out 

low-density 
residential district 3.7 2-5 3.9 

medium-density 
residential district 4.7 6-9 7.5 

high-density 
residential district 10.2 10-20 11.0 

neighborhood commercial 
district (mixed commercial/ 
residential use) 4.6 - 6.0 

neighborhood averages 5.2 . 6.5 

Ramona Park 

• Based upon 100% dwelling unit occupancy. 
•• Based upon 100% dwelling unit occupancy. 

• 

~ 

population 
per gross acre 

' 1991 ProJected 

Current• AI Build-Out• 

10.2 10.8 

12.2 20.5 

26.3 28.9 

12.6 16.6 

13.8 17.6 
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THE EAST GROVER BEACH NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This neighborhood is bordered by Arroyo Grande on its eastern 
edge, the Grand Avenue commercial corridor on the north, and the South Thirteenth Street commercial 
and high- density residential corridor on its western boundary. South Grover Beach provides the 
neighborhood's remaining edge. This is a residential neighborhood comprised of high, medium and low
density residential development. 

STRONG NEIGHBORHOOD CHARACTERISTICS: Streets are straight and a part of the city-wide 
grid pattern. Occasionally, a street curbline may be interrupted by a cul-de-sac or two. 

High and medium-density residences are confmed to the northern area of the neighborhood bordering the 
Grand Avenue commercial corridor. Most of the neighborhood is developed as traditional single-family. 

Neighborhood high-density residential development consists of newer, large, apartment and condominium
style developments. They are well-maintained and attractive . 

A former industrial area along on Manhattan Avenue was replaced by medium-density residential district. 
However, some non-conforming industrial uses remain. On occasion, some of these non-residential uses, 
which include a warehouse, a quasi-governmental office, and a commercial operation, can pave a negative 
impact upon the residential character of the neighborhood. 

·Because the low-density section of the neighborhood developed slowly over the last thirty years, there is 
no particular architectural residential style which dominates the neighborhood. Instead, there is a feeling 
that each block was touched by a different artist. The low-density residential area derives its beauty 
through simplicity. 

A joint-use storm drainage basin and field-activity sports center, Mentone Basin Park, provides open space 
and greenery to the neighborhood. This fenced, joint-use basin and park serves community and regional 
needs. A City recreation office is located on-site, as well as some play courts. · 

Although addressed within the South Grover Beach Neighborhood Plan, South Sixteenth Street Park also 
influences neighborhood life. Also located on Mentone Avenue, this park provides daily play and activity 
opportunities to neighborhood children. 

Neighborhood residents can walk to Grand Avenue shopping or more localized markets on South 
Thirteenth Street. Grover City Elementary School is only two blocks west of the neighborhood. Oak Park 
Boulevard, Sixteenth Street and Fourteenth Street provide convenient and direct routes out of the 
neighborhood 
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FUTURE NEIGHBORHOOD CHARACTERISTICS: Most ofthe housing in this neighborhood is too 
recent to be replaced. Much of the older housing stock sits on well·sized and shaped low-density lots in • 
a desirable neighborhood and can be expanded or enlarged. This housing will likely be maintained and 
upgraded rather than removed or replaced during the next 20 years. 

Only minor low-density growth and population increase can be projected during the next twenty years. 
No growth is projected for the fully developed high~ensity residential areas. The Manhattan Avenue 
medium-density residential district's small size will limit its population growth over the next 20 years. 

The neighborhood is basically mature. 

EAST GROVER BEACH NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

• There are some street sections wbich make walking, biking, driving and parking difficult. 

A neighborhood tthike and bike" plan could be prepared, adopted and implemented. Designs and 
public right-of·way use need not always provide for linear paths and sidewalks. Curves could 
add interest and diversity ro sidewalks and bike paths. 

Sidewalk designs which allow pedestrian walks ro meander and ro be set back from curbs could 
be prepared and considered for adoption and integration into existing facilities. 

Designs could consider the use of materials in addition to concrete which could be incorporated 
into sidewalks. 

A sidewalk improvement program and fund could be explored for offsetting or postponing property 
owner improvement costs. 

• The extension of Oak Park Boulevard to The Pike will increase traffic through the 
neighborhood. 

Specific plans could be prepared and implemented to minimize the negative impacts of increased 
traffic. . 

Plans should maximize landscaping and divided traffic on Oak Park Boulevard between Grand 
Avenue and Mentone Avenue. 

• A mini·park site, as represented in the Parks and Recreation Element, has not been located 
and developed for neighborhood use. 

A neighborhood survey could be conduded to determine ~ocal needs and design for this facility. 

Local residents could be surveyed to determine if there is interest in some type of volunteer 
program which would result in offsetting public expenses for acquisition, development, and 
maintenance or operation of the facility though fund-raisers, "adopt·a·parkn maintenance, or other 
means. 

Design and implementation plans could be prepared for review and adoption. 

Surplus rights-of-way, particularly Long Branch Avenue from Oak Park Boulevard to Sixteenth 
Street, and other public or private holdings, should be explored to determine if additional lands 
are available for future recreational and landscaping development. 
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Map 1 
rne east Grover seacn Nelgncornood Plan 

Current Land Uses 

• one dwelling unit 

e two dwelling units 

@ number of dwelling units 

• non·residentlcl use 

+ church [:/:1:1:1:1:1 ~\ w 
HUNTIHGTON AV~ 'V 

D undeveloped pcrcel 

1:::: office 

~ park • open space 
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Map2 
rne east orover seacn Nelgnoornooa Ptan 

Land Use Map 

c 

low-density 
residential district 

medium-density 
residenHal district 

high-density 
residential district 

neighborhood averages 

4 

1991 
Current 

4.3 

5.1 

10.6 

5.7 

·Based upon 100"1. dwelling unit occupancy. 
•• Based upon 100% dwelling unit occupancy. 

dwelling units population 
per gross acre per gross cere 

land Use Projected 1991 Projected 
Standard At Build-Out Current• At Build-Out .. 

2-5 4.7 11.8 12.9 

6-9 8.9 13.2 22.7 

10.20 10.6 27.0 27.0 

6.2 15.2 16.6 

• 

• 
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PUD and rental unit site standards might be reviewed to determine if communal play areas could 
be created in projects of more than three or four units in order to increase occupant access to play 
areas and to reduce dependency upon public facilities. 

A mini-park site should be located and acquired. 

CURRENT NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwelling Units and Lots by Zoning District 

Current 
Use of LDR MDR 

Lots Units Lots Units 
Vacant 6 0 2 
1 Single-Family 217 217 1 
lPUD 1 
1 Condo 1 
2 Units 1 2 1 
Apartments 
Mixed-Use 1 
Non-Residential 1 0 2 

Totals 225 219 9 

SF= Single-Family unit 
PUD = Planned Unit Development 
Condo = Condominium unit 
LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 

0 
1 
7 
8 
2 

1 
0 

19 

Table 2 

HDR 
Lots Units 

4 114 

1 50 

5 164 

Total 
Lots Units 

8 0 
218 218 

1 7 
5 122 
2 4 
1 50 
1 1 
3 0 

239 402 

Dwelling Units By Density and Conformance to Zoning District Use 

Non· Low 
Conforming Conforming Density 

LDR District Units 217 
MDR District Units 17 
HDR District Units 164 

Totals 398 

2 
2 
0 

4 

LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 

5 

217 
2 
0 

219 

Medium High 
Density Density 

2 0 
17 0 
0 164 

19 164 



Table 3 
Population By Type of Dwelling"' 

Single PUD Condo Duplex 
Family Units Units Units 

LDR District Units 217 2 
MDR District Units 2 7 8 2 
HDR District Units 114 

Unit Totals 219 7 122 4 

Persons/Unit •• 2.78 2.54 2.54 2.54 
Population 609 18 310 10 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 
LDR "" Low-Density Residential· 
MDR - Medium-Density Residential 
HDR == High-Density Residential 

Table 4 
Existing Land Uses 

Land Use Districts 
Residential Low· Density 
Residential Medium· Density 
Residential High-Density 
Public Rights-of-Ways 
Public Facilities· Park 
Totals 

Land Use Districts 
Residential Low-Density 
Residential Medium-Density 
Residential High· Density 

Average 

Net Net Gross 
Square Feet Acres Square Feet 
1,488,070 34.16 2,238,965 

115,200 2.64 161,575 
510,371 11.72 673,401 

1,076,360 24.70 0 
320,388 7.35 436,443 

3,510,384 80.57 3,510,884 

Table 5 
Existing Units and People Per Acre 

Units 
Per 
Net 
Acre 
6.41 
7.20 

13.99 
8.29 

People 
Per 
Net 
Acre 
17.80 
18.56 
35.58 
22.14 

6 

Units People 
Per Per 
Gross Gross 
Acre Acre 
4.26 11.83 
5.14 13.24 

10.61 26.97 
5.70 15.22 

·/ 

Apart· Totals • ments 
219 

19 
50 164 

50 402 

2.54 2.67 
127 1,074 

Gross 
Acres • 51.40 
3.70 

15.46 
0 

10.01 
80.57 

• 
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Table 6 
Neighborhood Public Right·Of·Way 

Land Use 
District 
Residential Low· Density 
Residential Medium-Density 
Residential High-Density 
Public Facilities • Parks 
Total 

R·O·W 
Acres 
17.24 
1.06 
3.74 
2.66 

24.70 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 7 
Projected Dwelling Units By Density and 

Conformance to Zoning District Use 

Non· Low 
Conforming Conforming Density 

LDR District Units 237 
MDR District Units 33 
HDR District Units 164 

Totals 434 

2 
0 
0 

2 

LDR = Low-Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 

7 

237 
1 
0 

238 

2 
32 
0 

84 

Medium 
Density 

0 
0 

164 

164 

High 
Density 



Table 8 
Projected Dwelling Units and Lots bv Zoning District 

Current 
Use of LDR MDR HDR Total 

Lots Units Lots Units Lots Units Lots Units 
Vacant 
lSF 287 287 1 1 
lPUD 1 7 
1 Condo 1 8 
2 Units 1 2 3 6 
Apartments 3 11 
Non·Resid. 1 0 
Totals 239 239 9 

SF ... Single-Family unit 
PUD = Planned Unit Development 
Condo = Condominium unit 

33 

WR = Low-Density Residential 
MDR - Medium-Density Residential 
HDR = High-Density Residential 

0 0 
288 238 

1 7 
1 8 
4 8 

6 164 8 175 
1 0 

5 164 253 436 

Table 9 
Projected Population By Type of Dwelling* 

Single PUD Condo 
Family Units Units 

LDR District Units 287 
MDR District Units 1 7 8 
HDR District Units 114 

Unit Totals 288 7 122 
Persons/Unit** 

. 
2.78 2.54 2.54 

Population 661 18 310 

• No vacancies assumed 
•• Based upon 1990 Census occupancy averages 
LDR .. Low-Density Residential 
MDR == Medium-Density Residential 
HDR - High-Density Residential 

Table 10 

Duplex 

2 
4 

6 
2.54 

15 

ProJected Units and People Per Acre 

Land Use Districts 
Residential· Low Density 
Residential· Medium Density 
Residential-High Density 

Average 

Units 
Per 
Net 
Acre 
7.00 

12.50 
13.99 
8.99 

People 
Per 
Net 
Acre 
19.44 
81.81 
85.58 
24.01 

8 

Units People 
Per Per 
Gross Gross 
Acre Acre 
4.65 12.92 
8.92 22.70 

10.61 26.97 
6.18 16.51 

Apart· 
ments 

0 
13 
50 

63 
2.54 
160 

• 

Totals 

289 • 33 
164 

436 
2.67 

1,164 
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TI:IE SOUTH THIRTEENTH STREET CORRIDOR 
NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This eight block long corridor links South Grover Beach with 
Grand Avenue. Its lifeline is South Thirteenth Street which allows traffic to follow efficiently to and 
through the area. Commercial and high-density residential development hugs South Thirteenth Street for 
a block in each direction. 

STRONG NEIGHBORHOOD CHARACTERISTICS: The neighborhood is commercial and higher· 
density residential, sometimes mixed. The neighborhood may contain the city's highest concentration of 
apartments and rental units. Recent commercial development was designed to entice drivers and their 
vehicles to retail mini-centers. 

One block in the neighborhood's northern section contains a few light industrial uses. There are three 
public or organization meeting halls within the neighborhood. 

Development is designed to take advantage of South Thirteenth Street's direct access to Grand Avenue 
and Farroll Road. A vehicle commute from any neighborhood residence is easy. Residents can also walk 
to jobs in the industrial and commercial areas of Grover Beach. It is also a short distance from this 
popular neighborhood to the local elementary school, park and community center. 

FUTURE NEIGHBORHOOD CHARACTERISTICS: The neighborhood's industrial uses will be 
screened from view or will be relocated. The neighborhood's population will increase by about two hundred 
people as a result of additional apartments, planned unit developments and mixed-use units being 
constructed . 

More single-family units will be used for commercial purposes. Many will have a mixed-use in the future. 
Sidewalk improvements, additional commercial activity drawing others into the neighborhood and a 
neighborhood population increase should promote more active pedestrian and outdoor life within the 
neighborhood. A small neighborhood restaurant may develop as a focus of neighborhood life. 

SOUTH THIRTEENTH STREET CORRIDOR NEIGHBORHOOD CONCERNS AND 
POTENTIAL SOLUTIONS: 

"' It is difficult to develop convenient customer parking on the typical fifty·foot wide lots of 
the South Thirteentb!l'rouville neighborhood commercial district. 

Standards could be devised which promote a mixed·use district consisting of owner-occupied units 
above and behind small businesses such as markets, florists, barbers, beauticians, restaurants, 
accountants and real estaters. Parking for these home-businesses will be in rear yards. 

Such standards could promote the preservation and integration of the few remaining single-family 
residences into future mixed-use development. 

Such standards could promote pedestrian, rather than vehicular, movement on and through 
indiuidual properties. 

* Day·glo signs advertising alcoholic beverages are papered in windows and on the exteriors 
of two markets in the South Thirteenth!I'rouville neighborhood commercial district. The 
signs on each business are identical except for prices and leave the impression that the 
neighborhood is undergoing a major liquor war. 
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New sign standards which restrict advertising space and materials which detract from residential • 
areas could be developed specifically for Neighborhood Commercial Districts. 

• New residential units are not permitted within the Neighborhood Commercial District. 

Standards could be developed to provide for m.ixed·uses, including residential units, within the 
Neighborhood Commercial district of the neighborhood. 

• The R·3 district contains a non-conforming structure containing three businesses and an 
upstairs residence. Conversion of this Thirteenth and Mentone structure to residential 
according to codes is unlikely. 

The subject property could be redesignated as Neighborhood Commercial in recognition of the 
property's historic and future role. 

• Manufacturing in the Twelfth/l'hirteenth/Long Branch/Manhattan block detracts from 
other adjoining and neighborhood uses. 

Special standards could be prepared for the twa remaining manufacturing properties, the 
retail/seroice use property and Grange Hall, which provide that substantial landscaping/screening 
and a use permit will be required with a change in tenants. 

This block's lang term purpose will be changed from manufacturing to the Commercial 
Professional district which provides for mixed-use commercial/office/residential, lodges and clubs, 
electronic equipment and repair among other things. 

• The width of Long Branch Avenue right·of·way may be excessive for current and projected • 
traffic needs within the neighborhood. 

A study could be conducted to determine if beneficial use could be made of excessive Long Branch 
Avenue right-of·wa:y. 

• Future construction, particularly multi-storied, block-shaped apartments, along the west 
side of South Fourteenth Street could create an abrupt and negative change for the low 
density development on the east side of South Fourteenth Street. 

Standards which provide alternatives to two·story, box-like structural designs on the west side of 
South Fourteenth Street could be prepared and adopted. 

• The lack of sidewalks and fully·paved streets makes drainage, walking, biking and driving 
difficult. · 

A neighborhood nhike and bike" plan could be prepared, adopted and implemented. Designs and 
public right-of-way use need nat always provide for linear paths and sidewalks. Curves could 
add interest and diversity to sidewalks and bike paths. 

A sidewalk improvement program and fund could be explored far offsetting or postponing property 
owner improvement costs. 

A master drainage and street improvement plan could be developed. 
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CURRENT NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwelling Units B;! Density and 

Conformance to Zoning District Use * 

Non- Low Medium High 
Conforming Conforming Density Density Density 

Office District Units 0 17 7 6 4 
Industrial District Units 0 3 3 0 0 
Commercial District Units 0 25 7 2 16 
1IDR District Units 258 48 82 10 254 

Totals 253 88 49 18 274 

HDR = High~Density Residential 
• Data does not include Project D mixed·use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan . 

Table 2 
Dwelling Units and Lots by Zoning District * 

Current Office Industrial 
Use Lots Units Lots Units 

Vacant 
1 Single·Family 4 4 3 3 
lPUD 
1 Condo 
2 Units 2 4 
Apartments 1 4 
Mixed-Use 3 5 
Non· Residential 3 0 4 0 

Totals 13 17 7 3 

HDR ... High-Density Residential 
SF ... Single-Family unit 
PUD = Planned Unit Development unit 

Commercial HDR 
• Lots Units Lots Units 

1 0 8 0 
12 12 32 32 

36 36 
5 37 

1 2 5 10 
3 10 13 180 
1 1 1 1 
5 0 3 0 

23 25 103 296 

Totals 
Lots Units 

9 0 
51 51 
36 36 
5 37 
8 16 

17 194 
5 7 

15 0 

146 341 

• Data does not include Project D mixed-use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan . 
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Table 3 
Population By Type of Dwelling • 

Single PUD Condo Duplex Apart· Mixed· 
Family Units Units Units ments Units 

Office District Units 4 4 
Industrial District Units 3 
Commercial District Units 12 2 
HDRUnits 32 36 37 10 ' 
Unit Totals 51 36 87 16 
Person/Unit •• 2.78 2.54 2.54 2.54 
Population 142 91 94 40 

• No uacancies assumed. 
•• Based upon 1990 Census occupancy data. 
HDR ... High-Density Residential 

Table 4 
Existing Land Uses 

Land Use Districts Net Net 
Square Feet Acre 

Office 282,365 6.48 
Industrial 87,900 2.02 
Commercial 201,600 4.63 
High-Density Residential 944,000 21.68 
Public Facilities-Community Center 22,500 .52 
Public Rights-Of-Way 779,185 17.89 
Totals 2,317,950 53.22 

Table 5 

4 5 

10 1 
180 1 
194 7 

2.54 2.54 
493 18 

Gross 
Square Feet 

896,055 
161,265 
306,005 

1,420,400 
34,225 

0 
2,817,950 

Existing Units and People Per Acre 

Land Use Districts 

Office 
Industrial 
Commercial 
High· Density Residential 
Average 

Units 
Per 
Net 
Acre 

7.56 
.76 

5.40 
13.65 
10.72 

6 

People Units 
Per Per 
Net Gross 
Acre Acre 

15.12 5.39 
8.96 .81 

14.25 3.56 
35.06 9.08 
26.77 7.11 

Total 
Units 

17 
3 

25 
296 
341 
2.57 
878 

Gross 
Acre 

9.09 
3.70 
7.03 

32.61 
.79 

0 
58.22 

People 
Per 
Gross 
Acre 

10.78 
2.16 
9.39 

23.31 
17.78 

< 
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Land Use Districts 

Office 
Industrial 
Commercial 
High-Density Residential 

Table 6 
Neighborhood Public Rights-Of-Way 

R·O·W 
Acres 
2.61 
1.68 
2.40 

Public Facilities-Community Center 
Total 

\ 10.93 
.27 

17.89 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 7 
Projected Dwellini{ Units By Densitv and 

Conformance to Zonini District Use * 

Non· Low Medium High 
Conforming Conforming Density Density Density 

Office District Units 14 4 3 8 7 
Industrial District Units 6 6 
Commercial District Units 20 10 30 
HDR District Units 360 12 2 10 360 
Totals 400 26 35 18 873 

HDR == High-Density Residential 
• Data does not include Project D mi.xed·u.se data. Project D data is contained within the Grand 
Corridor Neighborhood Plan. 

Table 8 
Projected Dwellini[ Units and Lots by Zoning District • 

Current Office Industrial 
Use Lots Units Lots Units 

1 Single-Family 
1PUD 
1 Condo 
2 Units 
Apartments 1 4 
Mixed· Use 7 14 3 6 
Non-Residential 1 0 4 0 
Totals 9 18 7 6 

HDR = High-Density Residential 
SF = Single-Family unit 
PUD == Planned Unit Development unit 
Condo = Condominium unit 

Commercial HDR 
Lots Units Lots Units 

2 2 
99 99 
5 37 
5 10 

3 10 22 224 
16 20 0 0 
2 0 3 0 

21 30 136 372 

Totals 
Lots Units 

2 2 
99 99 
5 37 
5 10 

26 238 
26 40 
10 0 

173 426 

• Data does not include Project D mixed-use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan . 
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Table 9 
ProJected Population By Type of Dwelling • 

Single PUD Condo Duplex Apart· Mixed· Totals 
Family Units Units Units ments Units 

Office District Units 4 14 18 
Industrial District Units 6 6 
Comm. District Units 10 20 30 
HDRUnits 2 99 37 1(} 224 0 872 
Unit Totals 2 99 37 10 238 40 426 
Person/Unit •• 2.78 2.54 2.54 2.04 2.54 2.54 2.54 
Population 6 251 94 25 605 102 1,083 

• Data does not include Project D mixed·use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan. No uacancies assumed. 
•• Based upon 1990 Census occupancy data. 

Table 10 
Projected Land Uses • 

Land Use Districts Net Net Gross Gross 
Square Feet Acre Square Feet Acre 

Office 235,715 5.41 825,535 7.47 
Industrial 87,900 2.02 161,265 3.70 
Commercial 201,600 4.63 306,005 7.03 
High· Density Residential 944,400 21.68 1,420,400 82.61 
Public Facilities-Community Center 22,500 .52 34,225 .79 
Public Rights·Of·Way 745,315 17.34 0 0 
Totals 2,237,430 51.60 2,247,430 51.60 

• Data does not include Project D mixed-use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan. 

Land Use Districts 

Office 
Industrial 
Commercial 
High· Density Residential 
Averages 

Table 11 
ProJected Units and People Per Acre * 

Units People Units 
Per Per Per 
Net Net Gross 
Acre Acre Acre 

8.33 3.70 2.41 
2.97 20.80 1.62 
6.48 16.41 4.27 

17.16 43.63 11.41 
12.54 32.10 5.38 

People 
Per 
Gross 
Acre 

2.68 
11.08 
10.81 
29.01 
21.31 

• Data does not include Project D mixed-use data. Project D data is contained within the Grand 
Corridor Neighborhood Plan. 
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THE WEST GROVER BEACH NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This neighborhood is bounded by the Grand Avenue commercial 
corridor on the north, the Southern Pacific tracks on the west, Farroll Road on the south and Twelfth 
Street on the east. The neighborhood is primarily residential with a small and noticeable industrial area 
on its western side. 

STRONG NEIGHBORHOOD CHARACTERISTICS: The neighborhood's wide streets were laid in 
a perfect grid to serve the 50 by 150 foot lots created by D.W. Grover before the tum of the twentieth 
century for his ideal beach community. Most of these lots are now developed, but that wasn't always the 
case. Most of these sandy lots remained undeveloped until the last half of the twentieth century . 

1 



Smaller single-family residences exist on most of these lots. Even though most of the neighborhood is 
zoned multi-family, most of the neighborhood's dwelling units (55%) remain traditional single-family 
structures. 

Wide right-of-ways and small single-family structures created a sense of openness which is being eroded 
by some of the newer and larger developments. Ocean dunes are visible through many wide corridors in 
the neighborhood's northem area. 

Noticeable power and telephone lines are strung from pole to pole on most streets. Many neighborhood 
streets are partially paved. There is no paving on some street sections, but, for the most part, housing 
development has brought paving to accommodate basic traffic needs. 

Sidewalks are not as prevalent as street pavings. Some street sections have rolled asphalt curbing without 
adjacent sidewalks. Many street sections do not conform to a master grading plan, thereby, creating 
localized drainage problems during storms. 

The neighborhood is a comfortable place in which to reside and retire. One can find the comfort of long· 
term neighbors and friends, mature gardens and trees and undemanding, predictable weather. 

The neighborhood provides some of the area's more affordable housing for those starting their marriages, 
families and working years. It's easy walking distance to Grand Avenue's commerce and to Grover Beach's 
industrial area jobs. The neighborhood is great for commuting and is close to the beach. 

There were more neighborhood people living in the multi-family units, PUDs, condos and mobile homes 
(1,089) in 1990 than in the more traditional single-family structures (1,034). 

f 

• 

Rental demand has had a big impact upon the original single-family neighborhood. Only a small portion ··: . · . 
of the neighborhood's original townsite has been preserved for single-family development through zoning. 
However, home. ownership is on the upswing in the neighborhood due to planned unit developments 
(PUDs). 

In recent years, PUDs, rather than rental units have replaced the more traditional detached single· family 
units in the multi-family districts. At least 138 planned unit developments (PUDs) and 38 condos have 
been constructed in the medium and high-density residential districts. Most of these are believed to be 
owner occupied. 

Residential density is highest in the apartments, condos and mobile homes developments parallelling Grand 
Avenue. Medium· density units and planned unit developments (PUDs) parallel South Fourth Street, 
Farroll Road and the higher-density district. 

The neighborhood's single-family district is close to Grover Beach's industrial area and an elementary 
school. It is one of the more affordable detached, single-family neighborhoods in the region. 

Neighborhood public facilities include the four block square Grover City Elementary School which provides 
a playground, outdoor basketball courts, two baseball diamond-size sports fields and one of the best 
academic programs in the Lucia Mar Unified School District. The neighborhood lacks parks. 

The neighborhood also contains a visually prominent industrial district sandwiched between well-traveled 
South Fourth Street and the railroad tracks. 

2 • 



• 

• 

• e 
@ .. 
t 

Q 
em~~ 

~ 
I ••• , 

• m 
D 

one dwelling unit 

two dwelling units 

number of dwelling units 

non-residential use 

church 

undeveloped parcel 

commercial 

industrial 

mobilehome park 

public use - school 

drainage 

3 

Map 1 
The West Grover Beach Neighborhood Plan 

Current Land Uses 



FUTURE NEIGHBORHOOD CHARACTERISTICS: Apartments have not been constructed in the 
neighborhood in recent years. At least 100 PUDs have been built in the same locations where apartments • 
could have been expected. Until there are material changes in rental housing economics, PUDs will 
continue as a primary type of dwelling unit constructed in the neighborhood. 

Lacking the larger lot area of a traditional single-family house, the PUD is most always two stories and, 
often, the interior living area is larger than the house it replaced. The second story may also provide a 
better view of coastal Grover Beach. 

Two PUDs can repla.ce one traditional single-family unit on the typical 7,500 square foot neighborhood lot. 
There are over two hundred older single-family residences in the medium and high· density residential 
districts which could be repla.ced by PUDs and other units within the next 20 years. 

Figure 1 illustrates some of the characteristics of the various types of construction that owners could 
choose for constructing on a typical 7,500 square foot medium-density R·2lot. 

FiiNJ,'e 1 
Characteristics of Development Alternatives 

in the Medium·Density R·2 District 

Typical Characteristics 

lots units living stories popula.tion 
area 
square 
feet 

1 1 1400 1 2.78 

So'x/so·· 
75«> :s.f. 

2 2 4000 2 5.56 
So'" /Sc' 
751>4 s:{. 

1 2 2000· 1 5.08· 
4000 5.56 

Single-family construction produces the smallest population and the greatest amount of open space. The 
duplex or two-unit multi-family development produces more units, greater interior living area and less 
exterior open space and almost twice the popula.tion of the single-family unit. The duplex can be single 
or two-story. · 

The pla.nned unit development produces the most interior square footage, is two-stories, creates slightly 
more population than the duplex. The two PUD units have greater fair market value and tax-generating 
potential than the duplex in today's real estate market-place. 
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There are 14 7 density single-family home lots in the neighborhood which can be developed more densely. 
These lots will generate approximately seventy more people if developed entirely as PUDs as opposed to 
all duplex construction. This population difference between the two development types is minor in this 
neighborhood's medium-density districts because many of the single-family residences will not choose to 
redevelop and most will remain functional and sound housing within the next 20 years. 

The PUD plays a different role in the R·3 high-density neighborhood. As Figure 2 illustrates, PUD 
development reduces the population potential of a lot, perhaps, as much as 40 percent. Projected over the 
neighborhood's sixty-two remaining high- density lots with single-family structures, the difference between 
PUD and multi-family unit development to build-out is 285 people. 

f'Q"",.q u"i!- cfu~-t•ruJ-. 

So' }l l~o · 
7So"r.{ 

Figure 2 
Characteristics of Development Alternatives 

in the High-Density R·3 District 

Typical Characteristics 

lots units living stories population 
area 
square 
feet 

1 1 1400 1 2.78 

2 2 4000 2 5.56 

1 4 3100 2 10.16 

When multi-family rentals are constructed with enthusiasm again, they will most likely be built in this high· 
density area. · 

As the older, smaller, traditional single-family units are replaced, the neighborhood's younger residents will 
multiply. The decreasing numbers of larger backyards will also increase demand for parks and recreational 
activity sites where children can play in their own neighborhood. 

A high-density, mixed residential-commercial development will extend from Grand Avenue to Long Branch 
Avenue on a current mobile home park site if the mobile home park ceases to exist for any reason. This 
project will allow more affordable housing to replace the more affordable mobile home units and to provide 
a two block-long project with long-term commercial and office space which supports the Central Business 
District's objectives . 
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A 550 plus population increase is projected between 1991 and build-out. It will be concentrated in the 
multi-family districts. For purposes of projecting the neighborhood's build-out population, it is assumed • 
that one-half of the new, denser units which will be constructed will be PUDs and one-half will be 
traditional multi-family developments such as duplexes and apartments. 

WEST GROVER BEACH NEIGHBORHOOD CONCERNS AND POTENTIAL SOLUTIONS: 

• More-affordable renter housing opportunities will become Um.ited in the neighborhood as 
regional population growth continues without C01"1'eSP9nding new lower-cost, multi-t'amlly 
rental unit construction. 

The City can encourage other area communities to increase their share of more affordable rental 
units in the region. 

The City could develop a program which allows an "affordable" rental housing unit to be 
constructed on the lot of every single-family residence located within a multi-family district. 

"' More-affordable housing located in an existing mobile home park will be lost if replaced 
by currently permitted commercial uses. 

A precise plan could be prepared and adopted which would illustrate how the neighborhood's 
mobile home park site could be developed as a special mixed·use project area in which affordable 
housing units, equal to current mobile home numbers, could be constructed in conjunction with 
office and commercial uses in the future. 

The plan could allow mobile home park residents first rights of occupancy in the new •. , 
development. 

The plan could also support objectives stated in the Central Business District Neighborhood Plan. 

"' There is no assurance that bigh·derurity residential development paralleling Grand Avenue 
will complement Grand Avenue commercial district goals. 

A design plan could be developed and adopted for this high· density residential area. A modified· 
Victorian and shopkeeper's seacoast village theme might support the goals of the General Plan 
and the Grand Avenue commercial neighborhood plan. A good design plan could complement 
existing CBD and neighboring development and flow into adjoining residential and commercial 
districts and neighborhoods. A balanced design plan would include landscaping, streetscaping 
and architectural standards. 

"' The lack of sidewalks, paved streets and improved surface storm drainage makes walking, 
biking and driving difficult. 

A neighborhood ~hike and bike" plan could be prepared, adopted and implemented. Designs and 
public right-of·way use need not always provide for linear paths and sidewalks. Curoes could add 
interest and diversity to sidewalks and bike paths. · 

Sidewalk designs which allow pedestrian walks to meander and to be set back from curbs could 
be prepared and considered for adoption and integration into existing facilities. 

Designs could consider the use of materials in addition to concrete which could be incorporated 
into sidewalks. 
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• Based upon 100% dwelling unit occupancy. 
•• Based uoon 100% dwelling unit occupancy. 

[[) low-density . 
residential district 

~ medium-density . 
residential district 

~ high-density 
residential district 

~ Industrial district 
(mixed industrial/ 
residential use) 

neighborhood overages 

Map2 
The West orover Beach Neighborhood Plan 

Land Use Map 

dwelling units population 
per gross acre per gross acre 

1991 lend Use Projected 1991 Projected 
Current Standard At Build-Out Current• AI Bulld·Out•• 

4.3 2·5 4.4 12.0 12.2 

5.9 6·9 8.2 15.7 22.2 

9.1 10.20 10.2 23.5 26.5 

1.3 0 2.6 0 

6.0 7.8 15.9 20.8 

® planned unit development project area 
(mixed affordable residential/commercial/office use) 
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The dutrict's streets could be incorporated in the proposed CBD circulation plan which could 
promote "hike & bike", vehicle and public transportation and parking improvements. 

A sidewalk improvement program and fund could be e:q>lored for offsetting or postponing property 
owner improvement costs. 

* Overhead utility Hnes detract from neighborhood aesthetics and residential and public 
views. 

City underground utility policies could be reviewed to ,determine if revisions are necessary. 

Underground utility districts could be e:q>lored to determine their applicability to resolving the 
problem. 

* A mini·park site, as represented in the Parks and Recreation Element, has not been located 
and developed for neighborhood use. 

A neighborhood suroey could be conducted to determine local needs and design for this facility. 

Local residents could be suroeyed to determine if there is interest in some type of volunteer 
program which would result in offsetting public expenses for acquisition, development, 
maintenance or operation of the facility though fund·raisers, adopt·a·park maintenance or other 
means. 

Design and implementation plans could be prepared for review and adoption. 

• 

Surplus right-of-ways and other public or private holdings should be explored to determine if • 
additional lands are available for future recreational use development. 

PUD and rental unit site standards might be reviewed to determine if communal play areas could 
be created in projects of more than three or four units in order to increase occupant access.. to play 
areas and to reduce dependency upon public facilities. 

A mini·park site should be located and acquired. 
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CURRENT NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwellina: Units and Lots bv Zoning District 

Current 
Useof LDR MDR CMDR HDR Comm. In dust Total 

Lots Units Lots Units Lots Units Lots Units Lots Units Lots Units Lots Units 
Vacant 2 0 4 0 2 
1 SF* 157 157 97 97 50 
lPUD• 58 58 41 
1 Condo• 
2 Units 5 10 38 66 3 
3 Units 2 6 9 27 3 
4 Units 1 4 7 
Apartments 1 5 3 
Mobile Home 
Industrial 
Non-Resi•• 1 0 

Totals 167 173 203 257 109 

LDR -= Low-density residential 
MDR == Medium-density residential 

0 
50 
41 

6 
9 

28 
18 

162 

CMDR = Coastal medium-density residential 
HDR == High-density residential 
Comm. = Commercial. 

8 0 16 0 
58 62 4 4 366 370 
39 39 138 138 
6 38 6 38 

10 20 2 4 . 53 106 
12 36 26 78 
18 72 26 104 
16 118 20 141 

1 40 2 4 3 44 
9 2 9 2 

2 0 3 0 

169 885 1 40 17 14 666 1,021 

• SF - Single-Family unit PUD ,... Planned Unit Development Condo - Condominium unit 
•• One preschool and two churches 

Table 2 
Dwelling Units By Dei:tsity and Conformance to Zoning District Use 

Non· 
Conforming Conforming 

LDR Units 157 16 
MDR Units 155 102 
CMDR Units 84 68 
HDRUnits 323 62 
CI Units 0 14 
Comm. Units 0 40 

Totals 719 802 

LDR = Low-density residential 
MDR - Medium-density residential 
HDR = High-density residential 

Low 
Density 

157 
97 
50 
62 
10 
0 

376 

CMDR == Coastal medium-high density residential 
CI - Coastal industrial 
Comm. = Commercial 

9 

Medium High 
Density Density 

10 6 
124 36 
47 55 
59 264 
4 0 
0 40 

244 401 



Table 3 
Population By Type of Dwelling • • Single PUD Condo Duplex 3&4 Apart· Molle Totals 

Family Units Units Units ments Homes 

LDR Units 157 10 6 173 
MDRUnits 97 58 66 31 5 257 
CMDR Units 50 41 6 37 18 152 
IIDRUnits 62 39 38 20 108 118 385 
CI Units 6 4 4 14 
Comm. Units 40 40 

Unit Totals 372 138 88 106 182 141 44 1,021 

Persons/Unit•• 2.78 2.78 2.78 2.54 2.54 2.54 1.68 2.63 
Population 1,034 884 106 269 462 358 74 2,687 

• No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy averages 

WR - Low-density residential 
MDR - Medium-density residential 
CMDR = Coastal mediwn·density residential 
HDR .. High-density residential 
CI - Coastal industrial 
Comm. == Commercial • 

Table 4 
Existing Land Uses 

Net Net Gross Gross 
Land Use Districts Square Feet Acres Square Feet Acres 
Residential Low-Density 1,161,860 26.66 1,739,200 39.93 
Residential Med.-Density 1,940,750 44.55 3,042,725 69.85 
Residential High-Density 1,377,460 31.62 1,935,950 44.44 
Industrial Districts 890,910 8.97 561,925 12.90 
Public Rights-of-Ways 2,538,200 68.16 0 0 
Public Facilities·School 44S,9QQ 10.31 272,750 13.15 
Totals 7,852,560 180.27 7,852,560 180.27 
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Table 5 
Existing Units and People Per Acre 

Units People Units People 
Per Per Per Per 
Net Net Gross Gross 

Land Use Districts Acre Acre Acre Acre 
Residential Low· Density 6.49 17.89 4.33 11.95 
Residential Med.· Density 9.18 24.65 5.86 15.71 
Residential High· Density 12.81 33.05 9.11 23.51 
Industrial Districts 1.56 3.79 1.32 2.64 
Public Rights·of·Ways 
Public Facilities-School 

Average 8.95 23.73 5.99 15.87 

Table 6 
Neighborhood Public Right·Of·Way 

Land Use R·O-W 
District Acres 
Residential Low· Density 13.27 
Residential Med.·Density 25.30 
Residential High· Density 12.82 
Industrial 3.93 
Public Facilities-School 2.84 

Total 58.16 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table '1 
Projected Dwelling Units B:I Density and 

Conformance to Zoninf! District Use 

Non· 
Conforming Conforming 

LDR Units 161 16 
MDR Units 855 10 
CMDR Dist Units 160 46 
HDR Dist Units 482 0 
CI Units 0 0 
Project B 40 
Totals 1,146 72 

LDR = Low-density residential 
MDR = Medium·density residential 

Low 
Density 

161 
1 
0 
0 
0 

162 

CMDR - Coastal Medium-density residential 
HDR = High-density residential 
CI = Coastal industrial 
Project B = Mixed use residential and commercial 

11 

Medium 
Density 

10 
328 
151 
206 

0 

695 

High 
Density 

6 
36 
55 

226 
0 

40 
363 



Table 8 
Projected Dwelling Units and Lots by Zoning District • Current 

Use of LDR MDR CMDR HDR ProjectB In dust Total 
LotDULotDU LotDU LotDU LotDU Lot DU LotDU 

Vacant 0 0 
1 SF* 161161 1 1 162 162 
1PUD* 262 262 145145 148148 555 555 
1 Condo* 6 38' 6 88 
2 Units 5 10 83 66 8 6 10 20 51 102 
3 Units 2 6 9 27 8 9 12 36 26 78 
4 Units 1 4 7 28 18 72 26 104 
Apartments 1 5 8 18 16118 20 141 
Mixed Use 1 40 1 40 
fudustrial 17 0 17 0 
Non-Resid** 0 0 2 0 2 0 
Totals 168 177 307 865 161206 212 482 1 40 17 0 ax; 1,2ro 

• SF= Single-Family unit. PUD • Planned Unit Development Condo== Condominium unit 
DU = Dwelling Unit · 
•• Two churches 

Table 9 
Projected Population By Type of Dwel.J.ing* 

Single PUD Condo Duplex 8&4 Apart· Mixed Totals • Famlly Units Units Units Units ments Use 

LDR Units 161 10 6 177 
MDRUnits 1 262 66 31 5 865 
CMDR Units 145 6 37 18 206 
HDR Units 148 88 20 108 118 432 
Project B 40 40 

Unit Totals 162 555 88 102 182 141 40 1,220 

Persons/Unit** 2.78 2.78 2.78 2.54 2.54 2.54 1.68 2.67 

Population 450 1,543 106 259 462 358 67 3,245 

• No vacancies assumed 
•• Based upon 1990 Census occupancy averages 
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Land Use Districts 
Residential Low-Density 
Residential Med.·Density 
Residential High-Density 
Industrial Districts 
Public Rights-of-Ways 
Public Facilities-School 

Average 

Table 10 
Projected Units and People Per Acre 

Units 
Per 
Net 
Acre 
6.64 

12.54 
14.29 

0 
0 
0 

10.73 

People Unit People 
Per Per Per 
Net Gross Gross 
Acre Acre Acre 
16.80 4.43 12.22 
34.75 8.17 22.16. 
37.62 10.17 26.46 

0 0 0 
0 0 0 
0 0 0 

28.78 7.78 20.83 
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THE SOUTH GROVER BEACH NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: This neighborhood plan has been prepared for the City to govel'Il 
development within an area that represents the largest area of vacant land remaining within the City's 
jurisdiction. This neighborhood plan will play an important role in the decision-making process on the 
·development of this area. 

The area for which this neighborhood plan has been prepared is bounded generally by South Fourth Street 
on the west, Farroll Road and the boundary of undeveloped land on the north, and the City municipal 
limits on the east and south. Within this boundary lies the vast majority of the City's remaining land to 
be developed, much of it currently in strawberry production. 

Access from Highway 101 to the study area is provided via South Fourth Street through the City, or via 
Oak Park Boulevard and Grand Avenue to South Thirteenth Street. Additional access is provided from 
the south via South Fourth or South Thirteenth Street from Highway 1 through Oceano. 

STRONG NEIGHBORHOOD CHARACTERISTICS: The character of the area is transitional overall, 
with vacant land interspersed throughout the area. Much of the vacant land is currently in strawberry 
production. Industrial uses are concentrated in the west half of the study area and residential uses in the 
east half. The aerial photograph in this plan illustrates the current mix of developed and undeveloped 
land. 
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Photograph I 

The south Grover Beach Neighborhood Plan 

South Grover City Aerial 
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CURRENT NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwelling Units and Lots by Zoning District 

Current 
Use of Low· Dens. Mecl.·Dens. High-Dens. Commercial Industrial 

Lots Units Lots Units Lots Units Lots Units Lots Units 
Vacant 24 0 1 0 0 0 1 0 33 
lSF 127 127 118 118 131 131 1 1 4 
1PUD 3 3 
2 Units 1 2 11 22 1 
Apt. Units 2 
Mixed-Use Units 1 
Industrial 66 
Commercial 1 0 
Totals 156 132 130 140 131 131 2 1 107 

SF - Single Family Unit 
PUD - Planned Unit Deuelopment Unit 

Table 2 
Dwelling Units By Density and Conformance to Zoning District Use 

Non· Low Medium High 
Conforming Conforming Density Density Density 

Low-Density Dist. Units 180 2 180 2 
Med.·Density Dist. Units 140 140 
High-Density Dist. Units 131 131 
Industrial Dist. Units 16 4 2 11 
Commercial District 1 1 
To~ 401 19 135 144 142 

Table 3 
Population By Type of Dwellin~ 

Single PUD Two Mixed 
Family Units Units Units 

LDR District Units 127 3 2 
MDR District Units 118 22 
HDR District Units 131 

· Comm. District Units 1 
Industrial Dist. Units 4 2 1 
Unit Totals 381 3 26 1 
Persons/Unit** 2.78 2.78 2.54 2.54 
Population 1,059 8 66 3 

* No vacancies assumed 
•• Based upon 1990 U.S. Census occupancy cwerages 
LDR = Low·Density Residential 
MDR = Medium-Density Residential 
HDR = High-Density Residential 
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Apart· Totals 
ments 

132 
140 
131 

1 
10 17 
10 421 

2.54 2.76 
25 1,161 

0 
4 

2 
10 
1 
0 
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Land Use Map 
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~ 
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dwelling units population 
per gross acre par gross ocr a 

1991 land Use Projected 1991 Projeclad 

Current Standard Allulld·Oul Curranr AI lulld·Ou1·· 

88 

7.06 

450 

.24 

1.55 

2·5 l.IO 2 45 8 46 

6·9 7.33 l9l5 19.56 

10-20 4.50 18.07 1807 

.36 .61 .54 

. 2.96 4.27 7.91 

• 00$0(j upon !00% (lWOihllU 11011 OCCli!)UOCY 

•• Base<! upon 100% owelhng untl occupancy 



Land Use Districts 
Residential Low-Density 
Residential Medium· Density 
Residential High-Density 
Industrial District 
Commercial District 
Public Streets/Rights-of-Way 
Public Facilities-Schools 
Public Facilities· Park 
Public Facilities-Drainage 
Totals 

Land Uses Districts 

Residential Low-Density 
Residential Medium-Density 
Residential High-Density 
Industrial District 
Commercial District 
Public Streets/Bights-of-Ways 
Public Facilities • Drainage 
Public Facilities • Park 
Public Facilities • School 

Average 

Land Use District 

Residential Low-Density 
Residential Medium-Density 
Residential High-Density 
Commercial District 
Industrial District 
Public Facilities • School 
Totals 

Table 4 
Existing Land Uses 

Net 
Acres 
132.15 
14.02 
18.49 
59.11 
10.02 
40.60 
10.01 

.88 
8.84 

288.12 

Table 6 

Gross 
Acres 
149.69 
19.84 
20.14 

, 71.72 
10.68 

0 
10.67 

.38 
0 

188.12 

Existing Units and People Per Acre 

Units People Units People 
Per Per Per Per 
Net Net Gross Groas 
Acre Acre Acre Acre 
1.00 2.77 .88 2.45 
9.99 27.39 7.06 19.85 
9.71 26.98 6.50 18.07 
.29 .74 .24 .61 
.10 .80 .09 .28 
0 0 0 0 
0 0 0 0 
0 0 0 0 
0 0 0 0 

L84 5.07 1.55 4.27 

Table 6 
Neighborhood PubUc Rigb.t·Of·Way 

Right·Of·Way Acres 

16.16 
5.11 
5.70 
.66 

12.81 
.66 

40.60 
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FUTURE NEIGHBORHOOD CHARACTERISTICS: This plan provides that the neighborhood's 
current agricultural lands will be replaced by residential and industrial development, and that major public 
infrastructure improvements will take place to support existing and future development. 

The neighborhood's 421 dwelling units will increase by eighty per cent to 788. The population will increase 
by seventy·eight per cent or so. M~or developments will include a planned eighty-six unit cluster 
development east of South Fourth Street and south of Highland Way. Industrial parks will be created 
between South Thirteenth Street and Huston Street. A fire station will be constructed near the South 
Thirteenth Street and Highland Way intersection. 

The neighborhood's commercial zoning will become medium-density residentiaL Some agricultural acreage 
adjoining the Sixteenth Street Park will be used for park expansion. Two more mini-parks will be created 
in the neighborhood, and a greenway will connect the grassed industrial parks to the Sixteenth Street 
Park. Most, if not all, of the remaining agricultural land will develop as low-density residential. 

The conversion from agricultural to residential uses is helped by adoption of the "agricultural combining 
district" and "right-to-farm" programs. 

1. Land Use 

There are five land use categories addressed in this plan: Light Manufacturing Area, Planned 
Manufacturing Area, Residential Area, Agricultural Uses, and Proposed Parks and Greenways. 

1.1 Light Manufacturing Area 

1.1.1. General Character: The existing "M"·zoned area south ofFarroll Road, east of South Fourth Street 
and north of Highland Way should be zoned "LM" Light Manufacturing zone and reserved for uses that 
are primarily small-scale manufacturing or commercial service in character. The general nature of these 
uses should be similar to the type of existing uses now predominant in this area, however design and site 
development standards should conform to the standards as proposed in this plan. 

1.1.2. Permitted and Conditional Uses: Uses should be provided for in the zoning ordinance. Use permits 
will be required for those uses that will require a greater level of scrutiny such as auto repair, trucking 
and shipping facilities. 

1.1.3. Parcel Size: New parcels in the "LM" area should be permitted to be smaller than in the "PM" 
Planned Manufacturing area, i.e. 20,000 s.f. or larger. Condominium developments may establish smaller 
unit sizes, provided that overall parking and site amenities are consistent with City standards as set forth 
in the "LM" zone. 

1.2 Planned Manufacturing Area 

A significant portion of the Okui property is proposed for "PM" Planned Manufacturing use. Zoning 
regulations should provide for an area where larger manufacturing, wholesaling, or industrial firms may 
be located to reinforce the economic base of the City, but where such businesses will be generally 
compatible with surroundings. 

1.2.1. General Character: A major portion of the Okui property west of South Thirteenth Street and 
south of Highland Way is reserved for Planned Manufacturing "PM" uses which require larger parcel 
sizes--with an "·AG" Combining District. 

1.2.2. Permitted Uses: Uses allowed in this new industrial area include larger manufacturing firms, 

7 



research and development parks and similar uses as set forth in this plan and the zoning ordin8nce to be 
adopted. Industrial development of this property should be phased in accordance with an approved •. 
Development Plan for the entire "PM" portion of the property .. This Development Plan should specify the 
subdivision confJgU1'8tion, internal circulation, access points for loading, parking, buffer zones and setbacks, 
and infrastructure improvements. 

1.2.3. Minimum Parcel Size: The minimum parcel size required for subdivision of the Planned 
Manufacturing area will be 2.5 acres. 

1.2.4. Landscaping and Site Development: Adequate yard setbacks and landscaping should be provided 
in all new industrial developments, both to e~ce the attractiveness and quality of such development 
and to protect residential development nearby. The landscaped setback surrounding the Planned 
Manufacturing area should be developed with a meandering pedestrian and bicycle path. Standards for 
on-site landscaping and site development are provided in the "PM" Zoning District as defmed in this 
neighborhood plan and in the zoning ordinance. 

1.2.5 A 6·foot masonry wall should be developed along with heavy landscaping in a 10-foot wide buffer 
strip to separate manufacturing uses from the residential planned unit development project area that is 
proposed on the west side of Huston Street. 

1.3 Residential Area 

The following programs apply to all proposed residential areas and projects. They are intended to provide 
for orderly development of residential areas, and to protect the character of existing neighborhoods. 

1.3.1. Existing Developed Areas: The general character and uses of areas previously subdivided and 
developed for residential use will remain the same under this neighborhood plan. Land use designations • 
in the neighborhood plan reflect these underlying, pre-existing development patterns. 

1.3.2. Base Zoning in Agricultural and Other Undeveloped Areas: Residential zoning and land use 
categories are established for those portions-of the neighborhood plan that have not been fully subdivided 
and developed for residential and other uses. Densities authorized for these areas represent a maximum 
entitlement that would be permitted by the City only if other requirements of the neighborhood plan are 
met, i.e. dedication of proposed circulation and drainage improvements, greenways, etc. 

1.3.3. Planned Development Cluster Unit Project: The Land Use Map identifies approximately 17.5 acres 
west of Huston Street and South of Highland Way which should be developed for no more than eighty-six 
dwelling units. These units, which may be stick, modular housing or mobile home housing, should be 
clustered in three or four smaller neighborhoods on the site. Walking and bicycle trails will link. these 
three or four clusters with each other and with a central recreational facility which should contain .a 
clubhouse. 

All dwelling units will be designed and provided to those who qualify for affordable housing. 

The central recreational facility will provide occupants with inside and outside recreational opportunities 
operated and maintained by a homeowners association. If these on-site recreational facilities are 
maintained and operated continuously by the development owners, the development should be exempt 
from payment of Quimby and other City park development fees. 

Remaining open space on·site, including a five acre storm drainage basin, will be retained by the 
development and operated as a permanent flora and fauna habitat and passive use area for development 
residents and guests. 
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1.3.4. Development Plan Required: All new major subdivisions or residential developments of five units 
or more should be required to submit a development plan for review and approval by the Planning 
Commission showing the intended uses and location of development on the entire property, the internal 
circulation and drainage improvements needed to accommodate planned build-out, and proposed common 
open space and park land areas. Any plan submitted to meet the requirement of paragraph 1.4.2 (Process 
for Removal of the "AG" Combining District) will also meet the requirements of this paragraph. 
Requirements for the dedication of park land and payment of any required impact fees should be based 
upon the ultimate build-out contained and approved in this development plan. All subsequent development 
proposed on the property must be consistent with the approved development plan unless subsequently 
modified by the Planning Commission or City Council. 

1.3.5. Lower Densities: Each of the six properties identified on Map 3 may elect not to develop to the 
dwelling unit densities identified in this plan which require greenbelts, bike and pedestrian ways and other 
high-level improvements. In such event, development shall not exceed one dwelling unit per 20,000 square 
feet of site and "standard" on- and off-site improvements. 

"Standard" improvements shall be those typically required of subdivisions and developments such as 
streets, utilities, drainage, and those fees and taxes typically paid for schools, parks, etc. 

1.4 Agriculture ~ombining District Area 

The following programs apply to all property within the "AG" or Agriculture Combining District. The intent 
of this combining district is to protect agricultural uses as viable, conforming uses in the short-term, and 
to provide opportunities for Transfers of Development Rights over the long-term. 

1.4.1. Agricultural Combining District Established: An "AG" or Agricultural Combining District shall be 
designated for those agricultural lands identified on Map 3. This designation may be removed only if 
fmdings can be made as set forth in paragraph 1.4.2. 

1.4.2. Process for Removal of the Combining District: The existing agricultural use of the affected 
properties shall be protected as a conforming use through the "AG" or Agricultural Combining District. 
Removal of this combining district, and development of this area for other uses as designated by the 
underlying neighborhood plan land use categories, may be allowed upon the ability of the Planning 
Commission to make the following fmdings based on information provided by City staff, other concerned 
agencies, the property owner and members of the public: 

(a) That continued agricultural use is no longer viable due to the termination of strawberry production, 
depressed markets, regulatory restrictions, or other economic, environmental, or social factors; 

(b) That the proposed zoning change (i.e., removal of the Agricultural Combining District) is accompanied 
by a development plan showing the proposed subdivision configuration in accordance with the applicable 
policies and standards set forth in this neighborhood plan; 

(c) That the proposed development provides public benefits, such as the dedication of land for park or 
greenway purposes, affordable housing, or off-site improvements (sidewalks, bike paths, bus shelters, etc.); 
and 

(d) That the proposed development conforms to the adopted neighborhood plan. 

1.4.4. Right to Farm Measure to be Enacted: The City shall adopt a "Right-to-Farm" ordinance to 
protect existing agricultural uses on properties that have been in continuous production for at least five 
years, and are located within the "AG" or Agricultural Combining District in the neighborhood plan area. 
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1.5 Parks and Greenways 

The following programs apply to areas of the neighborhood plan proposed for parks and greenways 
identified on Map 2 and in the City's Parks and Recreation Element. The South Grover Beach area should 
develop with an adequate range of park, recreational, and open space amenities for residents and 
employees of the area. 

1.5.1. Dedications Required: Any property development subject to a proposed "Park/Greenway" 
designation shall be required to dedicate and improve land for park or greenway areas, consistent with this 
neighborhood plan. Where no "Park/GreenwaY' area is shown, the developer should be required to pay 
in·lieu fees consistent with the City's parks and recreation fee ordinances and regulations and policies of 
the time. 

1.5.2. Park Site Proposed: A site is proposed for a community park which is shown as the expanded 
Sixteenth Street Park on the Land Use Map. This park site is strategically located in an area that lies 
adjacent to the existing park. The City should attempt to acquire this park site either through fee title 
purchase or through dedication, or a combination of both. 

1.5.8. Development for Recreational Use: Proposed park sites should be developed with a variety of 
recreational facilities appropriate for all age groups. Proposed greenway areas should emphasize the 
provision of recreational facilities suitable for children, including pr~school age children. 

1.5.4. Greenways Proposed: Greenway corridors are also shown on the Land Use Map. They connect the 
park expansion site with some of the residential neighborhoods of the neighborhood plan area, and with 
the landscaped buffer area surrounding the "Planned Manufacturing Area". These greenway corridors 
should be developed in conjunction with new subdivisions or development on the property they affect . 
Their precise alignment and character should be designed in a manner that takes maximum advantage of 
accessibility, visual amenities, drainage, and linkages to neighboring greenways and open space areas. 

1.5.5. Mini-Parks Proposed: The Parks and Recreation Element proposes the acquisition and development 
of two mini-park sites in South Grover Beach. These developments, known as South Mini-Park Areas 
Number One and Number Two, are in addition to the greenways and Sixteenth Street Park expansion 
discussed in this plan. 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 7 
Projected Dwelling Units By Density and Conformance 

to Zoning District Use 

Low-Density Dist. Units 
Med.-Density Dist. Units 
High-Density Dist. Units 
Project A Cluster Units 
Industrial Dist. Units 
Totals 

Conforming 
817 
219 
131 
86 

758 

Non· 
Conforming 

5 

5 

11 

Low Medium 
Density Density 
317 5 

219 

317 224 

High 
Density 

131 
86 
5 

222 



Table 8 
Projected Population By Type of Dwelling' 

Single PUD Two Cluster 
Family Units Units Units 

LDR District Units 817 8 2 86 
MDR District Units 117 102 
HDR District Units 181 
Industrial Dist. Units 
Unit Totals 565 8 104 86 

Persons/Unit •• 2.78 2.78 2.54 2.54 
Population 1,517 8 264 218 

• No uaccmcies assumed 
•• Based upon 1990 U.S. Censu.s occupancy averages 
LDR = Low-Density Residential 
MDR = Medium·DeMity Residential 
HDR - High·Density Residential 

Table 9 

Mixed·Use 
Units 

5 
5 

1.00 
5 

Projected Dwelling Units and Lots By Types and Locations 
Current 
Use of Low· Dens. Med.·Dens. 

Lots Units Lots Units 
Vacant 
lSF 317 317 117 117 
1PUD 8 3 
2 Units 1 2 51 102 
Industrial Mixed·Use 
Cluster 
Units 
Totals 

1 86 
823 408 168 219 

SF = Single Family Unit 
PUD - Planned Unit Development Unit 
LDR = Low-Density Residential 
MDR - Medium-Density Residential 
HDR - High-Density Residential 

12 

High-Dens. Commercial 
Lots Units Lots Units 

131 131 

131 131 0 0 

Total • Units 

408 
219 
181 

5 
768 

2.64 
2,012 

• Industrial 
Lots Units 

108 5 

108 5 
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Table 10 
Projected Units and People Per Acre 

Land Uses Districts Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Residential Low· Density 4.37 11.92 3.10 8.46 
Residential Medium-Density 9.70 25.85 7.33 19.56 
Residential High-Density 9.71 26.98 6.50 ' 18.07 
Industrial Mixed-Use .42 .64 .36 .54 
Public Streets/Rights-of-Way 0 0 0 0 
Public Facilities • Drainage 0 0 0 0 
Public Facilities • Park 0 0 0 0 
Public Facilities • School 0 0 0 0 
Average 3.89 10.52 2.96 7.97 

Table 11 
Projected Land Uses 

Land Use Districts Net Gross 
Acres Acres 

Residential Low· Density 93.47 131.63 
Residential Medium· Density 22.59 29.86 
Residential High-Density 13.49 20.14 
Industrial District 70.67 83.28 
Public Streets/Rights-of-Way 57.67 0 
Public Facilities-Schools 10.01 10.67 
Public Facilities-Park 6.38 7.54 
Public Facilities-Drainage 8.34 0 
Totals 283.12 283.12 

Table 12 
Projected Neighborhood Public Right-Of-Way 

Land Use District 

Residential Low-Density 
Residential Medium-Density 
Residential High-Density 
Industrial District 
Public Facilities • School 
Public Facilities • Parks 
Totals 

2. Improvement Programs 

Right-Of-Way Acres 

30.49 
6.64 
5.70 

13.02 
.66 

1.16 
57.67 

Significant infrastructure improvements will be necessary to serve current and future South Grover Beach 
residents, workers and visitors. Storm drainage, circulation and sanitary sewer are just some of the 
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improvements needed to serve South Grover Beach as it currently exists. Future neighborhood 
development must contribute to its infrastructure needs . 

2.1 Circulation Plan Programs 

One of the most significant circulation proposal in the planning area will be the extension of Oak Park 
Boulevard along the City's easterly boundary. Completion of this road will provide a second needed 
north-south arterial through the city, and an important access route both to Highway 101 on the north 
and to Highway 1 on the south. A 1/4-mile section of this minor arterial already exists within the planning 
area north of The Pike (Tracts 885 and 1190). Another 1/4 mile section was developed within the City of 
Arroyo Grande just north of Farrell Road during 1992. 

Another significant circulation project is opening South Grover Beach to Highway One through a surface 
level rail crossing at the current west end of Farroll Road The westerly extension of Farroll Road will 
require right·of·way across the rails and County property on Highway One currently leased to a private 
party for a recreational vehicle camp. 

Map 4 illustrates proposed circulation for the planning area. Almost all new street extensions shown in 
that plan will occur with private development. These include Huston Street below Highland Way, Del Mar, 
La Selva, South Sixteenth Street, Oak Park Boulevard, and Baden Avenue. Two exceptions to this 
principle are: 1) A portion of the extension of Oak Park Boulevard in the northern part of the planning 
area, where the planned alignment of Oak Park Boulevard would abut the proposed park expansion site; 
and 2) The new east-west connection between lower Barca, Huber, and Griffm Streets in the "LM" area, 
which would be developed by the City in conjunction with drainage improvements for that industrial area. 

In the "1M" area, the City should take responsibility, in conjunction with area property owners, for 
improving (or in some cases, abandoning) the existing "paper streets" of lower Barca, Huber, Griffm, and 
Huston as shown in the Proposed Land Use Map. Financing for the completion of these streets, and for 
their on-going maintenance, is discussed below. 

In addition, street pave-out with curbs, gutters and sidewalks should be completed along all unimproved 
frontage of existing development in this area. These improvements could be provided in conjunction with 
the extension of streets and the completion of sewer facilities for this area (see below), thereby avoiding 
disruption of street segments any longer than necessary. At the same time, the City should consider 
undergrounding overhead utilities within this area wherever possible. 

The following programs are proposed to apply to development of private land and public right-of-way within 
this neighborhood plan area. 

2.1.1. Proposed development and/or subdivisions which contain existing or future alignments of the · 
following streets shall dedicate the required right-of-way as shown in on Map 4, Circulation, and provide 
the necessary frontage improvements (curbs, gutters, and sidewalks) as shown on Map 6, the Street 
Improvement Plan: 

(a) Oak Park Boulevard is designated as a "Ma:Uor Arterial" with a minimum 100' right·of·way. A 
landscaped center island divider shall be included in the development of all sections of this street. 

(b) South Fourth Street, South Thirteenth Street, and The Pike shall be designated as "minor arterial", 
with a minimum 70' right·of·way wherever posSl'ble. 

(c) Farroll Road, Highland Way, and Huston Street are designated as "collectorsff, with minimum 60' 
right·of·way wherever possible . 
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(d) All remaining streets within the planning area are designated "local" streets and shall be required to 
have a minimum 52' right·of·way unless otherwise approved with a tentative tract map or development 
plan. 

The alignment and width of these streets shall be consistent with this neighborhood plan, the City's 
adopted Circulation Element of the general plan, and the City's Engineering Standards and Specifications. 

2.1.2. Within the proposed "LM", Light Manufacturing area, new developments shall be required to provide 
the necessary street, sidewalk, curb and gutter improvements along their respective site frontages. 

2.1.3. The City shall also accept for maintenance, all existing rights-of-way for Barka, Huber, Grifrm and 
Huston Streets upon completion of the necessary street pave-out, curbs and gutters, and sidewalks where 
required. 

2.1.4. Truck routes shall be as provided in the Circulation Element; i.e. South Fourth Street, South 
Thirteenth Street, Farroll Road, Highland Way, and The Pike. The westerly extension of The Pike to 
South Fourth Street shall also be designated a truck route. 

2.1.5. The City should establish a development impact fee program, and possibly other fmancing measures, 
to pay for additional circulation improvements needed in South Grover Beach. Fees should be required 
of each new subdivision to help fund needed improvements to the area's streets. These fees may be based 
upon the proportion of traffic that would be generated by each new development, or other equitable basis. 

Lots fronting streets exceeding 52' in width shall be exempt from such fees if they construct over 50 per 
cent of the width of the oversized street improvements as part of development and if they contribute 50 
per cent or more of the right·of·way required for improvement . 

Interior lots not fronting oversized streets, even though they may be a part of an fee-waiver eligible 
development, should not have their fees waived. 

2.1.6. Bicycle lanes shall be provided along all arterial and collector streets in the neighborhood pfan 
planning area, and/or within the proposed Greenway areas. 

2.1. 7 This plan proposes a new east-west street to connect Barka and Griffm Street in the industrial area. 
This new street will serve to provide alternative frontage to the large parcels between this new street and 
Calvin Court, and will substitute for the existing north-south extensions oflower Barka and Huber Streets 
which will be abandoned. This circulation scheme facilitates a proposed change for the parcels fronting 
on the north side of Calvin Court from industrial to single-family residential use; this arrangement is more 
compatible with the small single-family neighborhood there. 

The proposed east-west street between Barka and Griffm Street should be acquired through negotiation 
with the property owners, accounting for the abandonment of the lower end of Barka and Huber Streets. 

2.1.8. With development of the proposed "PM", Planned Manufacturing area as shown in the neighborhood 
plan, an extension of two streets is planned to facilitate circulation. First, The Pike will be extended 
westerly from South Thirteenth Street to South Fourth Street, along the southern City limits. Its westerly 
350' section will help buffer the proposed residential planned unit development project from aqjoining 
industrial uses proposed to the south. 

2.1.9. Huston Street will be extended south from Highland Avenue to meet The Pike. 

2.1.10. In addition, South Sixteenth Street is proposed to be extended as a local street running generally 
north·south between Huntington Avenue and The Pike. This extension will be completed upon 
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development of the Hero property consistent with this neighborhood plan. Its extension will require a 
controlled intersection with Farroll Road and alterations to remove the cul-de-sac at the southern edge of 
the Hero property. 

2.1.11. Several local streets are proposed to serve future residential development of.the Hero, Kobara, 
and Obayashi properties. In addition, north-south cul·de-sacs will be provided to serve development on 
both sides of South Thirteenth Street, in order to minimize any conflicting driveway access points into that 
important arterial. This type of design is already incorporated into Tract 1778, which also will provide the 
westerly extension of La Selva Avenue. In addition, Messina Court will be extended south to permit 
future development of the properties in that location without requiring access from South Thirteenth 
Street 

2.1.12. Other proposed local street extensions include the following: 

• Unnamed north-south cul·de-sac for the Sato property, which will connect with: 

• East-west extensions of Del Mar Avenue between South Thirteenth Street and Capitola Street. 

• Baden Avenue between South Sixteenth and Oak Park Boulevard. 

2.1.13. Nice Avenue will not be extended. It will cul-de-sac into the proposed Sixteenth Street Park 
expansion site. 

2.1.14. Street frontage improvements proposed in this plan include completion of curb/gutter and sidewalk 
sections in appropriate portions of the planning area. These proposed improvements are shown on Map 5. 

2.2 General Infrastructure Programs 

Adequate drainage and sewer infrastructure, as well as water supplies and water pressure, are vital 
necessities if the planning area is to be developed to its potential. The following programs are intended 
to provide for orderly development and extension of these items of infrastructure. These programs, 
together with this plan's fmancing recommendations, should provide for needed improvements in the. 
planning area's basic service systems. 

2.2.1. The City shall give priority to developing the necessary infrastructure, especially sewers, to provide 
for cohesive, integrated build-out of the planning area. 

2.2.2. The subdivider or his\her successor in interest shall be responsible for providing the necessary 
street, sewer, water, drainage and other infrastructure improvements in accordance with an approved 
tentative tract map or development plan. 

In the event of phased development. the Planning Conunission shall review the extent of total off-site and 
on-site improvements necessary to serve all phases and full build-out of the site. The Commission shall 
use its judgement in determining at what stages of development improvements will be put in place. All 
improvements need not, in all circumstances, be required as part of first phase development. 

2.2.3. A new fire station, near the corner of Highland Way and South Thirteenth Street, is shown on the 
Land Use Map. The site will be selected within a radius of620 'from the center of the intersection, which 
shall not include properties on the east side of South Sixteenth Street. This facility will require land 
acquisition, engineering and architectural drawings, and construction, as well as major equipment 
purchases. Preliminary specifications provide for a 4,000 square foot building on a 1/2-acre site, with 
related parking, training area, and equipment . 
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2.3 Water System Programs 

The planning area is generally well·served with existing water mains. U nsubdivided areas lacking water 
service will require water mains when developed. Exceptions will be: 1) A portion of the extension of Oak 
Park Boulevard in the northern part of the planning area; and 2) The connection of the stubaout pipes 
at the lower end of Barca, Huber, and Griffin Streets as shown on Map 6. In addition, a water main is 
required for virtually the full length of Huston Street, about 1400'. Instal.lation of the water mains in the 
"LM" area could cost $154,000 at 1990 prices. 

The following programs shall be implemented in the planning area, consistent with the diagram shown on 
Map 7, of the Master Water Plan. 

2.3.1. Additional water main capacity will be provided to meet the projected 3,350 gpm demand within the 
planning area. This capacity can probably be met most efficiently by means of an adequately·sized water 
main in the future extension of South Sixteenth Street, Oak Park Boulevard, or both. 

2.3.2. The City should continue to conserve water in order to meet projected growth within the 
neighborhood plan area and elsewhere. 

2.4 Solid, Hazardous and Sanitary Sewer System and Waste Management Programs 

Drainage and sanitary waste water collection deficiencies limit full development of this planning area. 
First, there are no sanitary sewer lines serving the proposed "LM", Light Manufacturing area. An 
assessment district that would fmance such a system was proposed at one time, but the district was not 
created and development in this area remains served by septic tanks . 

Most of the study area is already sewered, or can be provided sanitary sewer service through extension 
from existing trunk lines nearby. (See Map 7, Master Sewer Plan). A new waste water collection system 
is proposed for the "LM", Light Manufacturing area in order to curtail further use of septic systems in this 
area, and to improve prospects for locating appropriate small-scale manufacturing uses in the area. 
According to an engineering estimate, a new sewer system will be required for an area about 81 acres in 
size at a cost in 1990 dollars of about $8,000 per acre. This equates to about $504,000. 

2.4.1. The proposed "LM", Light Manufacturing area, part of which is already developed with septic 
systems, shall be provided with a full sewer system to convey its projected 107,000 gallons/day of effiuent 
to the South County Sanitation District treatment plant. 

2.4.2. When a new sewer system is available, existing septic systems should be abandoned in an 
appropriate manner to assure protection of groundwater. 

2.4.3. Existing and new industrial uses that generate hazardous materials should ensure that these 
materials are managed and disposed of in a safe and responsible manner to protect the public health and 
welfare, and are not to be discharged either to existing septic tanks nor to the new sewer system. The 
City should adopt a hazardous waste disclosure ordinance that requires all businesses that produce 
hazardous materials to file annual or bi-annual reports identifying the type and volume of hazardous 
material produced, the means and frequency of disposal, and location of storage on-site. Materials 
considered hazardous include those identified, as such, by the State Health Services Department. The 
City's fll'e department should be responsible for enforcing this ordinance. 

2.4.4. Solid waste receptacles shall be shown on proposed development plans and shall be designed in such 
a manner as to facilitate recycling. Receptacles shall be located in areas convenient to each occupant, 
consistent with aesthetic and site planning factors. 
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2.5 Storm Drainage System Programs 

A major neighborhood deficiency concerns drainage b{lsin capacity in the planning area. The drainage area 
north of Highland Way (the "Middle Watershed") was proposed in the City's 1975 Master Drainage Plan 
to have a basin capacity of 27 acre-feet; only about 4 acre-feet has been developed to date. More recent 
engineering analysis indicates that a total of 37 acre-feet of storage is needed in this area (thus requi.ring 
an additional33 acre-feet beyond the 4 already developed). Serious ponding problems occur in streets in 
the Pismo Beach Gardens tracts; in fact,• the City now pumps ponded water from the low point in South 
Fourth Street to a culvert north of Farroll Road during and after major storms. In the drainage area 
south of Highland Way (the "South Watershed"), the 1975 Plim called for 13 acre-feet of storage basin 
capacity; only four acre-feet have been developed. 

A new areawide drainage basin or basins is required in the area of lower Barka, Huber, and Griffm 
Streets. (See Map 8, Master Drainage Plan). The new basin(s) will require City acquisition of private 
property and substantial improvements including design, excavation, landscaping, and fencing. The cost 
of purchasing private property required for the basin(s) can be reduced to some degree, if the basin(s) can 
be located on the lower end of Barka and Huber Streets, where dedicated street rights-of-way are 
proposed to be abandoned. It is not possible at this time to state, with certainty, the amount of land that 
will be needed, or the most appropriate location for the basins. Preliminary engineering plans should be 
prepared for the basins, and property should be acquired to provide the needed capacity. 

The following policies shall be implemented in the planning area, consistent with the diagram shown on 
Map 9, the Master Drainage Plan. 

2.5.1. To the maximum extent possible, storm runoff should be retained within the study area rather than 
conveyed in storm drains to Meadow Creek, in order to recharge the groundwater basin lying beneath the 
planning area. Additional storm runoff detention basin capacity should be developed, at a minimum, 
to meet the goals of the 1975 Drainage Master Plan. 

2.5.2. Within the Middle Watershed (north of Highland Way), an additional 33 acre-feet of 
retention/storage capacity is required, unless storm runoff is successfully diverted to Meadow Creek. This 
requires a coordinated strategy. Properties within the "LM", Light manufacturing area should have storm 
runoff accommodated within an enlarged Barka Street basin, or a new area-wide basin on other nearby 
property. Culverts should be provided to a 10-year design capacity to convey drainage from Barka, Huber, 
Griffm. and Huston Streets and fronting properties to the new basin(s). All other residential properties 
within this watershed, including those located west, as well as east of South Thirteenth Street, should 
provide on-site drainage basins to retain runoff. 

2.5.3. For the South Watershed (south of Highland Way), the required drainage basin capacity should 
be acquired by the City through dedications associated with phased, private development of the Okui 
property. The development plans for these projects should indicate on·site runoff basins within landscaped 
setbacks or other designated basin areas sufficient to accommodate the required capacity for this 
watershed. 

2.6 Improvement Financing 

The primary area where public investment will be required for the South Grover Beach Neighborhood Plan 
area is the "LM" area between South Fourth Street, Farroll Road, South Thirteenth Street, and Highland 
Way. As noted above, this area will require additional drainage, sewage collection, and street 
improvements as well as a new water main. 

Significant costs for the Farrell Road extension to Highway One and at-grade rail crossing will require 
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special financial analysis and planning. Funding sources and cost estimates for this circulation 
improvement must be explored. • 

Additional costs will be incurred for the proposed ftre station and park facilities in this neighborhood 

The following are preliminary cost estimates for the infrastructure proposed for this neighborhood plan, 
including both the "LM", Light Manufacturing area and the other community facilities (ftre station and 
community park). The figures are derived from preliminary studies by an engineering consultant and other 
assumptions as stated: 

Preliminary Cost Estimates for Proposed Facilities • 1990 

Street Extensions and Improvements 
Water Mains 
Sewer Facilities 
Drainage Facilities 
Total: Light Manufacturing Area Facilities 
Cost per acre = $ 23,050 or $0.53 per square foot 

Community Park Site: 
Land, 6 ac @ $286,000 per acre 
Landscaping, facilities, etc. 
Total 

Fire Station: 
Land, 4/10 acre@ $286,000 
Building, 4,000 square foot @ $120 
Equipment, 1 pumper 
Furniture, landscaping, paving, etc. 
Total 

Total Community Improvements 
(Park and Fire Station) 

$ 448,000 
$ 154,000 
$ 504,000 
$ 346,000 
$1,452.000 

$1,716,000 
$ 800,000 
$2,016,000 

$ 114,400 
$ 480,000 
$ 200,000 
$ 250,000 
$1,044,400 

$3,060,400 

Note: The above estimates are approximate. More refined estimates will be provided as 
the basis for any consideration of specific financing proposals. 

The most common tools for fmancing the above infrastructure needs are assessment district bonds, 
developer fees, tax increment financing, industrial development bonds, or other borrowing instruments 
available to municipal governments. Each of these tools will be described generally below: 

Assessment District: This type of financing is commonly used for streets, storm drains, sewers, water 
lines, and other property-related infrastructure. It is recommended for the estimated $1.45 million in 
improvements estimated for the 63·acre "LM", Light Manufacturing area. As noted in the above table, the 
direct costs for the improvements (not including interest, contingencies, or engineering) would average out 
to approximately $0.53 per square foot. Even the least expensive lots in this area were selling for 
approximately $5 per square foot, and sales at about $8 per square foot were registered in 1990. Thus, 
the area could be fully improved for the range of uses for which it is suitable for approximately 10% of the 
land values. 

Developer Fees: This tool is more and more popular among cities and counties in California. and could 

~-

be useful in South Grover Beach as well. The City's in·lieu park fees could be increased modestly, for • 
example, and other water/sewer connection fees could be applied in addition to the existing connection fee 
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in order to add capacity. Facilities such as the proposed park and ftre station are not likely to be financed 
solely through developer fees; and since they serve a city-wide function, it is recommended that the City 
use other tools as available for these facilities. 

The City should review its developer-related impact fee programs to determine if alterations are desirable 
or necessary to produce the public improvements identified in this plan. Inequitable programs and fees 
should be adjusted so not to burden new development. 

Tax Increment Bonds: Commonly called redevelopment bonds, this type of fmancing is used in eligible 
areas that qualify as "blighted" under the Califorrua Redevelopment Act. The advantage of these bonds 
is that they are secured entirely by the increase (increment) in property tax revenues that accrue from 
the increased market activity following improvement of the redevelopment area. Pismo Beach and Paso 
Robles have redevelopment areas, and the concept may have applicability in this area as well. The City 
could legitimately use redevelopment law within the "LM" area in place of assessment district financing. 
The costs of issuing the bonds may, in fact, be somewhat lower depending on conditions in the bond 
market. 

Fire Aide Agreements: Automatic and mutual aide should be explored as alternative means of offsetting 
costs or eliminating the need for second fire station construction. 

Other tools: A number of other instruments are available to the City for fmancing the improvements 
required for the South Grover Beach area. These include industrial development bonds ("!DB's", as they 
are known), certificates of participation, revenue bonds, lease-purchase fmancing, and an assortment of 
other creative tools. IDB's are not as popular in Califorrua at this time due to a number of factors (investor 
uncertainty, complexity of the enabling legislation, etc.). Certificates of participation are increasingly 
popular, particularly for relatively small amounts of debt. The City should seek effective advice of bond 
counsel to assist the City in making the appropriate choice . 
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THE BEACH 
NEIGHBORHOOD PLAN 

NEIGHBORHOOD DESCRIPTION: The Beach area includes, for purposes of this neighborhood plan, 
the historic Coastal Branch of the Southern Pacific Railroad, scenic California State Highway One, and the 
dunes, beaches and Pacific Ocean. The neighborhood includes Pismo Beach State Park. 

STRONG NEIGHBORHOOD CHARACTERISTICS: The neighborhood is defmed by the Ocean. Its 
climates, typography, fauna, flora and land uses are a direct result of the ocean and its forces. 

The Grand Corridor funnels Grover Beach's population over the Southern Pacific tracks and through 
Highway One to Grover Beach and to the Pacific Ocean. Highway One also channels visitors to the beach 
through western Grand Avenue. 

The beach and dune vehicle and pedestrian entry points at the end of Grand Avenue are, in a sense, the 
end of a dream for many who come and came west to view the ultimate sunset at the edge of the North 
American continent. 

Those entering the beach in recreational and other vehicles are restricted to a left tum and limited beach 
use to the south. Pedestrians know they can avoid vehicular concerns north of Grand Avenue where 
vehicles are prohibited. Many local residents are strollers, walkers, joggers, and runners who enjoy the 
frequent, if not daily, ritual of visiting the tidal area stretching from Oceano to Pismo Beach. 

State Park facilities at the beach include a restaurant, improved outdoor table and bench area, golf course 
and club house, parking facilities and rest rooms. There is also an RV waste disposal facility. 

Grover Beach is, without question, intrinsically linked with the beach and dunes ecosystems of Oceano 
Beach and Pismo Beach. RV visitors and equestrians most likely head towards Oceano. Pedestrians often 
fmd their destinations and "turn-arounds" at the Pismo Pier or at Pismo Creek. 

The State Park fronts upon Highway One south of Grand Avenue. The area presents an image of dense 
brush and shrubs from the roadway. However, the area's dunes and trails are much more hospitable than 
their initial appearance from the roadway. 

North of Grand Avenue, the beach and State Park are shielded from Highway One by recreational vehicle 
and mobile home parks. The two parks have the capacity for over 140 units. Many of the units contain 
permanent residents. Other units may be considered no more than second homes and some Rvs may 
contain only visitors. 

An additional fifty-plus RVs are located south of Grand Avenue, between Highway One and the Southern 
Pacific rails. 

The rails move people and goods through Grover Beach but they do not stop. 

The neighborhood's characteristics are best, and amply, described in the City's Local Coastal Program, 
which, in a sense, contains much of the neighborhood plan for this area and should be used as a reference 
when detennining the policies and programs for The Beach area. 

Grover Beach's Local Coastal Plan was approved by the Local Coastal Commission after the City 
determined it to be consistent with the City's General Plan. The Local Coastal Plan and the General Plan 
must be consistent with each other . 
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CURRENT 
NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table 1 
Dwe11ing Units and Lots by Zoning District 

Current 
Use of Coastal Planned Commercial 

Lots Units 
RVs & Mobile Homes 3 194 
Totals 8 194 

Table 2 

Totals 
Lots Units 
s 194 

' s 194 

Dwelling Units By Density and Conformance to Zoning District Use 

Non· Low 
Conforming Conforming Density 

Medium 
Density 

Rvs & Mobile Homes 
Totals 

Coastal Planned 
Commercial Units 

Unit Totals 

Persons/Unit•• 
· Population 

• No vacancies assumed 

194 
194 

194 
194 

Table 3 
Population By Type of Dwelling* 

RVsand Totals 
Mobile Homes 

194 194 

194 194 

1.68 1.68 
826 826 

•• Based upon 1990 U.S. Census occupancy averages 

Land Use Districts 

Planned Commercial District 
Public Streets/Right·Of·Ways 
Railroad Right-Of-Ways 
Public Facilities-Park 

Totals 

Table 4 
Existing Land Uses 

Net Net Gross Gross 
Square Feet Acres Square Feet Acres 

1,095,000 25.17 1,606,020 36.92 
962,655 22.18 0 0 
308,000 7.08 419,840 9.64 

6,525,000 150.00 6,865,170 157.82 
8,890,655 204.88 8,890,650 204.38 
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Land Uses Districts 

Planned Commercial Districts 

Land Use District 

Commercial District 
Railroad 
Public Facilities-Parks 
Totals 

Table 5 
Existing Units and People Per Acre 

Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

7.71 12.95 5.25 8.83 

Table 6 
Neighborhood Public Right·Of·Way 

Right·Of·Way Acres 

11.75 
2.56 

0 
22.13 

FUTURE NEIGHBORHOOD CHARACTERISTICS: Improved and expanded educational and 
recreational activities and facilities at the beach and dunes, including a pier, will attract more local 
residents and visitors. A master-planned lodge and convention or conference facility at Grand Avenue and 
Highway One will provide a new and identif'mble regional anchor and destination. 

• 

Beach and dune activity will be supported by master-planned clusters of visitor-serving facilities such 'aS • 

shops, restaurants, and bed and breakfast inns. Residential mobile home and RV park uses will be reduced 
or eliminated. 

. 
Commuting and rail travel will become possible from a new passenger station development and multi modal 
transeenter. The station will also make the beach and environs a convenient and attractive getaway 
destination for Southern Californians from San Diego to Santa Barbara. Demand for local over-night 
accommodations will increase. 

VJSitor serving developments will be linked by bike lanes, pedestrian paths, trails and boardwalks and 
public transportation. 

Current 
Use of 

PROJECTED NEIGHBORHOOD DEVELOPMENT CHARACTERISTICS 

Table '1 
Projected Maximum Dwelling Units and Lots by Zoning District 

Coastal Planned Commercial 
Lots Units 

Rvs & Mobile Homes 8 194 

Totals 
Lots Units 

3 194 

Totals 8 194 3 194 
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Rvs & Mobile Homes 
Totals 

Table 8 
Projected Maximum Dwelling Units By Density and 

Conformance to Zoning District Use 

Non· Low 
Conforming Conforming Densi~ 

194 
194 

194 
194 

Table 9 

Medium 
Densi~ 

Projected Maximum Population By Type of Dwelling* 

Coastal Planned 
Commercial Units 

Unit Totals 

Persons/Unit** 
Population 

"' No vacancies assumed 

Rvs and Totals 
Mobile Homes 

194 

194 

1.68 
326 

194 

194 

1.68 
326 

•• Based upon 1990 U.S. Census occupancy averages 

Table 10 
Projected Land Uses· 

High 
Densi~ 

Net Net 
Land Use Districts Square Feet Acres 

Gross Gross 
Square Feet Acres 

Planned Commercial District 
Public Streets/Right·Of· Ways 
Railroad Right-Of-Ways 
Public Facilities-Park 

Totals 

1,095,000 
962,655 
308,000 

6,525,000 
8,890,655 

25.17 
22.13 
7.08 

150.00 
204.38 

Table 11 

1,606,020 
0 

419,340 
6,865,170 
8,890,650 

Projected Maximum Units and People Per Acre 

Land Uses Districts Units People Units People 
Per Per Per Per 
Net Net Gross Gross 
Acre Acre Acre Acre 

Planned Commercial Districts 7.71 12.95 5.25 8.83 

5 

36.92 
0 

9.64 
157.82 
204.38 



Land Use District 

Commercial District 
Railroad 
Public Facilities-Parka 

Totals 

Table 12 
ProJected Neighborhood Public Right·Of·Way 

Right·Of· Way Acres 

11.75 
2.56 

0 
22.18 

NEIGHBORHOOD CONCERNS and POTENTIAL SOLUTIONS: 

• Southern Pacific rails currently transport people and goods through Grover Beach. There 
are no local Amtrak stops and starts which assist commerce or traveler. 

In order to entice or expedite the development of a full-service pa3senger station for Grover Beach~ 
the City, after coordination with the County, AmtraA, Southern Pacific and CalTrans, could solicit 
private-party development proposals for the construction of a station and development of a site 
which would contain amenities and conveniences for the visitor, commuter and traveler, such a3 
concessions. 

Plans should be prepared for attending to traveler non-rail transportation needs, such as depot 
parking, limousine, bus, taxi, and other services for pedestrians and cyclists. 

• 

Depot or station development may be accompanied by other visitor-serving development such as • 
restaurants and gift shops in a Grover Beach theme-design village. 

* The vacant and undeveloped portions of Pismo Beach State Park easterly of the Grand 
Avenue restaurant concession parking lot contributes few benefits, if any, to visitors, local 
residents or business interests. 

A feasible development plan which contributes to the recreational interests of visitors and the 
economic and environmental interests of the City and its residents should be prepared and 
adopted for implementation. 

* The former Grand Avenue/Highway One service station site, in its current undeveloped · 
condition, does not contribute to the Local Coastal Plan's objectives. 

This site could be acquired and incorporated into development which includes State property 
immediately to the west. 

This site, at the community's visitor crossroads, is highly visible and should create a favorable 
impression by incorporating a community·theme monument such as a statute, sign, water, 
landscape or other representative feature at its comer or in the adjacent Grand Avenue 
right-of-way. 

* Beach and dune visitor attractions and activities, such as a pier, volleyball courts, an 
ecological/environmental interpretive center, f'Jre rinas, boardwalks, hiking trails, biking 
routes and facilities have not developed or become part of an organized and recognizable 
recreational and visitor services system. 
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Trails to the north and south of Grand Avenue should be linMd and provide a pedestrian system 
from the northerly to the southerly limits of the Cizy and beyond. 

Pedestrian routes should cross Highway One and access the Pismo Lake Ecological Area and the 
Northwest Grover Beach neighborhood railroad pedestrian crossing. 

Pedestrian trails and boardwalks should be multi-purpose and should serve pedestrians as well 
as those interested in educational pursuits that can be found in the dunes, sands and wetlands 
west of Highway One. 

A conference of State and local authorities could be assembled to discWis the desirability of a 
master development plan for Grover Beach. 

A Grover Beach master development plan should also include surrounding properties and Wles 
which influence the plan area and Wles. 

A master plan could include recreational activities sponsored, directed and financed by or through 
the Parks and Recreation Department of Grover Beach. 

A master plan could include visitor activities sponsored, directed and financed by or through local 
civic and business groups and associations. 

A sound master plan should contain assignment of responsibilities, target accomplishment dates 
and should address financing feasibility. 

* Unrestricted beach and dune pedestrian access is not assured for the future. 

' • 

Future visitor-serving development should not restrict local pedestrian access to and from the • 
beach. 

Pedestrian access and Wle of the beach should always .be without cost, including some parking 
opportunities near pedestrian access points. 

* There is no assurance that Beach neighborhood development will complement the Grand 
Corridor commercial and other goals or vice-versa? 

A design plan could be developed and adopted for the beach area which is compatible with the 
Grand Corridor design plan and theme and vice-versa. A seacoast theme should support the 
goals of the General Plan for both areas and result in a greater sense of a single-place for the 
beach area and the commercial areas of Grover Beach. A balanced design plan would include 
landscaping, streetscaping and architectural standards. 

* Development ot a Grand Avenue pier may be expedited it complementary concessionaire 
development is included as part of the design and development plan. 

A feasibility study could be undertaken to determine when and how pier development should take 
place. 

The study could explore the nature and types of activities which would complement the pier and 
goals of the State Park and Cizy as cited in the General Plan and Local Coastal Program . 
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The study could identify which complementary activities could have a privatization ci:ppliccition 
which could contribute to a private/public partnership expediting development and goal 
attainment. 

* VlBitor attractions along Highway One and major traffic arteries should be designed so as 
to promote safe conditions tor pedestrians, bicyclists and motorists. 

Traffic conditions and other safety issues concerning various governmental agencies, such as 
Butterfly Grove visitor parking and Highway One pedestrian crossings and traffic measures, 
could be routinely addressed and coordinated through the formation of an inter-agency 
coordinating committee . 
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• 2.0 COASTAL RESOURCES COMPONENT 

• 

• 

of the 
LOCAL COASTAL PROGRAM 

2.1 PART I - NATURAl RESOURCE AREAS 

2.1.1 INTRODUCTION 

In establishing the Coastal Act of 1976, the California Legislature declared that: 

"The permanent protection of the State's natural and scenic resources is a paramount 
concern to present and future residents of the state and nation." 

This statement expresses a central theme of the Coastal Act: that preservation of the State's unique 
coastal resources is not merely desirable, but is essential to the long-term health, well being, and 
prosperity of California and the nation as a whole. 

All policies of the Coastal Act are interrelated in a general way because of their common focus upon 
the Coastal Zone. Some of these policies, however, exhibit a degree of overlap not found among 
other policy groups because they address coastal concerns from a more obviously ecological 
perspective. From this ecological perspective any single resource area can serve not one but many 
impacts. For this reason most of the data presented in this report will be organized in terms of 
geographic areas rather than specific policy concerns. 

2.1.2 MARINE RESOURCE AREAS 

Marine resource areas within Grover Beach's portion of the Coastal Zone include not only the ocean 
itself, but also the ocean floor and the beach with which the ocean interacts. The sand dunes which 
line the beach's eastern edge should also be placed in this resource category since they are largely 
a product of the ocean's currents and tides. The dunes, part of the Nipomo Dunes system, are an 
area of transition between the marine and inland environments. 

A. SUBTIDAL ZONE 

OWNERSHIP 

The subtidal or "photic" zone lies between the mean lower low tide line and the point at which the 
ocean reaches a depth of 100 feet. At present the subtidal land between the mean high tide line and 
the three mile limit which marks the boundary of federal waters is under the jurisdiction of the State 
Lands Commission. Federal jurisdiction extends outward from the three mile limit to national 
boundaries . 
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PRESENT AND POTENTIAL USES 

The sandy subtidal area within Grover Beach' boundaries has limited value for intensive commercial • 
deep sea fishing. Onshore or surf fishing is, however, a popular recreational activity, particularly 
among local residents. Strong and often unpredictable currents and tidal action limit the value of the 
area for swimming, surfing and boating. 

The subtidal zone immediately south of Grover Beach, but subject to interaction with the Grover 
Beach subtidal zone, is the site of outfall discharge for the sewage treatment facilities serving Grover 
Beach, Pismo Beach, Oceano, and Arroyo Grande. The outfall line extends 4000 feet offshore and 
discharges treated effluent at a depth of sixty feet. 

DESCRIPTION 

PHYSICAL FEATURES 

The subtidal zone within Grover Beach's boundaries is characterized by a sand or sand and mud 
bottom. No reefs or rocky areas have been found here. In deep areas (seventy to ninety feet) 
sediment was found, in a recent benthic study, to be extremely fine and silty. The substrate 
throughout the Pismo State Beach area is relatively level, the distance offshore to the fifty fathom 
contour being over ten miles (COM, 1971). 

Tidal action plays an important role in the subtidal zone. The waves which break along the shore 
near Grover Beach strike the beach at an almost perpendicular angle, causing sand eroded from the 
shoreline or carried by inland creeks to be deposited evenly along the length of the beach. The sand 
is carried further inland by wind and in this way contributes to the extensive sand dune system which 
characterizes this area. 

The subtidal zone is also affected by the action of two major offshore currents. The California 
current carries cold, low-salinity water southward between March and November. Between 
December and February the Davidson current, which carries warmer, lower-salinity water north, 
predominates (Ecomar, 1975). 

Inshore currents are affected by the wind and by tides. Currents move predominantly southeast 
during flood tides and northwest during ebb tides. The net movement is in a southeastern direction. 
Surface current movement varies in direction between west and northwest. Current speeds usually 
range between 0.1 and 0.45 knots. 

Tidal heights are about the same along the entire County coastline. The mean range between high 
and low tides is about 3.5 feet, and the difference between mean higher high and mean lower low 
tides is approximately 5.2 feet. The highest tides, except those affected by storms are about seven 
feet above mean lower low water (COM, 1971). 

The waters in the vicinity of Pismo State Beach are generally colder than those farther south. 
Bottom temperatures show an average daily variation of 2.8° F. A maximum temperature of 63.8° F 
at a depth of thirty-three feet has been recorded for the month of October. A minimum temperature 
of 48.4° Fat an eleven foot depth was recorded in May. (Ecomar, 1975) 
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FLORA AND FAUNA 

The relatively level sandy and sand-mud substrate of the ocean in the vicinity of Grover Beach acts 
as the primary constraint on biotic diversity in the area. In deeper waters, between seventy and 
ninety feet, the fine silty sediment supports only tube-dwelling worms such as the sabellid, Eudistylia 
sp. The tubes of these worms often provide the only surface to which growing organisms can attach 
on this reckless ocean floor. In addition to burrowing and tube-dwelling worms, the substrate of the 
photic zone provides habitat for a few other invertebrates including some species of crabs and 
starfish. 

Common pelagic organisms in deeper offshore waters include several types of plankton and a variety 
of fish such as the sand dab and surf perch. Farther offshore sole, smelt, queenfish, white croaker, 
and staghorn sculpin have been found. Among the Cetaceans identified offshore are the 
endangered gray whale, the humpback whale, sperm whale, Pacific white whale, fin whale, North 
Pacific pilot whale, Dall porpoise and Pacific white-sided dolphins. 

In shallower portions of the photic zone (thirty to fifty feet), a few attached life forms are found. The 
substrate is inhabited by starfish, sand dollars, flat fish and mollusks such as the razor clam and 
Pismo clam. 

At the twenty foot depth, beyond the breaker line, are dense populations of larger Pismo clams. 
These nearly virgin stocks are extremely important to the annual recruitment necessary for the 
continued productivity of Pismo clam fisheries {Ecomar, 1975). 

While birds that feed on subtidal inhabitants also forage farther inland, they are an especially 
important indicator of the biotic health of the subtidal zone. Concentrations of bait-feeding species 
of birds are an indicator of the presence of large, healthy marine populations. Bait-feeding birds in 
the Pismo State Beach area include sooty shearwaters, gulls, pelicans, and murres (Ecomar, 1975). 

CONFLICTS. 

There are at present no serious conflicts with the resource values of the subtidal zone. The treated 
effluent released from the Oceano outfall line has apparently not produced any major water quality 
problems. 

There is some potential for future conflict if the Federal Government leases offshore land on the 
outer continental shelf (OCS) for exploratory or permanent drilling operations. Large, almost virgin 
populations of Pismo clams have been found beyond the breaker line at depths as great as twenty 
feet. Tidal and current action in the vicinity of Grover Beach would rapidly carry spilled crude oil 
shoreward, thus jeopardizing both recruitment clam stocks and inhabitants of the lower intertidal 
levels. Accidental tanker spills from an offshore tanker terminal sited in this area would also have 
adverse impacts upon these clam populations. Two additional potential adverse impacts of oil spills 
from offshore activity would be the degradation, at least temporarily, of the recreational value of the 
higher subtidal and the intertidal zones and the injury or destruction of marine birds and mammals . 
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B. INTERTIDAL ZONE 

OWNERSHIP 

The intertidal zone lies between the mean higher high water and mean lower low water lines. Within 
the boundaries of Grover Beach, this intertidal zone is owned by the California Department of Parks 
and Recreation. This Department hes else it~~§eii~~~~~~~proposed to acquire jurisdiction over the 
portion of the subtidal zone which is presently owned by the State Lands Commissionilt!tllllG~i 
J.iili9!~P:Eiftlli!f.il~linll. The california Department of Fish and Game has jurisdiction over most 
matters concerning the area's wildlife populations, including the popular Pismo clam, although the 
Federal government is responsible for marine mammals such as the sea otter. 

PRESENT AND POTENTIAL USES 

The intertidal zone is perhaps Grover Beach's most valuable recreational resource area. During low 
tides, it is used intensively by clammers. At high tides it is popular for surf fishing, and during all but 
the higher tides, the lower intertidal is used for beach touring in vehicles of all types. At all times the 
intertidal zone is a popular site for pleasure walking, jogging, birdwatching, and horseback riding. 

A clam preserve has been established in the intertidal zone north of Grand Avenue to the City's 
northern boundary. During the period of time in which this area has preserve status, no clams may 
be taken from this part of the beach. 

The preserve, however, will be shifted from area to area over a period of years to allow clam 
populations in different portions of the intertidal to regenerate. 

DESCRIPTION 

PHYSICAL fEATURES 

hard, sandy intertidal zone within 
area generally from the Grand Avenue 

It is prebeble thet "welk in" 

The beach's intertidal zone is covered and uncovered by water twice each day. As in the subtidal 
zone, the intertidal region of Pismo State Beach is characterized by a sandy, reckless substra~e. 
Fine sand and constant, heavy tidal action has combined to produce an unusually hard beach which 
is so compacted that much of the intertidal zone can be driven on by vehicles. Because of its 
hardness and physical uniformity, the beach possesses very little habitat diversity (Thos. Reid & 
Assoc., 1977). 

fLORA AND fAUNA 

Those species which inhabit the sandy intertidal must adapt to a harsh environment. Continuous 
scouring and transport of sand by tidal action, the absence of protective rocks, and seasonal 
changes in beach morphology have allowed only a sparse and variable biotic community. 
Invertebrates of the sandy intertidal have evolved such adaptive features as thick shells, sand
filtering papillae and burrowing mechanisms rather than the strong attachment devices of rocky 
intertidal species (California Department of Parks and Recreation, 1975). 
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Two types of biotic communities are found in the sandy intertidal zone. These are the macroscopic 
community of burrowing organisms and the microscopic community of interstitial flora and fauna. 
The former community includes various species of crustaceans, mollusks, and polychaetes. The 
dominant invertebrate is the sand crab although this region's most familiar biotic resource is its 
population of Pismo clams (Tivela stultorum). The less common bean clam and razor clam, found 
here at the southern extremity of their ranges, have also been identified in the intertidal zone (Thos. 
Reid & Assoc., 1977). 

Various specialized forms of flora and fauna live between sand grains in the surface layers of the 
intertidal zone. Members of this community, which is critical to the marine food chain, include 
varieties of microflagellates, chrysophytes, amphipods, isopods, kinorhyncha and nematodes 
(Ecomar, 1975). 

A variety of avian species feed in the intertidal zone. Many of these birds are dependent, at least 
during some parts of their life cycle, upon habitat and food provided in the nearby coastal dunes and 

::~~~~:~~~~;i~1i;liiVi[iii&~~~~!~i.~§T'"r~l~;~ii.~;j:l6iir.fi1iatli. t~~~~~:~ 
species of loons, grebes, and gulls have also been observed feeding in the intertidal zone of near
shore waters. 

The sea otter has recently become an inhabitant of the intertidal zone near Grover Beach. This 
endangered species has recovered its depleted numbers under federal protection to the extent that 
it now represents a serious threat to the clam populations upon which it preys. The sea otter has 
migrated south from northern California, where the last of these marine mammals first gained 
protection, leaving clam populations so reduced that it is unlikely this bivalve will ever again 
represent a significant recreational resource in areas inhabited by the otter . 

CONFUCTS 

The most significant conflicts within the beach's intertidal zone are those which arise from the variety 
of recreational uses, not always compatible, which this resource area accommodates. In many 
cases conflicts between user groups over the question of appropriate uses for the Coastal Zone 
reflect a dichotomy between those who wish to drive on the beach and those who do not. 

There is no documented evidence that vehicles driven on the hard beach of the intertidal zone 
seriously damage clam populations of the area. It has been suggested, but not demonstrated, by 
some researchers that vehicular beach use diminishes habitat values in the intertidal zone through 
excessive compaction of the sand (Ecomar, 1975). 

While vehicular beach use may thus not represent a critical source of conflict with clam populations, 
it is felt by many to conflict with the value of the clamming experience as well as with those of surf 
fishing, jogging, pleasure walking, picnicking, and other similar beach activities. Conflicts between 
the values and objectives of different groups in relation to the use of the intertidal zone are expected 
to increase in the future. 

The size of clam catches in the Pismo State Beach intertidal area has decreased significantly since 
the early days of Grover Beach. However, in relation to clam populations in other coastal areas, the 
populations in the vicinity of Grover Beach are considered to be of a "healthy" size and capable of 
reproducing adequately to meet future demands. However, it is probable that despite this fact, clam 
populations here will be critically impacted by the sea otter since the otter's migration has extended 
to Pismo State Beach. Populations of clams, significantly depleted in comparison to historical 
population sizes, may now be below the minimum size necessary to withstand the sea otter's 
predation. 
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C. SAND DUNES 

OWNERSHIP 

The sand dunes within Grover Beach's boundaries, like the adjacent beach, are owned by the 
California Department of Parks and Recreation. Portions of the same dunes system farther south, 
however, are under several different ownerships, including the County, Pacific Gas and Electric 
Company, Union Oil and several smaller property owners. The sand dunes are shown on Map 3. 

Additionally, as noted earlier, the dunes are in an area of transition between the Californian and 
Oregonian ecological provinces, so that some types of vegetation found here are at the northern or 
southernmost limits of their ranges. The following plant communities can be found in the dunes 
within Grover Beach's limits: 

Coastal Strand Community: The coastal strand community occupies the dunes nearest to the beach 
and primary dunes. The plants of this community are pioneers in dune stabilization, but are 
found throughout the dunes. Within Grover Beach's boundaries introduced species of 
European beach grass and ice plant are predominant although some native vegetation is 
also present. Plants of the coastal strand are usually low-growing or prostrate, and often 
succulent. They must be able to adapt-to constantly shifting sands and have the ability to 
bind sand into stable hillocks. Plants of this type found in the coastal dunes include yellow 
sand verbena, purple sand verbena, dune dandelion, ice plant, sea rocket, beach morning 
glory, and beach burr. The fauna of this community is predominantly invertebrate, comprised 
of a variety of insects. Specially adapted mammals such as Heerman's kangaroo rat, a close 
relative of the endangered Morro Bay kangaroo rat, are also found in the relatively harsh 
environment of the coastal strand. 

Coastal Sage Scrub Community: The next stage in dune stabilization is represented by this 
community. Coastal sage scrub habitat is found inland from the foredunes in the Grover 
Beach area and is adjacent to the riparian vegetation along Meadow Creek south of Grand 
Avenue. Plants in the coastal sage scrub community are usually low-growing and bushy. 
Native vegetation of this type includes California sagebrush, coyote brush, brush lupine, and 
sand verbena (California Department of Parks and Recreation, 1975). 

This vegetation serves a variety of purposes. It stabilizes otherwise active dunes and 
reduces the erosion by wind of sand into Meadow Creek to the east or onto Grand Avenue.' 
In addition it provides habitat for a number of wildlife species including a variety of birds such 
as thrushes, wrens, warblers, vireos, flycatchers, finches, sparrows and juncos. None of the 
bird species which frequent the dunes within Grover Beach are listed as rare or endanger~d. 
although the least tern, an endangered species, has been identified in the dunes farther 
south. Small mammals including the Audubon cottontail rabbit and Heerman's kangaroo rat 
are also seen in the coastal sage scrub community along with numerous species of smaller 
reptiles and insects. 

Dune Scrub Community: Plants of this type of community, although somewhat different from those 
of the coastal sage scrub, also grow on stabilized dunes. While found along the California 
coast from Sonoma County to Los Angeles County, this community is extensive only at Point 
Reyes in Marin County and in the Santa Maria River complex which extends from Morro Bay 
in San Luis Obispo County to Vandenberg Air Force Base in Santa Barbara County. 

• 

• 

The dune scrub community is dominated by mock heather and dune lupine and provides 
habitat for wildlife similar to that of the coastal sage scrub community. • 
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Grassland Community: Grassland communities are found in several of the hollows and 'low areas 
of the dunes within Grover Beach boundaries. Vegetation of this type requires the extra 
moisture and shelter from wind provided by these depressions. Plants found in the 
grassland community include filaree, plantain, toad flax, and bromegrass. 

CONFLICTS 

The greatest source of present and potential conflict with resource protection in the dunes lies in 
damage done to dune vegetation by overuse. Recreational overuse by vehicles, which are 
prohibited by law from entering the dunes, is a particularly critical problem. Off-road vehicles in this 
area have destroyed wide swaths of vegetation in the foredunes, thus reducing their stability and 
habitat value. While not used intensively by pedestrian or equestrian visitors at present, it is 
probable that such activities will increase in the future and may then present a threat to the 
continuance of duke stabilizing vegetation. 

In an effort to control the erosion by wind of sand from the dunes onto Grand Avenue, the California 
Department of Parks and Recreation has erected snow fences along the unstabilized dunes near 
Grand Avenue. In their present location these fences do not alter natural sand movement to any 
greater extent than do the street, restaurant and restrooms which are located partially in the 
foredunes. However, if additional retaining fences or other structures are erected on the foredunes 
farther north or south of Grand Avenue than those which exist at present, sand movement and dune 
formation may be altered. 

The dune arboretum proposed for both the unstabilized and stabilized dunes south of Grand Avenue 
would, according to the State's development plan, include parking facilities, interpretive facilities and 
trails. The development proposed in the plan is inappropriately intensive relative to the low tolerance 
for disturbance which characterizes dune vegetation and natural sand movement processes. 
Implementation of such a proposal, unless modified substantially to reduce its impacts on the dunes, 
would conflict with preservation of this resource as it exists at present. 

2.1.3 INLAND RESOURCE AREAS 

Inland resource areas which are within or are impacted by the City's portion of the Coastal Zone 
include a variety of natural systems and habitats which derive much of their resource value directly 
or indirectly from their interrelationship with the ocean. Natural systems include an extensive 
groundwater basin and a coastal wetlands complex containing portions of a creek, marsh, and an 
open lagoon. Several sensitive habitat areas dependent upon these bodies of water also fall in the 
category of inland resource areas. Coastal habitats include riparian, freshwater marsh, coastal 
woodland, sage chaparral, and lagoon communities. All of these habitats interact with one another 
and are characteristic of an undisturbed coastal environment. 

A. WATER RESOURCES 

ARROYO GRANDE GROUNDWATER BASIN 

§~~I§~~~U.qn::~;.?,,:tgif?J~i~q~:~~tin\:at::'llr99naw.it~r:':~~Pli.l.·~~~w 
OWNERS! liP 

The Arroyo Grande ground·ttater basin underlies several communities in addition to Gro·•ter Beach. 
At presel'1t the basil'1 is MOt adjudicated aMd the commuMities overlying the basin dra~v whatever 
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quantities they ·wish. Presently a Ground\>·teter Management Plan is being considered end, if 
adopted, ·would entitle eeeh community to e specific amount of the basin's water supply. 

PRESENT AND PeTENTIAL Uses 

Gro·ver Beech presently (1979} dre>tvs approximately 400 sere feet annually from the Arroyo Grande 
basin •tihieh has en estimated potential annual safe yield of between 6500 end 6900 sere feet. The 
remaining 800 eere feet which the Cit,· presently requires to meet its annual water r'leeds ere 
pro'Vided by the Lopez Resel"t'Oir projeet. Because this quantity represents the full amount of Lope!! 
't't'Bter to >t'fflieh the City is entitled under its eontreet with the Cour~ty, en increased reliance upon its 
groundwater resources in the future is probable. 

P1 tvSieAL DeseRtP"AeN 

The hroyo Grande ground\>t'Bter basin encompasses e total area of approximately 12,460 acres end 
is loeeted betvt"een the smeller Pismo basin to the north end the much larger Sante Merie besir'l to 
the south. The aquifers of the Arroyo Grande basin ere composed mainly of stream-deposited send, 
gra¥elend eley. This ellu¥ium is, in some loeetions, up to 200 feet thick. (COM, 1971} The aquifers 
ere recharged primarily by agriculture! runoff end precipitation. Periodic releases of water from the 
Lopez Reservoir into Arroyo Grande Creek are also used to recharge the basin. A recent study 
found that the Arroyo Gral"'de basil"! was replel"'ished at an e·,,.erege rete ef approximately 5,700 sere· 
feet annually, 1,300 eere feet ofvf'hieh was agricultural irrigation return (A. G. Ares \Vater Resources, 

497TT. 

• 

Quality: Grour~dweter from the shaiiO'tv aquifers ef the Arroyo Grende basin has beel"' placed in 
classes 1 end 2 fer irrigation purposes. The 't'f'eter is herd and total dissel¥ed solids (TDS) 
end other mil"'erel eoneentretions il"' mal"'y areas exceed Federal Dril"'kil"'g 1JVeter Stel"'dards. 
(A. G. Area Groul"'d 'ft~ter Resources 1977} Pertieulariy signifieal"'t is the high eol"'eentretion 
of nitrate ions found il"' water produced by old municipal 'v't'ells overleyiflg the besifl. The City • 
recently eeflstrueted e flew well which reaches depths of the groufld>t,.ater basin which 
eofltein water of a higher quality. At present there is no e>t·ider~ee ifl the Arroyo Grel"'de besir'l 
of saltwater intrusion or o¥erdrefting. {COM, 1978) 

Capacity: The Celifomie Department ef 1t11t~ter Resources has concluded that the onshore Arroyo 
Grer~de basin has a potential safe annual yield of between 6,500 end 6,900 aere·feet per 
year. lfl addition, although r~ot directly eoflfirmed, it has been tenteti¥ely eofleluded that efl 
offshore extension of the basin may contain approximately 3.2 million sere feet ef 
reeo¥erable groundwater. llcrwet'er, the safe annual yield of this offshore aquifer is flot yet 
known. (COM, 1978) 

A constraint upon the capacity of the Arroyo Grende basin lies in the manner in ·which 
wastewater end runoff ere disposed. llistorieelly, nearly ell urban wastewater produced in 
Grover Beach was returned to the basin, either through private septic tanks, or in the esse 
of runoff, direet percolation through the porous soils abo¥e the basin. Virtually none of this 
water \VSS lest to the oeeen. Presently, hewe¥er, neeriy ell the Cit) .. s weste•t;eter is treated 
in a se..,;ege treatment plant and conducted through 8r'l outfall line te the ocean. The 
approximately 800 eeres of imperv·ious surface which now ee\·er the City's 1 ,408 acres of 
porous soil inhibit direct percolation ef precipitation or runoff. Most runoff water is now 
channeled through storm drains ar'ld surface gutters into Pismo Leite end Meadow Creek. 
'llhile some of this 't't'eter re enters the groundwater basin through these aquifer reeherge 
areas, approximately 80% is e¥entuelly carried to the ocean. In addition to reducing the 
quantity of 'ti8ter returned directly to the basin, transport of runoff along urban streets results 
in its pollution by oil end sediment, tl"'us reducing its quality when it enters recharge areas . 
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PreseRt aRd Projected DemaRds: The City's new, deeper 't't'ell is capable of providiRg approximately 
1900 acre feet of nigh qualit:t ·n·ater per year if operated coRtinuously. 'J'v'itn this amount and 
the 800 acre feet of the Lope% allotment, the City is capable of meeting all of its projected 
water needs past the yeer 2000. Present end projected demends fer greund·i•v·ater by the 
region, by Grever Beech, end by Grov·er Beach's portion of the coestal zone are shovm 
below. 

¥eel" Regional Demand City Demand Coastal Zone 
Demand 

I 
49-r::t 

I ;:~ I :7&~ I !~ I 49e:l- ~~~t 1248-acre feet 

CONFLICTS 

The problems involving the City's groundwater resources have been discussed in the preceding 
pages. In short, they ere the edjudication of the groundv·t'Ster basin through a commonly agreed to 
Groundweter Management Plan, the water quality conditions of the shellov·t aquifers, end the manner 
in which waste·vvaters are disposed. 

SURFACE WATERS 

The bodies of surface water in or near Grover Beach are part of a coastal wetlands system 
extending from the City of Pismo Beach to the Arroyo Grande Creek approximately 2 1/2 miles south 
of Grand Avenue beyond Grover Beach's boundaries. This wetland system, which depends largely 
on domestic and agricultural runoff for water, is part of a drainage area of approximately 3, 800 acres. 
The wetlands overlie the Arroyo Grandet;lt.~!I!~#J)M:i!§g groundwater jiqgbasin and provide it with 
several aquifer recharge areas. Three main wetland areas in the vicinity of Grover Beach play 
critical resource roles in facilitating aquifer recharge and drainage, and providing wildlife habitat. 
These areas are Meadow Creek, Pismo Lake and Oceano Lagoon. 

PISMO LAKE 

OWNERSHIP 

Pismo Lake, which lies within the City of Pismo Beach immediately adjacent to Grover Beach, is now 
owned almost entirely by the California Department of Fish and Game, and is managed as a State 
Ecological Reserve. A strip of approximately five acres of land immediately adjacent to the marsh's 
southern ·border within Grover Beach hes been recently l§i;!)acquired by the City !m!;i!1g~!~itJto be used 
as a natural buffer zone between development and the marsh. 

A portion of Pismo Lake which lies east of North Fourth Street just beyond Grover Beach's northern 
boundary is privately owned. Land immediately adjacent to the marsh's southern edge here is also 
privately owned but lies within Grover Beach boundaries. All land along the marsh's northwestern, 
northeastern and northern borders is beyond City boundaries and is privately owned with the 
exception of Pismo Lake. As the area east of North Fourth Street developsj!s., open space 
dedications will be requested!o/li.(g:·r~q!J![i~ . 
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PRESENT AND POTENTIAL USES 

Pismo Lake is now a State Ecological Reserve. The Reserve status of the marsh greatly restricts 
the kinds and intensity of uses permitted within its boundaries. The marsh must be preserved in its 
present undisturbed condition although limited removal of vegetation will be allowed to improve water • 
drculation. The Reserve is open to the public, but no support services are or will be provided and 
the public will not be encouraged to use this fragile area intensively. A five-acre natural buffer zone 
bordering the southern edge of the marsh west of North Fourth Street has been W~~if,dedicated to 
Grover Beach as a condition of Coastal Commission approval of a four parcel subdivision. The 
buffer area must remain in an undisturbed natural condition and is subject to the same use 
restrictions applied to the Pismo Lake Ecological Reserve. 

DESCRIPTION 

Physical Features: Pismo Lake is a coastal marsh approximately 3,000 feet in fength, and with an 
average width of 660 feet. The area of submerged marsh is 45 acres. A small portion of the marsh 
is divided from the larger body of water by North Fourth Street. The northern branch of Meadow 
Creek widens to become this small part of the marsh immediately east of Fourth Street. 

Because of the creek's close interaction with this part of the marsh, discussion of this branch of the 
channel will be incorporated into the discussion of the marsh itself and its environs. 

The marsh lies at a low elevation at the foot of vegetated south facing slopes within Grover Beach 
boundaries. These slopes range from about 2% to 25% and are particularly steep nearest the 
marsh's edge west of North Fourth Street. 

Much of Pismo Lake is bordered by urban development. North and east of the marsh, in the City of 
Pismo Beach, are a mobilehome park, a shopping center and other commercial activities. U.S. 
Highway 101 also lies near the marsh's northern border. The marsh is divided by North Fourth 
Street, a major freeway access route. Within Grover Beach limits to the south, residential 
development extends northward over the crest of the hills which slope down to the marsh. Above 
the portion of the marsh lying east of North Fourth Street, seme-single family dwellings have been 
constructed below the ridge-line on the north-facing slopes. However, large portions of the slopes 
both east and west of North Fourth Street ·are presently undeveloped and densely vegetated. 

Flora and Fauna: Pismo Lake and the remaining undeveloped lands adjacent to its borders provide 
a variety of native habitats. Because these habitats contain some rare and endangered species of 
plants, and because encroaching development now jeopardizes the ability of this natural area to 
withstand the impacts of urbanization, Pismo Lake and its environs must be considered a sensitive 
habitat area. 

• Marsh Habitat: Like other freshwater marshes, Pismo Lake is characterized by the dense 
growth of plants such as tules, cattail, bulrush, and in shallow waters, by several species of 
grass. In the northern portion of the marsh, several "salt sinks" have developed, probably 
as the result of sedimentation caused by runoff from nearby development. In this area, 
vegetation is characteristic of a saltwater rather than a freshwater marsh, and includes 
perennial pickleweed, saltgrass, frankenia and other saltwater indicators (Nakata, 197 4}. 
Algae blooms are also found here and elsewhere in the marsh, indicating that excessive 
amounts of nitrogen and other nutrients are being deposited in the lake by runoff. Open
water species of vegetation include stonewort, duckweed, pond weed, and water milfoil . 
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Disturbed Weedy Habitat: Adjacent to Pismo Lake end 'f'v'est of Fourth Street lies a ten eere 
pereel of 'i'aeant ltlnd, a portion of •wl'lieh is presently being de.,·eloped. This area lies 
between residential development at the erest of the hill and the marsh itself at the bottom of 
the north feeing slope. The northernmost naif of this property lies immediately adjacent to 
developed lend and has suffered extensive disturbance fi"'m numan activity. This area is 
eheraeteri:eed by the introduced "'f't'eedy" plants eommot'lly fout'ld on disturbed vacant lands. 
Plants of this type include sovrthistle, ·wild oats, and telegraph weed. Weedy vegetation is 
afse-found in disturbed, vacant lands immediately east of North Fourth Street between El 
Camino Road, adjacent to Highway 101, ·and the northern edge of the marsh.~iffil~oiljgr)iJ61~ 
~l!if.9lP.ai::'~iXttftli1ti!mwu9:tii1§lf::@n~tltl~ir:~&.Di~li~9~ · · · · · ··· · · · · · 

Oak Woodland Community: This type of community is found in the vicinity of Pismo Lake 
within Grover Beach, both east and west of North Fourth Street. Map &~)~shows the location 
of these wooded areas. The oak woodland community is dominated by coast live oak 
(Quercus agrifolia) and is the last woodland of this type in the entire region. East of North 
Fourth Street, the oaks form a dense canopy over the central portion of the area and grade 
into the riparian community along the marsh's edge. West of North Fourth Street, the 
woodland community begins at the top of a relatively steep slope and also extends, 
intermixed with riparian vegetation, to the marsh's shore. Vegetation found in the oak 
woodland community includes, in addition to coast live oak and pygmy oak, the wild 
blackberry, poison oak, coyote bush, wild cucumber, and coffeeberry. 

Riparian Woodland Community: West of North Fourth Street, adjacent to the marsh, the 
riparian community is really part of the oak woodland complex described above. Riparian 
vegetation associated with the coast live oak woodland, include elderberry, wild rose, poison 
oak, wild cucumber, nettle, berry and other herbaceous plants . 

East of North Fourth Street vegetation near the marsh and creek is dominated by a well
developed grove of arroyo willows (Salix lasio/epis). Other trees and shrubs associated with 
the willow grove include coyote bush, wild blackberry, nettle, and various types of sedge and 
rushes. 

Chaparral and Coastal Sage Scrub: Chaparral and coastal sage scrub communities are 
found east of Fourth Street on the slopes between residential development and the marsh 
and creek. These two types of communities overlap at several points, but in general, the 
chaparral is found near the center of the slope or above the oak woodland, while the sage 
scrub lies on the southwestern portion of the area. Chaparral vegetation here includes the 
very rare and possibly endangered shagbark manzanita (Arctostaphylos rudis), which is 
known to occur on sandy soils between Grover Beach and Lompoc and nowhere else in the 
world. The shagbark manzanita found on this site is believed to be at the northernmost limit 
of the species' range, since the plant had never been found farther north than Oceano until 
its discovery here. Other species of chaparral vegetation include plants such as chamise 
and coffeeberry. Several live and pygmy oaks are also scattered throughout this area. 
Coastal sage scrub vegetation includes black sage, California sage brush, false heather, 
bush lupine and other herbaceous plants . 
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Wildlife: Diverse plant communities, of course, provide habitat for diverse species of wildlife . 
The California Department of Fish and Game his estimated that as many as 59 ~pecies of 
birds, 24 species of mammals, and 4 species of reptiles and amphibians may be found in the 
relatively undisturbed habitats near Pismo Lake. While none of the animal species identified 
in areas adjacent to the marsh are known to be rare or endangered, several are unusual and 
not commonly seen so near urban areas. These species include birds such as the red
shouldered hawk, Cooper's hawk and turkey vulture, the great egret, the snowy egret, the 
great blue heron and a variety of ducks and geese. Among the many mammals found in the 
area are the opossum, raccoon and beaver. The only species of Sttetr(l[§§![!known to occupy 
the open water of the marsh is the mosquito fish, introduced to control mosquitos. 

CONFUCTS 

No part of the marsh (Pismo Lake) lies within the City's boundaries. However, the only relatively 
undisturbed, undeveloped land adjacent to all parts of the marsh lies on its southern border within 
Grover Beach's portion of the Coastal Zone. 

At present, resource conflicts in this area are minimal. Some disturbance of vegetation and wildlife 
near the marsh has resulted from the use of motorcycles and other human activities in the area. 
Encroaching residential developments both east and west of North Fourth Street have, by causing 
the removal of vegetation, increased erosion problems and sedimentation of the marsh and creek. 
The amount of additional sedimentation which has been generated from this area has not been 
measured. However, in general, light development such as residential dwellings could result in 
approximately 16 tons per acre of eroded sediment annually as compared to less than 1/5 of a ton 
per acre annually from undisturbed vegetated land. 

Potential fer serious resouree conflicts in the future lies in the R 1 or single f8mily zoning designation 
whieh has been af'f'lied to most of the remaining undeveloped land near the marsh. The only 

• 

f'Ortions of this unde·i·eloped area not ·within the R 1 zone are the seeondal')· flood f'lain which follo't'ts • 
the creek bed east of North Fourth Street and the ft\·e sere area zoned for residential agricultural (R· 
A) uses whieh lie west of North Fourth Street. 

Unde·o·eleped Fend within the R 1 district lies entirely en the eastern side of North Fourth Street, and 
is adjacent to the smaller portion of the marsh and the creek bed. These densely vegetated hillsides, 
many of them with slopes of up to 25%, all drain directly into the marsh or creek. The present R·1 
designation v.·eu!d permit constRJction of single family homes at a density of seven units per sere 
throughout almost the entire fifty-two aere ares. (The area along El Camino Road vthieh is 
designated ass secondaFf flood plain requires a minimum Jot size of three acres.) 

No special regulations concerning grading, earthmoving, removal of vegetation, landscaping, 
drainage, or ether f'Otentially disruptive acti-.·ities are included in the R 1 zoning designation. 
Moreover, no Sf'ecial provision has been made to preserve a buffer area along the marsh or ereel< 
bed. E't·en within the seeendaFf flood plain, relath·ely intensi·V"e development ean oeeur under a 
conditional use permit. 

Current land use designations fer the lands ·whieh impaet upon the marsh and creek, particularly east 
of North Fourth Street, do not adequately· preteet the resource ·9•alues of these bodies of water or the 
-.·slues of adjacent habitat areas. No special protection is given to the rare and possibly endangered 
shagbarlt manzanita, nor to the unique coast li·te oak woodland. 

City of Grover Beach 
Local Coastal Program 17 

Approved by City Council 
Apri/6, 1998 

• 



• 

• 

• 

MEADOW CREEK 

OWNERSHIP 
The two natural drainage channels known as Meadow Creek flow through both publicly and privately 
owned lands. The northeastern branch of the Creek, which lies only partially within Grover Beach 
boundaries, has been discussed in the preceding section. The western branch of Meadow Creek, 
the larger of the two, lies entirely within land which is owned by the California Department of Parks 
and Recreation and is part of Pismo State Beach. 

PRESENT AND POTENTIAL USES 
The primary function of the western branch of Meadow Creek is presently that of channeling runoff 
from urbanized portions of Grover Beach and adjacent communities into the Oceano Lagoon and 
Arroyo Grande Creek to the south. In 1963 the natural creek channel south of Grand Avenue was 
dredged to improve drainage blocked by sediment and vegetation. In recent years clogging has 
again become a problem in se·tef'81 parts of the channel, creating areas of stagnant water vthich 
provide ideal breeding grounds fer mosquitos. The Califemia Department of Parks and Recreation 
has proposed to redredge the channel to improve df'8inage and increase the open w·ater in this area. 
These improvements are expected to enhance habitat values of this area and to alleviate mosquito 
control problems as 'Nell. llowever, the Coastal Act, in Section 30233(a), specified that dredging 
of coastal creeks and ·wetlands be permitted only "~·lhere there is no fee~fbly ie~~ en'r'irenmentat'fy 
dt!Jmaging altemative, ami where fea~ible mitigation mea~ttre~ have been provided to minimize 
adv'eree t!fflvirenmental effect~ . ... " In section 30233(b) the Act further requires that "dredging and 
spef,ls disposal ~a/.' be pfsnt'led and carried ot:Jt to a'rf!Jid slgf'Jificent disrt.tption of marif'Je and wHd:ife 
habitats and weter cireth'atien ... " In order fer the State Department of Parks and Recreation to 

The primary function of the northeastern branch of Meadow Creek is that of a natural drainage 
course for the large watershed of the Oak Park area. The potential uses of lands adjacent to the 
portion of the creek system which falls both within the City limits of Grover Beach and the Coastal 
Zone are limited due to concerns related to the preservation of the oak woodland and further 
sedimentation in parts to Pismo Lake. The underlying land use designation for much of the adjacent 
land is low density residential. Any development proposal would have to be accompanied by a 
specific plan which would be responsive to the above concerns. 

DESCRIPTION 
Physical Features: The approximately three-mile long channel which this creek provides drains a 
small watershed area of about seven square miles and is dependent primarily upon runoff from this 
watershed for its seasonal flow. Natural runoff is rare in the summer and fall months. The creek bed 
begins north of Grover Beach's northern boundary line and winds south along Highway 1, then 
between a mobilehome park and golf course, and under Grand Avenue where it flows through open 
marsh to the lagoon. At several points along its course within Grover Beach, the creek receives 
storm drain discharge from the City's drainage system. At present, runoff is discharged into the 
creek from storm drains at Mentone Avenue, Manhattan Avenue, Grand Avenue[::::M§riint§!ii~y~nY~t 
m9ftfi:!gpgi!§J(~@fjj and from Front Street near the City's northern boundary. A larger outfall line for 
Mentone Avenue has been proposed. 
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Flora and Fauna: South of Grand Avenue, where native vegetation has not been extensively 
disturbed, the creek and the wetlands through which it flows support diverse riparian and freshwater 
marsh habitats. Herbaceous vegetation, including wild rose, elderberry, wild cucumber, nettle, and • 
poison oak as well as California wax myrtle and other small trees, are found near the creek and 
wetlands immediately south of Grand Avenue. North of Grand Avenue, native riparian vegetation 
has been almost entirely removed and replaced by ornamental grass or by weeds. 

Wildlife found in the riparian habitat of the creek is often seen in freshwater marsh or woodland 
habitats as well since these three habitats overlap in this coastal wetlands system. This diversity 
of habitat is responsible for the diversity of wildlife found here. Avian species include a variety of 
water fowl, herons, egrets, hawks, and owls. Among the mammals identified here are opossums, 
raccoons and beavers. No rare or endangered species have been identified in the riparian or marsh 
habitats along the creek. 

CONFLICTS 
Meadow Creek, like Pismo Lake, is fed primarily by runoff from the surrounding watershed. A large 
part of this runoff consists of water carried from streets in Grover Beach which is discharged through 
storm drain outfalls directly into the creek at several points. Wittllttilii.liii~P.fijfiM~rilmf~i[liilfl§l 
lf:xisting storm drain outfalls are not equipped with oil separators or with devices designed to .filter 
sediment out of water discharged into the creek. The sediment and pollutants which enter the creek 
bed in this manner have contributed to flooding hazards in several places along the creek's west 
bank. Portions of the creek have become so clogged with sediment, overgrown vegetation, and 
algae "blooms" that they now represent a public nuisance as mosquito breeding grounds. The 
inability of runoff to flow through the creek bed freely has also reduced its habitat value for the plants 
and invertebrates upon which a variety of wildlife once fed in large numbers. Oil and other pollutants 
carried directly from City streets to the creek reduce water quality and the ability of the creek bed to 
function as an aquifer recharge area. 

An additional source of sedimentation in the creek's western branch is the sand eroded by wind from 
nearby dunes. While this form of erosion is essentially a natural process, it is susceptible to 
acceleration when stabilizing dune vegetation is removed or destroyed. Destruction of vegetation 
on the dunes near Grand Avenue and along the beach by vehicles has already resulted in increased 
sand erosion problems. 

The california Department of Parks and Recreation, in an attempt to alleviate mosquito control and 
flood hazard problems caused by sedimentation, dredged the southern portion of the creek channel 

~~~r~i~:~fi~i:!:lffiiir~i.~ig~rl~~~a~~-1[ia~Iail.ti;~i§ium~ii;a;:ai~;~~':r::~nt ~~! 
Department is using a relative!)' inexpensive interim method of reducing stagnant ¥t'8ter areas. This 
method in·,·olves dreinage water from the creek and ·wetlands immediately south of Grand Avenue 
into the Oceano Lagoon each year. Mosquito problems in the creek bed near Grand kt•enue are 
alleviated in this way but the yearly removal of all ·.vater from this portion of the creek and ·wetlands 
has greatly reduced the ·wildlife habitat value of the drained area. 

The proposal to redredge the creek rather than continue to drein it each year has not been gi't·en 
ap"rovel by the Coastal Gommission. The Califemia Department of Fish and Game has indicated 
that the proposed dredging •would not seriously jeopardize the habitat ·talue of the creek and 
surrounding riparian vegetation. The Coastal Commission has gi·ven conceptual appF0'9'al to this 
proposal, but indicated concern that disposal of dredging spoils would temporarily displace lower 
gro·.ving, herbs and shrubs along the creek banks. The proposal to redredge the channel, vthile 
aeeomf'liShing short term goals, ·tteuld have to be ref'eeted f3eriodically unless sources of 
sedimentation, f'rimarily urban runoff and sand erosion, are controlled. 
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OCEANO LAGOON 

OWNERSHIP 

The body of water called Oceano Lagoon lies south of Grover Beach's southern boundary in the 
community of Oceano. However, this lagoon ultimately receives much of the runoff transported by 
Meadow Creek from within Grover Beach and is an integral part of the creek drainage system. Most 
of the lagoon is owned by the California Department of Parks and Recreation and is considered part 
of Pismo State Beach. A smaller portion of the lagoon and adjoining marsh land lie south of Pier 
Avenue under the jurisdiction of the County. The sewage treatment plant adjacent to the lagoon has 
recently purchased a small part of this marsh land for eventual use as an additional sludge drying 
bed. 

PRESENT AND PROJECTED USES 

Presently the Oceano Lagoon serves chiefly as a natural settling basin for water which flows from 
Meadow Creek and either re-enters the aquifer beneath the lagoon or flows onto the mouth of Arroyo 
Grande Creek. Much of the vegetation in the vicinity of the lagoon is disturbed or introduced. The 
state campground adjacent to the lagoon and residential development at its southern extremity have 
replaced native vegetation in this area. Also located adjacent to the lagoon south of Pier Avenue 
is the South San Luis Obispo County Sanitation District plant which provides sewer service to Grover 
Beach. 

DESCRIPTION 

Physical features of the lagoon are similar to those of Pismo Lake. Water quality is generally poor 
and high in nitrates. Stagnating water in portions of the lagoon creates mosquito control problems 
during the summer and fall months . 

Vegetation adjacent to the Oceano Lagoon is signifies 
and marsh occur a s of its banks. f:ti'\1;::Hirl&ri 

CONFLICTS 

Although the Oceano Lagoon lies beyond Grover Beach boundaries, it is an important part of the 
wetlands system upon which Grover Beach has a substantial impact. As in the case of Pismo Lake 
and of Meadow Creek, the chief source of conflict with lagoon resource values are sedimentation 
and pollution. While neither of these processes has been monitored, siltation and the erosion of 
sand into the lagoon pose a threat to good drainage. Increases in growth of algae and duckweed, 
which indicate that an excess of nutrients in the water may be causing eutrophication, have also 
created drainage problems in the lagoon. It is probable that unclarified runoff from Grover Beach 
storm drains which is carried by Meadow Creek to the lagoon is contributing to its pollution and 
sedimentation . 
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B. AGRICULTURAL LAND 

The City of Grover Beach, once a primarily agricultural coastal community, is now predominantly 

~e~~~~n!~~ ~:~.:~r.Sialri:::~~.th~~~~ ~i~~i~ ~~~~i~sa~ra~~i~~~~ ~~0~~~::. "c~~~~~~~n~ e 
potentially productive agricultural land within the City's portion of the Coastal Zone comprises 
approximately two to three acres. 

OWNERSHIP 

The agricultural land lying within Grover Beach's portion of the Coastal Zone is privately owned in 
holdings belonging to four separate private parties. Most of the agricultural land here is leased by 
the owners for small-scale agricultural operations. None of the parcels in this area are within an 
agricultural preserve. 

PRESENT AND POTENTIAL USES 

The agricultural land within the City's portion of the Coastal Zone lies at the City's southern extremity 
Yt'ithin part of a ~~l~flt11i}~jfi§11arge residential-agricultural (R-A) district which extends eastward 
over about fifty acres of land. At present, the two to tnree acres of Coastal Zone land within this 
district are in agricultural use. Most of these uses, however, are actually agricultural support uses 
including a warehouse, farm residences, and other similar structures. Crops grown on adjacent 
agricultural land are primarily strawberries and other specialized truck-farming crops. 

The ~R-A designation permits agricultural activities (excluding the raising of cattle or swine), but 
also allows single-family residences on lots of at least 20,000 square feet. Rising land values and • 
the rapid increase in new industrial and residential development on adjacent lands suggest that this 
small coastal agricultural area will soon be in transition to low-density residential uses. 

DESCRIPTION 

PHYSICAL FEATURES 

This two to three acre agricultural area of Class IV soil is considered best suited for intensive farming 
activities such as orchards, truck farms, and vineyards. As noted above, most of the parcels here, 
ranging from one-fifth of an acre to three acres, are presently used to support the adjacent 
production of strawberries and other similar crops. 

This area is part of a much larger agricultural area to the east which is presently in intensive 
agricultural production. Immediately to the north of the area lies en-!fi§[~i~Ji!J.J.ii!~R-1 zonei which 
~T.iibeing developed into single-family dwellings. South of the area and beyond Grover Beach's 
boundaries lies the unincorporated community of Oceano. Here development is a mixture of 
residential and commercial uses, many of them deteriorated. Beyond this developed part of Oceano 
to the south and southeast lies a large alluvial plain of Class I and Class II soils presently in 
agricultural production. This prime land represents one of the County's most valuable agricultural 
resources. 
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CONFLICTS 

Because of small parcel sizes, and the relatively low quality of the soil here, this agricultural land is 
not considered to have great agricultural value. For this reason, the residential zoning designation 
does not conflict with the protection of resource values. Here, the land im east of this 
area continue to be for some time. 

~ithin the Co~;t~l· Zone her~ . ·• . : nc~;:n'p~tible with adjacent agricult~~~~~~~~e~ 
and may pij~l!ioi!i1]eopardizeg their continuance. 

2.1.4 SUMMARY OF CONFLICTS 

A. MARINE RESOURCE AREAS 

SUBTIDAL ZONE 

1. Shoreline structures which alter tidal and current action could adversely affect the 
replenishment of the beach and dunes with sand from the ocean. 

2. Offshore oil drilling or the construction of tanker terminal facilities could result in oil spills 
which would jeopardize the productivity of Pismo clam populations and diminish recreational 
values of the beach . 

3. Sand mining offshore could disrupt habitat and alter natural shoreline processes if not 
mitigated. 

INTERTIDAL ZONE 

1. Unsegregated use of the intertidal zone by both pedestrians and vehicle operators diminishes 
the recreational resource value of the beach. Vehicular beach use may diminish habitat 
values in the intertidal zone. 

2. Clamming activity has significantly reduced the intertidal clamming stocks. Reduction in the 
size of these clam populations may make them more susceptible to destruction by the sea 
otter which has recently migrated to Pismo State Beach. 

SAND DUNES 

1. Structures erected on the dunes could alter the natural movement of sand and interfere with 
the formation of the dunes. 

2. Vehicles, although prohibited from using these dunes, have destroyed significant amounts 
of dune~stabilizing vegetation and increased erosion of sand from the dunes by wind. 
Destruction of vegetation here has also diminished dune habitat values. 

3 . While pedestrian and equestrian use of the dunes is not yet intensive, it is probable that such 
activity will increase in the future. Dune vegetation may be jeopardized by overuse from 
these sources. 
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B. INLAND RESOURCE AREAS 

ARROYO GRANDE GROUNDWATER BASIN 

1. Mest of the City's 'Vt'8stevmter and l'tlneff ·water is nCYt\' lest to the ocean rather than returned 
through percolation te the greund¥t'8ter basin. 

2. Runoff discharged into MeadCYev Creek and Pismo Lake is net cleansed of pollutants and 
sediment before it is discharged. 

PISMO lAKE 

1. A portion of the fifty aeres of undeveloped land on the north facing slopes abe·,·e the eastern 
end ef Pismo Lake is designated for residential use. Development here to the extent 
allovt'Bble under this designation could eliminate the habitat, erosion control and ether natural 
resource values of this area. 

MEADOW CREEK 

1. Runoff carried by storm drains and gutters to the creek is not cleansed of sediment and 
pollutants before it is discharged into the creek. 

2. Dredging of Meadow Creek to improve drainage might temporarily result in the disturbance 
of low-growing riparian vegetation by dredging spoils deposited along the creek bed . 

OCEANO LAGOON 
. 

1. Runoff entering the lagoon via Meadow Creek contains sediment and pollutants which 
diminish the lagoon's value as an aquifer recharge area. 

C. AGRICULTURAL RESOURCE AREAS 

1. The present designation pef'l"nitting ICYW density residential uses (R A) within the City's coa3tal 
agricultural area is net fully compatible ·,·tith intensive agricultural activity en immediately 
adjacent land beyond the coastal zone boundary. Conflicts behveen residential and 
agricultural land uses and a-In increased demand for urban services under the residential 
designation may jeopardize the continuance of adjacent agriculture. 
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2.1.5 RECOMMENDATIONS 

A. MARINE RESOURCE AREAS 

SUBTIDAL ZONE 

1. Policy: No revetments, breakwaters, groins, channels or similar structures that might alter 
tidal and current action or wind action and thus effect replenishment of the beach and sand 
dunes shall be permitted except where necessary for the public safety, specifically for the 
protection of existing structures or public beaches in danger from erosion and when designed 
to eliminate or mitigate adverse impacts on local shoreline sand supply. 

2. Policy: Offshore oil drilling or any other activity which creates the potential for oil spills that 
may endanger Pismo Clam populations or recreational value of the beach shall be prohibited 
within the City boundaries. 

3. Policy: Sand mining offshore but within the City's jurisdiction shall be prohibited. (Section 
30233 (a) (6)) 

INTERTIDAL AREA 

1. Action: The segregation of incompatible recreational uses of the intertidal zone shall be 
implemented to ensure that maximum possible value is gained from these resources by all 
users. The area between Grand Avenue and the northerly City limits shall De-:!li:n~tll 
designated for pedestrian uses only, except for emergency, law enforcement, and 
maintenance vehicles. Also excepting the area between Grand Avenue and 400' to the north 
to provide an area for emergency tum around if the beach ramp is blocked by disabled 
vehicles. And furthermore, this 400' may be used by handicapped persons for on-beach 
parking and subsequent access to the pedestrian beach area. Enforcement of these 
provisions shall be made through appropriate signage and routine police patrol. Thls ection 
wiN be implemented only eftei" the provision for off. beechloff. reed parking hes been made. 

SAND DUNES 

1. Policy: No development shall be allowed in the vegetated dune areas; development adjacent 
to vegetated dunes shall be sited and designed to prevent impacts which would significantly 
degrade the vegetated dunes. Retaining fences, walls, or other structures or earth moving 
activities shall be allowed only to protect existing structures. 

2. Action: With the cooperation of the California Department of Parks and Recreation, special 
precautions shall be taken to ensure that the vegetated dunes are not further damaged 
through overuse, either by vehicles or pedestrians. Precautions shall include the posting of 
additional signs along Grand Avenue and the beach which notify visitors of the prohibition 
against vehicular use of the dunes as well as the penalty for violating this prohibition (Section 
30240(a)). 

3. Action: To prevent overuse by walk-in visitors, provision of support facilities and services in 
the dunes shall be prohibited. Nature trails which utilize existing paths could be developed 
with the cooperation of the Department of Parks and Recreation to encourage pedestrians 
to avoid trampling dune vegetation. 
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B. INLAND RESOURCE AREAS 

WATER RESOURCES 

ARRe'!'e GRANBE GReUNB' .. MTER BASIN 

1. Action: The State and City should cooperate in pre't'idil"'g all presel"'t al"'d proposed storm 
drain outhllls withil"' the City's portion of the coasted z:ene al"'d discharging into any drail"'age 
channel or aquifer recharge area Yt'itl'l eil separators and devices designed to filter sediment 
from runoff. (Seetiol"' 30231) 

PISMO lAKE AND MEADOW CREEK (NORTHEASTERN BRANCH) 

1. Recommendation: The area of Pismo Lake and its immediate environs are within the 
jurisdiction of the City of Pismo Beach; and, as such, it can only be recommended that the 
City of Pismo Beach take steps to protect the Pismo Lake ecosystem while still providing 
public use such as photographic blinds, nature trails and other non-intensive facilities to 
support passive uses of the area. 

2. Action: Any dredging or removal of vegetation in or near Meadow Creek shall be limited to 
the removal of excessive sediment or vegetation only when (1) no feasibly less 
environmentally damaging alternative exists; (2) mitigation measures have been provided 
to minimize adverse environmental impacts; and (3) solely for the purpose of flood control 
. to protect existing structures within the Meadow Creek flood plain. (Section 30233(4) and 
30236). 

3. Action: A natural buffer area shall be established between the riparian habitat area of 
Meadow Creek and the adjacent upland areas to the South. This buffer zone shall be of 
sufficient width to provide essential open space between the environmentally sensitive 
habitat area·and any development. The actual width of this buffer shall be determined by 
precise ecological studies which define and measure the functional capacity of the Meadow 
Creek ecosystem. Development upland of the environmentally sensitive habitat area and 
its adjacent buffer shall be sited and designed to prevent impacts which would significantly 
degrade the Meadow Creek and downstream Pismo Lake environs, and shall be compatible 
with the continuance of those habitat areas. 

4. Action: Areas designated for development in the Meadow Creek uplands shall be at a density 
of 0-4 units per gross acre. 

Any appiication for development must demonstrate the following: 

(a) That the project does not significantly alter presently occurring plant and animal 
populations in the Meadow Creek ecosystem in a manner that would impair the long
term stability of the Meadow Creek ecosystem; i.e., natural species diversity, 
abundance and composition are essentially unchanged as a result of the project. 

(b) That the project does not harm or destroy a species or habitat that is rare or 
endangered. 

(c) That the project does not significantly harm a species or habitat that is essential to 
the natural biological functioning of the Meadow Creek ecosystem. 
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5. 

(d) That the project does not significantly reduce consumptive values of the Meadow 
Creek ecosystem . 

Action: As the areas designated for low density development within the City limits in the 
Pismo Lake area actually develop, natural buffer areas and open space dedications shall be 
made for as much of the undeveloped land as feasible. 

6. Policy: The area generally known as the Meadow Creek Uplands shall be developed with 
clustered single family detached dwellings. The cluster design will aid in development which 
is sensitive to surrounding habitat areas. Development in this area shall be sited and 
designed to prevent impacts which would significantly degrade Pismo Lake and/or Meadow 
Creek habitat values. Please see eeneeptuel cluster plenij\J!iit9:¥iJ.iitil~¥~iiP:mlitm1'Piid 
tti!~~~1m:J. at the end of this component. The number of dwelling units shown on this exhibit 
for areas within the Coastal Zone represent the maximum number allowed. 

Access to development in the Meadow Creek upland area shall be via ~lf'30' wide private 
residential street extensions-eft of North 5th Street end Grand View Drive ending irl11(§ 
leopfcul-de-sacs, and off of Charles Place connecting to e proposed extension of Margarita 
Avenue through the adjacent de·velopment. Parking shall be required as per existing City 
standards. 

7. Policy: All materials used to cover any part of the ground within the proposed developable 
areas, other than residential structures, public roads, public street improvements, and 
swimming pools shall be permeable. Permeable surfaces may consist of paving btocks, 
porous concrete, brick, or any other similar material which will permit percolation of 
precipitation and runoff into the ground. (Section 30231) 

8. Policy: 
(a) lands with a slope of 25% or greater shall not be developed. lands with a slope 

between 45l~lQ% and 25% may be developed if the development incorporates specific 
measures to minimize grading and drainage systems which limit the rate of runoff, 
including siltation and erosion, to that which occurs naturally on the undeveloped site. 
Applications for development on sites between 45;~iQ% and 25% shall be 
accompanied by site specific professional engineering plans. 

(b) Prior to the transmittal of a coastal development permit, the permittee shall submit 
a runoff control plan designed by a licensed engineer qualified in hydrology and 
hydraulics, which would assure no increase in peak runoff rate from developed site 
over the greatest discharge expected from the existing undeveloped site as a result 
of a 1o:g year frequency storm over a six hour duration (10 year, 6 hour rainstorm). 
Runoff control shall be accomplished by such means as on-site detention/desiltation 
basins or other devices. Energy dissipating measures at the terminus of outflow 
drains shall be constructed. The runoff control plan including supporting calculations 
shall be m~~f!~t9~I!~§;m1flilfi~\tl~l~§t!~ptl9!i!PiWll§i~m:f~f,g$@jfiq!i!$.b.~lt!p~@submitted 

~on:n~it~e~~a~~~i~~a~i~ri!~':;i&{~~~,~~lit~tii!ra~tf~Leer, Publie ~~~rks Direeter, 
'! WN·?·············W·'N•'•'•'•'•''~··············NN.W,', ... )R ... ·.·.·.·.···········:·N ...... ; ...... Jt .... ·.···············,".·.· ... ·.·.-. 

(c) All permanent erosion control devices shall be developed and installed prior to or 
concurrent with any on-site grading activities and shall be maintained. Periodic 
monitoring of said devices shall be carried out by the City and the Department of Fish 
and Game . 

(d) All grading activities for roads, future building pads, utilities and installation of erosion 
and sedimentation devices shall be prohibited during September 30 through May 1. 
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Prior to commencement of any grading activity, the permittee shall submit a grading 
schedule which indicates that grading will be completed within the permitted time 
frame designated in this condition and that any variation from the schedule shall be 

,~~e:T.~!~X,t~-~;·~·':'''!:~:,_t~B;~,~,!!~,!~v,:.~r,rs Direeter, City Engineer, end City Planner • 
P§m~.,~,,,, .... :, ... J?:f;]J~Pml., .. ,, ..... f;]P:I.,.m§tt. 

(e) All areas disturbed by grading shall be planted prior to October 15th with temporary 
or permanent (as in the case of finished slopes) erosion control vegetation. 
Vegetative cover must be established by November 1 of each year. Said planting 
shall be accomplished under the supervision of a licensed landscape architect or 
landscape contractor and shall consist of seeding, mulching, fertilization and 
irrigation adequate to provide 90% coverage within 90 days. Planting shall be 
repeated if the required level of coverage is not established. This requirement shall 
apply to all disturbed soils including stockpiles, and to all building pads. 

(f) Prior to transmittal of a coastal development permit, a detailed landscape plan 
indicating the type, size, extent, and location of plant materials, the proposed 
irrigation system, and other landscape features shall be submitted, reviewed and 
determined to be adequate by the Publie Works Direeter, City Engineer, end City 
Pl•nne.;.:.:_~,:~.:·:::·' .. ':'·"t:.<~ .. ~. ·,::·.:m:"'','"''·.·.iil.·~ '.·"~~:-.~~·'.':.'·~· .. ,,.~.''~,'.~.··::·'_s·~:·':'~."*'iill'~. iii.o;.·~· .. '~.~~,:."'t·. Drou ht tolerant lant maten'als shall 
Plfl ... lt'lftl~~\i¥m~~'ifi:~~l'i!~F:t1:~~:~t~,,~,,~m-. g P 
be utilized to the maximum extent feasible. 

(g) Moderate Soil Limitations: Cut and fill slopes on areas under 20% slope shall not be 
over 4:1 pitch and four feet high, compacted (if fill), with straw mulch broadcast and 
rolled at 3000 pounds per acre, and seeded with a grass and native shrub seed 
mixture generally having the following basic ratio of components: 

Native woody shrubs-6 lbs/acre 
Native herbaceous annuals and perennials-151bs/acre 
Native grasses--50 lbs/acre 
Wood fiber mulch with soil binder-1500 lbs/acre 
Fertilizer--150 lbs/acre 

Low Soil Limitations: Cut and fill slopes on areas under 1 0% slope shall not exceed 
3:1 pitch and four feet in height. Disturbed soil shall be hydroseeded (no straw mulch 
needed) with the seed mixture as recommended above, except additional wood fiber 
shall be incorporated at a minimum of 2000 lbs/acre. 

(h) Temporary dust controls shall be employed during construction. Watering down 
methods used to control dust shall not erode the soil. Downhill cut or fill areas shall 
be lined with straw bales to control erosion from runoff. Where exposed ~oil 
conditions exist within the landscaped and irrigated portions of the sites near 
dwellings, slopes shall be planted with ground cover netting to retain soil. Plant 
materials shall be selected, sized and spaced to achieve total soil surface coverage 
in one year with irrigation provided. Trees and shrubs having fibrous root systems 
shall be used. Any of the mulch and seed mitigation measures described in 8 (g) 
above may be used instead of erosion control netting. 

{I) That the City and the State Department of Fish and Game be made "third party" to 
the project's CC and R's to the extent that the City and/or the Department of Fish and 
Game may come onto private property to inspect and if necessary perform 
maintenance on drainage and erosion control devices and place a lien on the subject 
properties to recover cost of said maintenance. 
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9. Policy: 
(a) The removal of Coast Live Oaks and of Shagbark Manzanita from the developable 

as well as undevelopable land in the vicinity of Pismo Lake shall be prohibited except 
for emergency situations. Removal of vegetation, grading and other earth-moving 
activities in developable areas shall be minimized. Impacts of such activities shall 
be shown in site and grading plans and shall meet with the approval of the City. 
Landscaping in developable areas here shall be comprised primarily of native 
vegetation and shall be compatible with surrounding native vegetation. 

(b) No development shall occur within 50 .feet of the dripline of a solid canopy oak 
woodland. 

(c) Areas of Shagbark Manzanita shall be left intact with other associated shrubs 
undisturbed. A buffer of natural vegetation 25 feet thick shall be maintained around 
the area of Shagbark Manzanita. 

(d) As a condition of development approval lands below the 60 foot contour at a 
minimum in the Meadow Creek uplands areas shall be dedicated to the City or State 
Department of Fish and Game as public open space as an integral portion of the 
Pismo Lake Ecological Reserve. 

MEADOW CREEK {WESTERN BRANCH) 

1. Action: All present and proposed storm drain outfalls within the City's portion of the Coastal 
Zone and discharging into Meadow Creek shall be equipped with oil separators and devices 
designed to filter sediment from runoff (Section 30231) . 

2. Policy: Approval of developments in areas draining into Meadow Creek shall be conditioned 
upon provision of on-site pending basins or other means of regulating runoff water. 
Retention facilities should be capable of retaining the first two hours of a fifty-year frequency 
storm. (Section 30231) 

3. Action: Riparian and marsh vegetation either side of the creek channel south of Grand 
Avenue shall be permanently protected within an open space area. 

4. Policy: The existing sediment filtering capabilities of Meadow Creek as it passes through the 
Coastal Planned Commercial area shall be maintained and where feasible it shall be 
enhanced through the use of "stilling devices" to filter out additional oils and sediment. 

5. Policy: That there shall be a minimum of a 50 foot buffer on both sides of this portion. of 
Meadow Creek. The purpose of this buffer is to protect and enhance the filtration capabilities 
of Meadow Creek. However, after final development plans are prepared for the Coastal 
Planned Commercial area and reviewed by the State Department of Fish and Game, this 50 
foot buffer on each side of this portion of Meadow Creek may be reduced to a width mutually 
agreeable. 

GENERAL 

1. Policy: It is the general policy of the City to allow the State Coastal Conservancy to conduct 
restoration projects within the City subject to City approval and permit requirements . 
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2. Policy: Blown sand removed from Grand Avenue, LeSage Drive, parking lots or other paved 
surfaces shall be disposed of either by spreading on the hard beach area of the.· intertidal 
zone or in the general area of the existing dirt vehicle ramp. In no instance shall blown sand 
be dumped or spread in the dunes area. 

City of Grover Beach 
Local Coastal Program 29 

Approved by City Council 
April 6, 1998 

• 

• 

• 



• 

z 
:5 
Q. 

0::: w 
1-

-~ ..J 
< 
:::) 
1-
Q. 
w 
(.) 
z 
0 
(.) 

..... . 
t:R'f' ....-.tt I -

~~Tcr ~ ··}!···/) 
:: '•,•, ....... ·· 

• 



City of Grover Beach 
Local Coastal Program 

FIGURE 1 
APPROVED DEVELOPMENT PLAN 

31 

\J 
rn 
\J 
\) 
)> 
--\ 
rn 
\J 
0 
\l 
rn z 
(j) 
\l 
)> 
\) 
rn 

--\ 
7\l 
)> 
\) 
--\ 
....... 
a 
\P 
a 

Approved by City Council 
Apri/61 1998 

• 

• 

• 



• 
2.2 PART U • VISUAL RESOURCE AREAS 

2.2.1 INTRODUCTION 

Among @Jj;~'§~ithe findings made in Chapter 1, Section 30001 of the Coastal Act is ene wnien states 
"that the permanent protection of the State's natural and scenic resources is a paramount concern 
to present and future residents of the State and Nation." Visual values of the Coastal Zone are also 
referred to in Section 30251 of the Coastal Act: 

"The scenic and visual qualities of coastal areas shall be considered and protected as a 
resource of public importance. Permitted development shall be sited and designed to protect 
views to and along the ocean and scenic coastal areas, to minimize the alteration of natural 
land forms, to be visually compatible with the character of surrounding areas, and where 
feasible, to restore and enhance visual quality in visually degraded areas ... " 

In order to analyze visual values, the City's portion of the Coastal Zone has been divided into nine 
geographic areas based either upon homogeneity of visual character or land use, or upon the 
presence of a shared visual resource problem. The nine visual resource areas are shown on the 
mMap !ilat the end of this section. 

In order to establish visual values for each of the visual resource areas, specific criteria for 
determining such values were needed. Components of visual quality described in the federal 
Coastal Zone Management Guidelines (Roy Mann Associates, Inc., 1975) were selected and used 
to address the broader areas of concern which will be discussed in the following pages. 

• 2.2.2 VISUAL RESOURCE AREAS 

• 

The areas of concern which will be addressed in relation to visual resources are as follows: 

-¢- Visual quality 
P. Visual fragility or sensitivity 
'¢- View quality 
'¢- Visual conflicts 

A. AREA 1 

DESCRIPTION 
This area contains the portion of Pismo State Beach which lies within Grover Beach boundaries. 
With the exception of a restaurant, t.ll~~~g~'i~fi§~riP.itll§il~!;:and public restroom facilities, the entire 
area is undeveloped. Visually significant features include a riparian corridor along Meadow Creek 
south of Grand Avenue, sand dunes which extend between and beyond the City's northern and 
southern boundaries, a wide, level beach, and a long and unobstructed shoreline. 

VISUAL QUALITY 
The area contains a variety of topographic forms. A flat sandy beach rises into a series of sloping 
foredunes which in tum give way, south of Grand Avenue, to the lower and more stabilized forms 
of the vegetated back dunes. The back dunes function as a buffer between the harsh climatic 
conditions near the shoreline and the sensitive, low-lying marsh lands and creek to the east. In 
addition to a varied topography, the area displays a high degree of vegetative diversity and a range 
of habitat types which clearly illustrates succession from the pioneer plants of the foredunes to the 
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complex vegetation along the creek and marsh. This area represents a unique visual resource for 
it is one of the few areas remaining along the California coast that still offers extensive uno.bstructed 
coastal vistas easily accessible to urbanized areas. 

VISUAL SENSITMTY 
Because of its value as a unique natural area and as a regional recreational resource, Pismo State 
Beach is visually sensitive to any significant alterations. The open beach will tolerate no 
development. The straight coastline and absence of any natural vertical rock formations make the 
shoreline extremely sensitive as well. Any shoreline or off-shore structure could be highly obtrusive 
and could detract from the visual quality of unobstructed expanses which are becoming increasingly 
rare on the California coast. 

The foredunes cannot tolerate development of any type since any angular structure would conflict 
with the softer contours and light color of the unvegetated sand dunes. The vegetated back dunes 
and riparian corridor have natural scenic qualities which would be significantly diminished by any 
structures not subordinate to their natural features. The visual value of vegetative diversity in the 
backdu_nes and ~parian corrido~ would be diminish~~.,;?X..,!D~ alteratio~ of land forms or removal of 
vegetation. Within the area des1gnated for Coastal :SI!lnii:~Commerclal a balance must be struck 
between natural visual quality and manmade visual quality. 

VIEW QUALITY 
The foredunes block views of the beach and shoreline from all but the highest inland elevations. 
These dunes also obstruct views of the lower backdunes and riparian corridor from the shoreline. 
The dunes themselves are largely concealed by development or by vegetation south of Grand 
Avenue and by the mobilehome park north of Grand Avenue. Only glimpses of the dunes between 
structures and from higher elevations are available to most inland areas. Views from the dune tops, 
however, are excellent although these may be somewhat diminished in areas near Grand Avenue 
where structures are visible. 

VISUAL CONFLICTS 
The three existing structures in Area 1 are visually prominent but are located immediately adjacent 
to Grand Avenue and do not occupy large, undeveloped areas of the dunes. Fences used to control 
the erosion of sand onto Grand Avenue have been erected at several locations near Grand Avenue 
where they detract somewhat from visual quality. Destruction of vegetation in the dunes by vehicles 
has resulted in unattractive "scars" across vegetated dunes which can be viewed from Grand 
Avenue and the beach. 

During peak recreation periods large numbers of vehicles, most of them moving in lines north or 
south near the shoreline, substantially diminish the visual quality of the beach and views of the 
beach from the dunes. Littering, particularly during peak use periods, presents serious visual 
resource problems throughout the area, but most noticeably in areas of high use along Grand 
Avenue west of Highway 1, and the beach and dunes near the Grand Avenue ramp. 

Proposals by the California Department of Parks and Recreation to develop the backdunes and the 
area along Meadow Creek for more intensive recreational uses would diminish natural visual values 
in some portions of Area 1. For example, the parking area proposed for the backdunes south of 
Grand Avenue would conflict sharply with present natural visual qualities there. Other Department 
proposals, such as that of creating more open water in the lagoon south of Grand Avenue by 
removing sediment and debris, would not adversely impact upon visual quality of the lagoon . 
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B. AREA 2 

DESCRIPTION 
This area, which contains the City's highest elevations, lies between its northern boundary and 
Ocean View Avenue. The area is adjacent to Pismo Lake and to the branch of Meadow Creek which 
is located east of North Fourth Street. Residential development covers most of the southern half of 
this area, extending north from Ocean View Avenue on south~facing slopes to the undeveloped land 
which slopes north to Pismo Lake and Meadow Creek. The northeastern portion of this undeveloped 
land lies within a secondary floodplain. North Fourth Street, a major traffic arterial, bisects the area 
and links Highway 101 to Grand Avenue, and also to the beach and Highway 1 via Grand Avenue. 

VISUAL QUALITY 
Visual quality in both the developed and undeveloped portions of this area is high. Unlike most of 
the City's streets, North Fourth Street and many of the residential streets near it follow natural 
contours rather than a superimposed grid pattern and appear compatible with the area's irregular 
topography. Most of the existing structures are newer single-family homes on relatively large lots. 
In size and design they are compatible with their surroundings and among the most attractive in the 
City. Landscaping here is well maintained, but utilizes non-native ornamental vegetation. 

The undeveloped slopes above Pismo Lake and the Meadow Creek floodplain comprise one of the 
City's most significant visual resources. Native vegetation is dense and is comprised of several 
habitat types including chaparral, coastal sage scrub, riparian, fresh~water marsh, and oak woodland 
communities. The last includes one of the most extensive remaining coast live oak woodlands in 
the south county area. The shagbark manzanita, a rare and endangered plant species, reaches the 
northernmost limit of its range here. The diverse vegetation of these undeveloped slopes provides 
an excellent and unusual example of ecological transition from northern to southern habitat types . 

VISUAL SENSITIVITY 
Because of its high visual quality, much of the area is extremely sensitive to the visual impacts of 
human activities. While only a few vacant lots remain within the developed portion, visual quality 
here could be adversely impacted by structures which, in size and design, are not compatible with 
surrounding development. 

The land that is presently undeveloped is a particularly fragile scenic resource. The high visual 
quality of its diverse plant communities will not tolerate disruption or structures not subordinate to 
the character of predominantly low-growing vegetation. Grading and extensive earth-moving would 
also alter the character of this area and detract greatly from its scenic resource value. 

VIEW QUALITY 
The slopes and ridge which comprise this area offer some of the finest views of the coast and inland 
areas in the City. Looking seaward from some portions of the developed land, an excellent shoreline 
view of dunes and ocean is often visible. Undeveloped areas north of Highway 101 and a portion 
of the City of Pismo Beach can be seen to the north. The quality of this inland view is marred by the 
presence of a large mobilehome park in Pismo Beach. The roofs of these mobilehomes are clearly 
visible from many parts of Area 2. 

The largely undeveloped land in the area's northern half offers a view of high quality to travelers on 
North Fourth Street as they approach the entrance to Grover Beach. This view, predominantly one 
of wooded and densely vegetated hillsides, is impaired to some extent by the presence of several 
houses below the ridge line east of North Fourth Street. 
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VISUAL CONFLICTS 
At present, the only significant conflict with the visual quality of this area is found in the ot;>structive 
appearance of the homes built below the ridge line and referred to above. The homes, while new 
and attractive, are designed primarily to exploit impressive inland views. The structures, most of • 
which are two stories high, are elevated above the relatively low-growing vegetation of the slopes 
east of North Fourth Street and contrast sharply with the visual quality of the native vegetation 
around them. Native vegetation and landscaping screens, which might obstruct occupants' views, 
have not been utilized to camouflage the houses from the view of travelers on Fourth Street. 

Potential for more significant visual conflicts lies in the zoning designation whieh permits single· 
family residential de't·elopment on the north feeing slopes east of North Fourth Street. Development 
te the e}l'lent possible under this designation would entirely alter the presently rural enereeter of the 
eree end the ·v·iew of the hillside from Fourth Street. Because of this erea's value in its present stete 
es a seenie resource, tne potential for any significant alteration represents a 'o"isual resource problem. 

An additional problem throughout this area relates to the preservation of the high quality of the 
viewshed here. Newer structures, as mentioned, are designed to exploit views available to the 
occupants, often at the expense of views available from surrounding development and public streets. 

C. AREA3 

DESCRIPTION' 
This area lies between Ocean View Avenue and Ramona Avenue to the south along the City's 
western edge. It is entirely developed and only a few scattered lots remain vacant. Highway 1 
bisects this area. Adjacent to the highway's eastern side, the Southern Pacific Railroad tracks lie 
within a 100-foot wide easement. The land to the east of the railroad tracks in this area is zoned for 
industrial iom~@i~ggfif.im'iuses but is also oeeupied by se·t'eral residential developments. Industrial 
us~s, such ~s ware~2~~;~ ~,~,~.,~~!~,.E~.!?.,~!,~,services, are increasing .. On the west ~ide of Highway • 
1 hes a mobtlehome m:tli~llma.P.I!lil~MIM®.~t'Park. In the dunes bordenng the beach 1s a golf course 
which is operated as a concession on State Park land. 

VISUAL QUALITY 
The visual quality of Area 3 is, for the most part, poor. Wftfjllfiltfl~nfidui.tniJ.~~~iieB:i(i.aUt!fhe singte-•..••••.• ~::J.-.-........... ~ ••• ;o. ••••••••••••••••••• u ............................. ? •••• 

family residences are small, older homes constructed before the area was designated for industrial 
uses. Many of these are in deteriorated condition with little or no landscaping. The industrial 
structures, which near the railroad tracks are intermixed with residential buildings, vary widely in 
height, bulk and design. The overall appearance of this area is one of transition from residential to 
industrial land use. 

Of particularly low visual quality in this area is the strip of land along Front Street adjacent to the 
railroad tracks. This area is now developed extensively in industrial uses of various types. These 
industrial structures are purely utilitarian in appearance with little evidence of concern for visual 
amenities in design and with little or no landscaping. Two peeking @~lafl.g~sheds, one of them 
abandoned, and a eontreetor's llilitQ.Iil~yard are located on the wesfside .. ot"F.ront Street and, like 
development along the east side of this street, are highly visible from Highway 1. The railroad tracks 
and easement are also of very low visual quality in this area. The easement is unlandscaped and 
overgrown with weeds for almost its entire length between Grand Avenue and the City's northern 
boundary line. No trees or shrubbery screen the railroad tracks from the view of highway travelers. 
The overall visual impression offered motorists on 1 as this area is that of a "back 
door'' entrance to the · 
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Visual quality along the west side of Highway 1 is better than that along the east side. The 
mobilehome park is walled and trees are located at intervals in front of the wall. The upper portions 
of the mobilehomes are still visible, however, as are recreational vehicles .using the adjoining park. 
These structures somewhat diminish visual quality on this side of the highway. 

VISUAL SENSITIVITY 
Area 3 is visually sensitive primarily by virtue of its visibility from Highway 1. The character of a 
neighborhood of small "beach community" houses is another visually sensitive aspect of the area 
which has been disregarded and will soon be lost if current development trends continue. 

VIEW QUALITY 
Area 3 has some potential for excellent views of the dunes and glimpses of the ocean beyond from 
Highway 1. At present, however, this view is obstructed by the mobilehome park and recreational 
vehicle park along the west side of the highway. 

VISUAL CONFLICTS 
As noted above, the visual conflicts of this area are numerous. The appearance of industrial 
structures, until very recently, has not been regulated to protect the character of the preexisting 
residential and the result has been a area of transition and 

visual corlflic:ts)!mo 

The land adjacent to the railroad tracks, discussed above, represents one of the City's most critical 
visual resource problems. The appearance of storage areas visible from both Grand Avenue and 
Highway 1 in this area degrade the visual quality of these important routes and reflect on the 
character and image of the City as a whole. Similarly, the neglected aspect of the railroad track 
easement seriously diminishes the visual quality of this portion of Highway 1. 

The mobilehome and recreational vehicle parks, while not visually degrading, obstruct the view of 
the shoreline and.dunes for highway travelers. 

D. AREA4 

DESCRIPTION 
Area 4 extends south of Ocean View Avenue to Ramona Avenue and lies east of North First Street. 
This area is developed, with the exception of a small number of vacant I in residential 

residential structures are older, ~'"'.,'"'"·'l!:ln.,u\1 hnnn"'~ 
·:·:,·, 

VISUAL QUAUTY 
The visual quality of this area is fair. The area presents the visual character of a neighborhood of 
modest homes, some of which are in deteriorated condition, en the verge of transition({lg to a higher 

• · · • · · • · ,,,,, ..... , ....... ,.,.,, ....•..... 'Gf'lli''''''''''''"'······.,············::rt·········"·'·r····cki residential densr~. Small lots wrth mmrmallandscapmg predommate.::::M~f:IY:L; ::, .. ~;;RfQ.P.~.-:• ... 1~§:::.~.,:: ..• : 
gqg~;;:':'§9it~fJ.l'~:n4~§tg~wwR;: 
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VISUAL SENSITIVITY 
Because the area is occupied primarily by small, one-story homes, it is visually sensitive to the 
construction of larger, multiple~unit dwelling structures which do not blend well with the low-profile 
and closely knit character of surrounding development. The present visual character of this area is • 
also adversely impacted by adjacent industrial development to the west. 

VIEW QUALITY 
Views from this area are not as dramatic as those in Area 1. However, glimpses of the ocean and 
dunes by travelers moving west on residential streets contribute significantly to the atmosphere of 
a small, beach neighborhood. 

VISUAL CONFLICTS 
Potential fer eonfliet lies in the R 3 zoning designation o·ter mueh of this area. This designation will 
result in the gradual replacement of the neighborhood's IO'i't""PI'Ofile eheraeter with that of one 
dominated by multiple unit de·t·elopments. Design flexibility fer larger structures is limited by the 
small size of lets, seereit) of vaeent land, and by perking requirements. These limitations will allow 
little more than arehiteetural·~~·ariations on the "box" theme (garages beiO'w, apartments abo·t·e) which 
already enaraeterize mueh of the City's multiple unit development. The present diversity in the 
appearanee of this area 't'till be repleeed 't't'ith a monotonous visual aspeet brof(:en only '11't'l'lere mere 
expensive building end landscaping materials end designs ere utilized. 

An additional source of potential conflict is the designation of the adjacent land in Area 3 for 
industrial uses. The construction of even well~designed industrial buildings 't'till m'lBidiminish the 
visual of the residential area and will also detract from coastal views from residential 

E. AREA5 

DESCRIPTION 
This six~block area, although small, is of great significance to the City. The area is bisected by the 
City's main commercial street, Grand Avenue, and is located between Fourth Street, a freeway exit 
route, and Highway 1, a coastal access route. 

Because of its location, Area 5 is highly visible to large numbers of tourists traveling to and from 
Pismo State Beach. It is presently ftiil~~j~zoned primarily for highway commercial tH-St-uses, 
a designation which permits, in addition to recreation~oriented developments, a variety of general 
commercial uses nurseries and animal nn •• ., .. ,.., .. 

development fronting on either side of Grand Avenue is predominantly general 

~~m~e~~~· !:~:n~ ~~~t :s%~~:=~,,~fell~f~~~if~·~~Kaffi-r~s~~i£~~~;e~~e~~e~~:~:~e~ ~: g P ..... <A.@, .. ..-.·,·.·;<.·.·.·,•,·.O.l::l.,•.•.-,•,•.•,•.•.•.•.v,,•,• •• ~~,J.:j!, . .,~,•,.-.·,·,·,·,•,•,•~~ .. ~ ...... ~..,._...,.~~·.•,·,·,•.•,·,·,·,.,-,·,•, Y g 
immediately south of Grand Avenue, residential development is entirely single~family. The single-
family homes found in this area are small and usually olderi!~~~~~§iii.tiu dwellings. 
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VISUAL QUALITY 
Visual quality in this area ls fair. The 100-foot width of Grand Avenue, along which small trees have 
been planted at intervals, is visually dominant. The area is in nearly completed transition from a 
scattered mixture of residential, service-commercial, retail commercial and even industrial 
developments to a more homogenous general commercial strip along Grand Avenue. On streets 
north and south of Grand Avenue, residential uses predominate. Developments along Grand 
Avenue are diverse in both use and architectural theme although in recent developments an effort 
has been made to conform to either a rustic western or Spanish style design. The presence of a 
major entrance to a State beach nearby has not been exploited in either the use or design of most 
existing developments along Grand Avenue to any extent, and the absence of a theme which 
capitalizes on the areas visibility to beach visitors is noticeable. 

VISUAL SENSITIVITY 
This area is particularly sensitive to uses and structural designs which detract from its appeal to 
tourists and beach visitors. It is sensitive, in addition, to structures which, because of height and 
bulk or poor design, diminish the value of views down Grand Avenue, are sensitive to the visual 
impacts of large developments, either commercial or residential, which appear obtrusive among 
small one-story, single-family dwellings such as those characteristic of Area 5. 

VIEW QUALITY 
The dominant view in Area 5 is that of the ocean as one travels west on Grand Avenue. The quality 
of this view is not enhanced, however, by the nature or appearance of older developments on either 
side of the street. Newer general commercial structures are attractively designed. 

VIEW CONFLICTS 
Visual conflict is evident here in the mixture of designs and uses of existing developments. mne:::araa 
m~I;i~i~'fji).g'i!ff.~nttf~i~ria.::'itl§!J~l:'lntgri§fi~i::retential fer great~.F.N~·isual conflict of this type lies .. injF~ 
II C (r ligh'ivay Commercial) designation which ·will permit a ~:~:Wide variety of unrelated uses i~~ 
pf@§~i!:i;,ialong this commercial strip and will qg;:;:not promote the development of a commo'il' 
architectural theme which focuses on the City's proximity to the coastline. 

A specific source of conflict in the area is a fenced storage yard adjacent to the railroad easement 
on the north side of Grand Avenue. This storage yard conflicts sharply with the appearance of newet 
developments to the east, and with that of the beach and ocean west of the railroad tracks. This 
visual conflict is of special significance because it is highly visible from both Grand Avenue and 
Highway 1, the City's two main coastal access routes. 

F. AREA 6 

DESCRIPTION 
This strip of land, which is located south of Rockaway Avenue along the east side of South fifth 
n94iMilStreet, is primarily for multiple unit ~~qfJ!fitlff.~~!li::residential uses. A hve block area here 
behveen Treuville Avenue and Farrell A't·enue has been designated fer duplex (R·2) development. 
The predominant form of development in Area 6 is ~~[ijj~ijr~'i§f:!tne-single-family home§, although 
in recent years a few scattered multiple-unit structures;:;::~ng:!:iffil~i!YP.U~ ht:we appeared. Existing 
single-family homes are similar in character to those in Area of those 
in Area 6 and its are in deteriorated n:ir.·r:.:·i ''mM, 
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VISUAL QUALITY 
Numerous substandard houses, accumulations of debris and inoperative vehicles on private 
property, and neglected grounds diminish visual quality of this area. Because of larger lots, more 
vacant land and more level terrain, the visual impression of a closely-knit beach community is not • 
evident in Area 6 as is found in Area 4. 

VISUAL SENSITIVITY 
Because this area is developed almost entirely in smaller, single-family homes, it is visually sensitive 
to the presence of larger, multiple-unit developments. Structures of more than one story appear 
particularly obtrusive. 

VIEW QUALITY 
Coastal views from this relatively level area are limited and, in most cases, are presently obstructed 
either by trees or by development adjacent to the railroad. However, some views of the dunes are 
still available to travelers on residential streets south of Manhattan Avenue. 

VISUAL CoNFucrs 
The most noticeable visual conflict in this area arises from the presence of a number of deteriorated, 
substandard and marginal dwelling units. In many cases the appearance of the structures 
themselves is further diminished by neglected and/or cluttered front yards or the presence of partially 
dismantled or inoperable vehicles. 

Potef'ltial for eof'lfliet lies if'l the desigf'latiof'l of most of this area for multiF'Ie Uf'lit residef'ltial uses. 
Large multiF'Ie uf'lit strueturres ·.viii eof'lfliet sharply 't't'ith the visual ehar't!eter of existif'lg, F'redomif'laf'ltly 
sif'lgle femily develoF'mef'lt. · 

G. AREA 7 

DESCRIPTION 
This area, located. south of Rockaway Avenue and west of South Fifth lf.(f!I~!~Street, is designated 
primarily for industrial uses. A number of "heavy" industries, including a lumber yard, a wire 
manufacturing plant, and a concrete plant, occupy sites within the industrial district here. Some 
residential uses, primarily older single-family homes, are located near industrial developments as 
well. Between the railroad easement and Highway 1 in Area 7 lies a narrow strip of land which is 
being used for the storage of recreational vehicles and trailers although it is part of a much larger 
recreational vehicle park which lies outside City boundaries. The Coastal Commission has given 
approval to a permit application for development of a full-service recreational vehicle park. 
Presently, stored recreational vehicles behind a chain link fence are visible from Highway 1. 

VISUAL QUALITY 
Landscaping and some design improvements have recently been made to two of the larger industrial 
developments, but the structures themselves are conventional industrial buildings with little aesthetic 
value. Most of the few single-family dwellings, including two-:i~ttiifnon-conforming Jiifdigi(J 
mobilehomes, are substandard and deteriorated. Some landscaping has been done, and most 
properties do not show evidence of dumping or neglect. The recreational vehicle storage area on 
the east side of Highway 1 in this area does not contribute to the visual quality of the area as seen 
from the Highway. 
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VISUAL SENSITIVITY 
This area itself is not highly sensitive. The character of an industrial area has been fairly well 
established. The land in this area, which is visible from Highway 1, is sensitive to developments 
which detract from the Highway's value as a scenic coastal access route. 

VIEW QUALITY 
Views from this low-lying, relatively level area are negligible, due both to the topography of the land 
here and to the presence of trees and industrial buildings which obstruct views of the dunes. 

VISUAL CONFLICTS 
Visual conflict within this area at present lies primarily in the obstruction of views of the dunes from 
inland areas by industrial developments and by trees behind them. These industrial developments 
also conflict to some extent with the remaining older single-family homes in the area. The 
recreational vehicle storage area along the east side of Highway 1 is visible to highway travelers and 
conflicts with the value of the Highway as a scenic coastal route. 

H. AREAS 

DESCRIPTION 
This area, located south of Farroll Avenue, is also designated for industrial uses. Light industrial 
developments such as warehouses and contractor's yards are expanding rapidly here, particularly 
in the area immediately adjacent to South Fourth Street. A closely grown row of very large 
eucalyptus trees screen this area from view from Highway 1. 

VISUAL QUALITY 
Alti=lougi=l mM,ost development in this area is industrial~(i§nff visual quality Js-t'efattt'o'1ei'o"-i'ttt'tfl--M~F-At 

VISUAL SENSITIVITY 
This area is not highly sensitive. Large, heavy industrial uses or uses lacking the special design 
features of surrounding development would appear obtrusive. 

VIEW QUALITY 
Views of the dunes and ocean here are entirely obstructed by the trees that screen South Fourth 
Street from the adjacent railroad tracks and Highway and by vegetation along the west side of 
Highway 1. 

VISUAL CONFLICTS 
There are no significant visual conflicts in this area at present. Conflict could arise if heavy industrial 
developments were permitted to locate here or if special design features which characterize existing 
development were not required of future development. 
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I. AREA 9 

DESCRIPTION 
This small area east of South Fourth Street and south of Calvin Court is designated for single-family • 
residential and for residential-agricultural uses. Within the I'~R-1 zone, the few-single-family 
dwellings are relatively new and attractive. In the agricultural district some land lies fallow and the 
remaining is presently used primarily for truck farming and for agricultural buildings. As in Area 8, 
most of this area is screened by a row of tall, closely growing eucalyptus trees along the western 
side of South Fourth Street. 

from South Fourth Street here are of productive 
provide some open space relief. 

VISUAL CONFLICTS 
Some visual eonfliet lies in the presenee of the large agrieultui"BI shed if'l the agrietdtul"81 district. The 
shed's appearance reflects practical 1"8ther thaR aesthetic coReems. IICM>ever, the shed is ~-~ 
ira.:I:~ji:it1ittiimQ.UttiififfifiOIUiii~~Wiii!OC9illit§Mii.I~fiiliiiimifili§~(~1~iii!1n character With 
surrounding agricultural activity. Some 't'isual conflict is also apparent if'l the deteriorated conditiof'l 
ef the small livestock eperatief'l mentioned earlier. There is potential for some visual conflict in the 
~R-A designation of the agricultural area if future developments obstruct inland views or do not 
retain the rural character of adjacent lands. 

2.2.3 SUMMARY OF CONFLICTS 

A. Area 1 

1. New development on or near the dunes or beach could detract from the visual quality of the 
presently undeveloped areas here. 

2. Destruction of vegetation by illegal vehicles in the dunes has resulted in unattractive scars 
across vegetated dunes. 

3. Littering, particularly at peak use periods, diminishes the visual value of the beach and 
dunes. 

B. Area 2 

1. The existif'lg zoning desigRatieR for siRgle family residences ~pplied te a large portiof'l of the 
unde·t·eleped land here v;oulel eliminate its ·t·afue as a natural seenic resource. 

2. Because of the sloping topography here, viewsheds are often impacted by new structures . 
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C. Area 3 

1. The appearance of most of the industrial developments here is of low visual quality, although 
they are highly visible from Highway 1. 

2. Industrial uses in the area conflict sharply with the visual character of surrounding single
family dwellings. 

3. The land within the railroad easement, also visible from Highway 1, is neglected and of very 
low visual quality. 

D. Area 4 

1. 

E. Area 5 

1. Thei!o~P.~:l~$g) designation presently applied to land fronting on Grand Avenue in this area 
does not require special design and landscaping features compatible with its high visibility 
to tourists and travelers. 

2. A fenced storage yard near the intersection of Grand Avenue and Highway 1 detracts 
significantly from the visual quality of this highly visible area. 

F. Area 6 

1. Several structures in this area are deteriorated or dilapidated. Accumulations of debris or 
vehicles in some yards diminish visual quality. 

2. The present R 3 designation for much of this area would permit construction of multiple unit 
dwellings which w·ould eonfliet with the '9'isual character of e~isting single family homes. 

G. Area 7 

1. Industrial developments ~ijg,!ll~~:::here obstruct views of the dunes from inland areas. 

2. The recreational vehicle storage area adjacent to Highway 1 is not adequately screened from 
view from Highway 1. 

H. Area 8 

1. Visual conflict with existing uses could arise here if large-scale industrial uses were 
permitted . 
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I. Area 9 

1. =Fhe smallli·testoel< operatiort artd the etgrieultural shed in this etreet etre of IO'n' visuetl quality . 

2. The present designation permitting lo·n· density residential eftd-agricultural use throughout 
fm:[:1lfi~'!l!9.Y1fi@Jffli[1~~1ll~!this area may create conflicts with the intensive agricultural use of 
adjacent lands beyond Coastal Zone boundaries. Strictly residential development is often 
incompatible with agricultural activity. 

2.2.4 RECOMMENDATIONS 

A. AREA 1 

1. Policy: Dunes, beach and shoreline shall continue to dominate the area visually. All 
structures shall be subordinate or complimentary to these natural features and to existing 
structures. 

2. Policy: In the relatively small portion of Area 1 where development may occur, development 
shall be sited and designed to protect views to and along the shoreline and dunes. The 
scenic and visual quality of this area shall be considered, protected, and enhanced where 
feasible. · 

3. Action: In cooperation with the California Department of Parks and Recreation, additional 
trash containers shall be provided at appropriate locations whenever a proposal which will 
increase the number of beach users in a particular area is implemented. 

4. Action.· The City should cooperate with the Galifomia Department of Parks and Recreation 
in providing additional trash containers and collection service near the Grand Avenue ramp 
entrance and near LeSage Drive. Additional service is particularly necessary during peak 
recreational use periods. 

B. AREA2 

1. Policy: Landscaping which incorporates native vegetation and vegetative camouflage shall 
be required for any dwellings constructed below the ridgeline and visible from North Fourth 
Street. 

2. Policy: As this visual area encompasses lands zoned Coastal Single Family Residential 
(C..R-1), Coastal Multiple Residential (C..R-3), and Coastal Planned Single Family Residential 
{C-P-R-1) there will be differing height, bulk and coverage requirements. These specific 
limitations shall be addressed in respective zoning component sections. However, in each 
case, the scenic and visual qualities shall be considered and protected; development in any 
of these zoned districts shall be sited and designed to protect views and the general visual 
quality. (Amended 9/82) 
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3. Action: The undeveloped Meadow Creek upland area designated for Coastal Planned Single 
Family Residential is within an area of high scenic and visual quality and as SL!Ch these 
qualities shall be considered and protected. Permitted development shall be sited and 
designed to protect views to, along, and over this scenic coastal area; to minimize the 
alterations of natural land forms; and to be visually compatible with the character of 
surrounding areas. Development in this area shall be subordinate to the character of its 
setting. (Amended 9/82) 

4. Action: North Fourth Street from the City's northern boundary south to Ocean View Avenue 
shall be designated as a scenic corridor. All native vegetation along the corridor for 50 feet 
from the ultimate width on either side shall be preserved in its existing state or enhanced by 
the introduction of additional native vegetation. 

C. AREA3 

1. Policy: As the Coastal Planned Commercial area west of Highway 1 redevelops into 
consistent visitor serving uses, the allowed development shall be sited and designed to 
protect the existing view corridors perpendicular to Highway 1, along Grand Avenue and 
LeSage Drive, and create one to three additional view corridors perpendicular to Highway 
1 north of LeSage Drive. The development in this area shall be complimentary and 
subordinate to the character of the shoreline and dune setting to the fullest extent feasible. 

2. Action: That the Southern Pacific Railroad and/or their lessees be required to upgrade the 
visual quality of the railroad easement. 

3 . Policy: As the areas east of Highway 1 in this area develop or redevelop, the area shall be 
screened from the Highway 1 viewshed by shrubs and low growing trees (8' to 12' mature 
height). 

4. Policy: As the area$ east of Highway 1 in this area develop or redevelop, the scenic and 
visual qualities of the dunes, shoreline and ocean shall be addressed in the siting and 
designing of the projects. The viewshed over this area and to the shoreline environs are of 
major importance. Where feasible visually degraded areas shall be enhanced. 

D. AREA4 

1. Action: Views or vistas to the scenic dunes and shoreline westerly and southerly of this area 
shall be considered and protected as a resource of public and private importance. Permitted 
development shall be sited and designed to protect and enhance where feasible the views 
or vistas to shoreline areas. Said development shall be visually compatible with the 
character of the surrounding areas. 

2. Policy: All new structures in this area shall utilize designs and materials which are 
compatible with the character of existing single-family homes . 
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E. AREAS 

1. Policy: Future developments along this commercial strip shall be limited to structures which 
are visually appealing to beach visitors and tourists. Design, material and landscaping 
requi;ements shal~ promote if!1agina,~,!Y..!,,,~,~,~.~!?:em;,!!,~.,;?~P~tible with the adopted Ad·tisory· 
Aretnteeturel Re·t1ew Comm1ttee 0~,~~~:!'-rsmt•t:§I;J.uldehnes. 

2. Policy: The existing slot view on Grand Avenue toward the dunes and shoreline shall be 
protected and enhanced where feasible. A minimum setback of 10 feet on Grand Avenue 
shall be required in this area, thus a 120-foot-wide-view corridor will be maintained. 

F. AREA 6 

1. Action: Building code enforcement in this area should be given high priority to ensure that 
the visual and structural quality of marginal and substandard dwellings is upgraded. 
Assistance from community volunteers in identification of visually degraded structures and 
grounds could be encouraged for this purpose. 

2. Action: The area shaN be redesignated to permit only ttses which conform ttistJBl,y to the 
present sfftgle family eharecfer of the area. A designation permittlflg low to moderate density 
residentlel tJSes wottld be appropriate here. 

G. AREA7 

1. Policy: Future industrial developments here shall be required to meet precise landscaping 
and design requirements. 

2. Policy: Future developments shall not be permitted to further obstruct views of the dunes 
from adjacent inland areas. 

3. Action: The recreational vehicle park area should be better screened, through the use of 
trees and shrubs, from view from Highway 1. 

H. AREA 8 

1. Policy: Future developments shall conform in design, height, and bulk to the light industrial 
character of existing development. 

I. AREA 9 

1. Policy: Future developments in this area shall be agriculture-related, industrial er service 
commercial uses which are visually and economically compatible with adjacent agricultural 
land uses. 
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K. GENERAL 

1. Policy: No billboards or other off*site signs shall be permitted at any time in any part of the 
Coastal Zone within Grover Beach boundaries for any but public service purposes. 

2. Action: Existing billboards and off*site signs for all but public service purposes shall be 
required to be removed within the Coastal Zone of the City of Grover Beach as soon as 
legally permitted . 
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INSERT MAP 4 - VISUAL RESOURCE AREAS 
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3.0 ARCHAEOLOGICAL 
COMPONENT 
of the 
LOCAL COASTAL PROGRAM 

3.1 COASTAL ACT POLICY 

RESOURCE 

Although their value is not directly derived from proximity to the coastline, areas of archaeological 
and paleontological importance often have coastal locations. In Section 30244 of the Coastal Act, 
the preservation of both archaeological and paleontological resources in the Coastal Zone is 
addressed: 

"Where development would adversely impact archaeological or paleontological resources 
identified by the State Historic Preservation Officer, reasonable mitigation measures shall be 
required." 

The intent of the Coastal Act regarding historic and prehistoric resources is made clearer by the 
more specific policies of the Coastal Plan (Coastal Commission, 1975) which relate to such 
resources. In the Coastal Plan, upon which the Coastal Act of 1976 was based, the following policy 
is stated: 

"Policy 151: Protect Historical and Prehistorical Resources. 
Representative and unique archaeological, paleontological and historical features shall be 
identified and protected from destruction and abuse. These sites shall be permanently 
preserved through public acquisition or other means and shall be integrated with recreational 
and other cultural facilities where appropriate." 

In order to implement the above policy, the State Historic Preservation Officer is required to give 
highest priority for preservation to the following types of archaeological sites: 

1. Areas where substantial information has been recorded but still require a 
systematic overview; 

2. Those areas of high "sensitivity'' where suspected resources are endangered 
by a proposed development; 

3. Those sites most likely to yield significant new information; and 

4. Those unsurveyed areas located within areas zoned and designated for near
future development. 

In addition to requiring that this system of prioritization be applied to coastal archaeological 
resources, Coastal Plan policy also mandates that, 

"Where development would adversely affect identified archaeological or paleontological 
resources, adequate mitigation measures (e.g. preserving the resources intact underground, 
fencing the resource area, or having the resources professionally excavated) shall be 
required." 
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3.2 COASTAL ARCHAEOLOGICAL RESOURCES IN GROVER BEACH 

Due to the abundance of wildlife and fishlife, Grover Beach's Coastal Zone area at one time 
apparently supported relatively large populations of the Chumash, a native American group. Several 
cultural deposits in the areas adjacent to Pismo Lake within the Grover Beach Coastal Zone have 
been identified and recorded by the San Luis Obispo County Archaeological Society. Only preliminary 
studies of these sites have been made at this time, but findings of the initial examinations indicate 
that they have archaeological significance. Excavation of two percent of one large site in the area 
has unearthed ovens, food processing locations, and areas of stone tool manufacture. An 
archaeologist who participated in the excavation believes that the site was occupied sometime 
during the period between A. D. 500- 1500. He has stated that "the site probably served as a 
special purpose campsite with an emphasis on the collection of shellfish from the nearby intertidal 
zone as well as other resources present in the oak woodland and marshland to the north" (Spanne, 
1978). The archaeologist has also noted that, because of its relatively undisturbed condition, this 
area is a unique resource for aboriginal deposits along the California coast. It is believed that such 
a site may not exist elsewhere in southern San Luis Obispo County and that the area may provide 
important new archaeological information. 

The sites already recorded by the San Luis Obispo County Archaeological Society all lie within areas 
presently zoned for residential development. Five acres of land west of North Fourth Street, adjacent 
to a City-owned, natural buffer area, are presently divided into four large-lot home sites. The 
Regional Coastal Commission has required, as a condition of approval for site preparation and 
development here, that an archaeologist be present on the site during all grading and earth-moving 
activity, and that mitigating measures be taken to protect any significant archaeological features from 
adverse impacts . 

3.3 CONFLICTS 

1. The absence of specific regulations protecting archaeelegical resources of the )'Fesently 
unde·1eleped lands nortn of ocean View A·1enue conflict ·witn the intent of the. Coastal Aet 
policy regarding such resources. 

2. 'IVitheut protective regulations, the nevt'land use designation recommended in the Coastal 
Resources Component of the Local Coastal Program ''lveuld else conflict lf9'ith Coastal Aet 
Policies. It should be noted, nowe•9·er, that in the absence of very preeise data on the 
location, extent and 'v"alue of cultural deposits in the area, it is net possible to reeommend any 
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3.4 RECOMMENDATIONS 

1. Policy: Where development would adversely impact archaeological or paleontological 
resources as identified by the State Historical Preservation Officer, reasonable mitigation 
measures shall be required by the City's Planning Commission and/or City Council. 

2. Policy: All of the cost associated with archaeological investigations shall be borne by the 
applicant. 

3. Action: The City should request e qualified ereheeologist who hes e ·working knO'iviedge of 
Coestel Chumesh ereneeologieel sites, 8J'J'fO¥ed by the Ci~, to submit en 8f'f'lieetion to the 
U.S. Oef'ertment of Interior fer entry of the undisturbed lend north of Oeeen 'Jiew A·v·enue 
within Coestel Zone boundaries in the National Register of llistorie Places as a unique 
ereheeologieel resouree. 

4. Action: The City should request thet the federal go•v·emment, in eomf'lianee with Section 106 
of the Netionelllistol'ie Presert·etion Act, undertake en in def'th areheeologieel survey of the 
undisturbed lend north of. Oeeen Vievt A't·enue ·within Coestel Zone boundaries in order to 
J'fO'v'ide e dete base fer e J'rogrem to J'rotect end !'reserve signifieent eulturel features of the 
8fe8": 

S:~. Policy: That during any archaeological field investigations one native American 
representative has access to the property during the investigation. 

Sj. Policy: That should archaeological resources be found during the construction phase of any 
project, all activity shall be temporarily suspended for a maximum of 30 days in which time 
a qualified archaeologist who has a working knowledge of Coastal Chumash archaeological 
sites chosen by the City's Environmental Coordinator has examined the site and 
recommended mitigation measures to be approved by the City. Said investigation costs shall 
be borne by the developer. 

-1§. · Policy: That prior to the issuance of any permit within areas identified as potential 
archaeological sites the City shall require an initial reconnaissance by a qualified 
archaeologist who has a working knowledge of Coastal Chumash archaeological sites. 

ag. Policy: That the City of Grover Beach's Planning Department shall maintain copies of maps 
of known areas of archaeological significance. 

9~. Policy: That in general, the standard mitigation for development on or near archaeological 
sites shall be importation of 18" to 24" of sterile sand fill provided that no utility trenching be 
allowed in native material; or leave area in open space and that a qualified archaeologist is 
present during any excavation; or, as a last resort, removal of any artifacts be by a qualified 
archaeologist. Said artifacts to be turned over to the San Luis Obispo Archaeological 
Society. 
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4.0 COASTAL AIR QUALITY AND 
VEHICULAR ENERGY CONSUMPTION 
COMPONENT 
of the 
LOCAL COASTAL PROGRAM 

~~-~l COASTAL ACT POLICY 

In addition to the site-specific concerns discussed in preceding chapters, the Coastal Act identifies 
several which cannot be shown on a map but may nevertheless be considered as coastal resources. 
Two such resources of importance in relation to Grover Beach's portion of the Coastal Zone are 
those of air quality and transportation energy. Section 30253 of the Coastal Act, in part, requires that 
new development shall: 

"(3) Be consistent with requirements imposed by an air pollution control district or the State Air 
Resources Control Board as to each particular development; 

(4) Minimize energy consumption and vehicle miles traveled." 

Grover Beach lies within the Soutl'l Central Coast Air Basin wl'licl'l encompasses tl'le tl'lree counties 
of San Luis Obispo, Santa Barbara and 'olenturai:(§Qii!§l:R.!@f~gq~i!§i(§.g~tUit§liQ~)§gQ;]Q,g.. Within 
tl'lis basin §j~ilij"f~j![§ljJ~P§i)l@§.~hlY:!lthe greatest single source of air pollution is exhaust from motor 
vehicles. Vehicular travel is also responsible for consumption of a significant portion of the State's 
total energy supply. It is estimated that in California as-l,4~i!percent of statewide energy use is 
attributable to transport of passengers and freight. As presently used, automobiles account for 90 
percent of all passenger rnovernent and use rnore tl'lan tvtice as rnucl'l energy per passenger rnile 

The above information indicates that automobile travel has a significant impact on the related 
problems of air quality and energy consumption. Within Grover Beach's portion of the Coastal Zone, 
these two problem areas and their relationship to each other are of special significance because 
Pismo State Beach, a major State recreation destination, lies partially within Grover Beach 
boundaries. The State Beach and the adjoining ~fugi:!jDunes Vehicular Recreation Area to the 
south are provided with tftfee-l{q[~accessways, one of which is located at the Grand Avenue 
vehicular ramp in Grover Beach. It is estimated that over 50 percent of the more than two million 
annual visitors to the beach and dunes, most of them in vehicles, use the Grand Avenue ramp. 

Two other significant characteristics of the Pismo State Beach and Q~~ijQ.[Dunes use are also of 
importance in considering air quality and transportation energy. Peak annual use of Pismo State 
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Beach and the ~~d~':~ounes Vehicular Recreation Area occurs during three or four major 
recreation periods which last approximately 3.5 days each. Because of this peak use phenomenon, 
most of the consumption of transportation energy and associated production of air pollutants 

~!":S:~ :~o~~~r~0s~~~~:~~:l~. 6~~= :;;:~ o~~~~~~~:~~~~~~ ~fr~~~\~ l~v;~~~=~ • 
is probably significant, although no data relating vehicular travel generated by the Pismo State Beach 
and ~ii:§figiDunes to air quality is presently available and would have to be reviewed with climatic 
conditions existing on the 3-day weekends as compared to other times. 

A second important characteristic of the Pismo State Beach and l.iifi§!{Dunes use is that, because 
the facility is remote from major population centers of the State, a large number of the total annual 
trips to these facilities originate at some distance from San Luis Obispo County. The California 
Department of Parks and Recreation estimates that over 80 percent of all visitors to the beach and 
dunes travel there from a distance greater than 100 miles, and of these, over half originate in the Los 
Angeles Metropolitan Area, approximately 200 miles from the State Beach. 

The implications of this characteristic for energy consumption and air quality are critical. It is 
estimated that almost one million vehicles carry visitors to Pismo State Beach and ~~mf§jDunes 
each year. Because nearly all these vehicles, particularly those coming from a distance, are 
passenger automobiles rather than mass transit vehicles, per passenger vehicle miles traveled to 
and from the State facilities are extremely high. This high number of vehicle miles traveled results 
both in a rate of and a level of auto-related 

The cumulative impacts of the above-described use characteristics are particularly significant for air 
quality, both in Grover Beach's portion of the Coastal Zone and throughout the County. The non
local peak use character of most travel to and from the Pismo State Beach and ~~@,~~Dunes 
suggests very high concentrations of atmospheric pollutants over a limited number of days in the • 
vicinity of the major regional and State transportation corridors, and the beach. 

Because of the impacts of the peak recreational use phenomenon on coastal air quality and on other 
coastal· resources and facilities as well, it may be desirable to attempt to redistribute use ef the 
Pismo State Beach and ~iill!lDunes over a greater number of days during the year. Such a shift 
in demand pressure could be facilitated through a variety of actions. Several feasible methods of 
altering the present peak use pattern or mitigating its impacts on air quality and energy consumption 
follow. 

~~~ RECOMMENDATIONS 

1. The Chamber of Commerce should institute "off-season" beach-related events which will 
have a regional or statewide interest and will attract beach visitors at non-peak periods. A 
mobile home and/or recreational vehicle show; an arts and crafts festival; a beach olympics 
with a beach jogging marathon; volleyball and frisbee tournaments; kite-flying competitions; 
swimming races and so on; or any other family-oriented, broad appeal activity. 

2. Cal Trans should develop and implement means of increasing use of mass transit by beach 
visitors from long distances as well as by those who are local residents. The success of 
such a program will depend on the following conditions: · 

• Provision of lodging and dining facilities near the beach which are convenient for 
beach visitors without cars. Appropriate sites for a beach visitor-oriented hotel/motel 
are: (1) the six acres currently owned by the State Parks and Recreation which was 
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previously a golf driving range; and (2) a strip of land privately owned and currently 
occupied by a mobile home/recreational vehicle park north of Grand Ave~ue along 
the west side of Highway 1. Approximately 42 of the 60 mobile homes located here 
are presently used only as vacation homes. 

Expansion of the existing local bus system to provide service on weekends with 
beach stops. 

Upgrading by the property owners and users of the railroad easement of the visual 
quality of land along Highway 1 north of Grand Avenue. Improvements should 
include, at minimum, landscaping or screening of the railroad easement north of 
Grand Avenue, removal of deteriorated structures at the intersection of the railroad 
tracks and Grand Avenue, and screening of storage yards abutting the railroad 
easement immediately north of Grand Avenue. These objectives should be achieved 
through a land use designation requiring amortization or screening of unsightly uses 
in coastal corridors. 

3. That the City support and seek an AMTRAK passenger serv·ice to Gro·ver Beaeh as an 
origin/destination terminal as afl energy efficient mode of traflsportation which ·would be 
'i'isitor sef'9·ing flear both the beaeh area afld the Coastal Commercial area. Success of an 
AMTRAK passenger terminal station would be dependent upOfl the same items listed ifl '/1.2 
above . 
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5.0 PUBLIC ACCESS AND RECREATION 
COMPONENT 
of the 
lOCAL COASTAl PROGRAM 

5.1 INTRODUCTION 

Of all the issues which the Coastal Act addresses, those concerned with provision of public access 
to the coast are perhaps the most significant and the most familiar. Provision of coastal access was 
a primary concern of California voters who approved the Coastal Zone Management .Initiative in 
1973. The Coastal Act of 1976, which arose from the preliminary work accomplished under the 
Initiative's mandate, helped to establish protection of public access to the State's 1,072 miles of 
coastline as a high-priority objective designated for immediate implementation. 

The specific public access policies of the Coastal Act implicitly recognize that, while coastal access 
is guaranteed under the California Constitution (Article XV, Section 2), escalating coastal land values 
and the increasing demands of the private market for coastal land pose a serious threat to the 
continuance of public access to the coast. To insure that the public's constitutional right to have 
access to the coast will be enhanced and protected by local policy, the Coastal Act requires the 
following: 

Each local coastal program prepared pursuant to this chapter shall contain a specific 
public access component to assure that maximum public access to the coast and public 
recreation areas is provided. (Coastal Act, Section 30500) 

The Regulations prepared by the Coastal Commission in order to implement Coastal Act policies 
specify the content of the access component in the following terms: 

The public access component of a local coastal program pursuant to Public Resources 
Code Section 30500 may be set forth in a separate plan element or may be comprised 
of various plan components that are joined together in a text accompanying the 
submission of the local coastal program. The public access component shall set forth in 
detail the kinds of public service capacities for recreational purposes where required 
pursuant to Public Resources Code Section 32054, and specific geographic areas 
proposed for direct physical access to coastal water areas as required by Public 
Resources Code, Sections 30210-30224 and 30604. 

In the Local Coastal Program Manual, also developed by the Coastal Commission, the requirements 
of the above regulation are further clarified as follows: 

With the exception of the reference to Section 30604(c), this provision will be met by 
showing how the relevant policies of Chapter 3 of the Coastal Act (more specifically, 
groups A, B, C, and M) have been met, including specific designations of land uses and 
access areas. Section 30604(c) requires that a coastal pennit for any development 
between the nearest public road and the shoreline include a finding of conformity with the 
public access and recreation policies of Chapter 3 ... The LCP (most likely the zoning 
portion) must provide for this finding to be made as part of the local permitting process. 
(LCP Manual, pp.1-29 to 1-30) 
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The primary purpose of the access component of the local coastal program, then, is to describe in 
detail the ways in which local conditions do or do not conform to Coastal Act policies, and to 
recommend local policies and actions to correct non-conforming conditions. Because of the extent 
of overlap between concerns relevant to shoreline access and those involving coastal recreation, 
policies and plans concerning both are addressed in a single report. 

In the following pages, existing and probable future conditions related to the provision of recreation 
opportunities and shoreline access within the City's portion of the Coastal Zone are described. This 
description is followed by a comparison of these conditions with the specific applicable policies of 
the Coastal Act in order to identify existing and potential non-conformities. In the final pages of the 
report, existing conditions and existing or potential conflicts with relevant Cqastal Act policies are 
summarized. 

5.2 EXISTING CONDITIONS 

5.2.1 PUBLIC RECREATION AREAS 

PISMO STATE BEACH 

Of the slightly less than one square mile of the Coastal Zone which lies within Grover Beach's limits, 
approximately 150 acres are contained by the boundaries of Pismo State Beach. This State facility 
includes not only the shoreline, but the coastal dunes and wetlands along the beach's eastern edge 
as well. 

Because this large area along Grover Beach's coastline is under State rather than local jurisdiction, 
most of the Coastal Act policies relating to shoreline access and recreation will be only indirectly the 
responsibility of Grover Beach to implement. Nevertheless, the park does lie within City boundaries 
and, as an extremely popular recreational resource of the State, it has a significant impact upon the 
community and its residents. 

The Coastal Act requires that any project proposed by a State agency for land lying within the 
Coastal Zone of a local jurisdiction be found in conformity with that local jurisdiction's coastal plan 
before development of any type can occur. For this reason it is necessary that Grover Beach's Local 
Coastal Program establish specific policies regarding access to, and use of, the portion of the State 
lands which lies within City boundaries. It is also necessary to coordinate development of these 
policies with local coastal program policies of the City of Pismo Beach and the County of San Luis 
Obispo as both these jurisdictions contain lands which are within Pismo State Beach and must also 
establish a basis for decisions concerning access to and use of this regional facility. 

BEACH AND SHORELINE 

Broad sandy beaches offer visitors the only opportunity available anywhere along the California 
coastline for drive-on beach camping or beach "touring" in ordinary motor vehicles. This same beach 
is also the habitat of large populations of the Pismo Clam. Clamming, surf fishing and "touring" are 
the beach's most popular recreational activities . 
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COASTAL DUNES 

Approximately 100 acres of the 9;400-\.~[9:\ll!.iacres which comprise the coastal dunes system called 
the Nipomo Dunes §§mi[~i~lie within Grover Beach boundaries. In Grover Beach the dunes are • 
slightly more than 2 miles in length and a maximum of about 1/4 mile in width. The dunes within 
Grover Beach's boundaries are partially stabilized by vegetation. Popular activities in Grover 
Beach's portion of the dunes include hiking, horseback riding, and bird-watching. 

In order to protect stabilizing vegetation, vehicles are prohibited in the dunes between Grover 
Beach's northern limit and the ~fii@:IDunes Vehicular Recreation Area at the beach's 
southern extremity. However, only those dunes within the 430-acre Pismo Dunes Natural Preserve 
south of Arroyo Grande Creek are permanently protected from vehicular use. The dunes within 
Grover Beach boundaries do not have the permanent protection of preserve status, primarily 
because they do not contain the examples of undisturbed vegetation and native habitats found in 
the dunes in the Preserve. 

COASTALVVETLANDS 

Immediately to the east of the sand dunes, yet still within State Beach boundaries, lies a portion of 
the coastal wetlands system which borders Grover Beach on three sides. North of Grand Avenue 
native riparian and marsh habitats along Meadow Creek have been replaced by a mobilehome park 
and a nine-hole public golf course. South of Grand Avenue, however, both Meadow Creek and a 
part of the Oceano Lagoon provide marsh and riparian habitats for wildlife. This area, which is little 
used and largely undisturbed, is an excellent place for activities such as photography, nature study, 
and bird-watching. 

VISITOR Use 

opular of California's State parks. 
~~(ti the State Beach ~il~f:!!l.f..!it':::':~:'· :'::::::ttill~fiii~attracted over tweHlr:l 
visitors and by 1979, the annual number ef visitors \'t'8S e·t·er three million. On July 4th, 1979, the 
number ef beach users ·was eeunted at e·t'er 10,000 fer the single day. Peak use periods presently 
occur primarily during the months of July, August and September and particularly during holidays and 
three-day weekends such as those accompanying Labor Day and Memorial Day. 

Figure +:;!!!]shows the origin of visitors to Pismo State Beach campgrounds. Because local beach 
visitors do not use overnight camping facilities to the extent that non-local visitors do, the 
campground survey from which this figure was derived does not indicate the actual level of use of 
the entire park by local visitors. No study of local versus non-local beach use has been undertaken 
for Pismo State Beach. 

City of Grover Beach 
Local Coastal Program 56 

Approved by City Council 
. Apri/6, 1998 

• 

• 



• 

• 

• 

FIGURE 2 
Origin of Visitors to Pismo Beach Campgrounds 

I Other5% I 

VISITOR-SERVING AND RECREATIONAL SUPPORT FACILITIES 

SOURCE: Caifomia Dept of Parks 
and Recreation, 1977 

Support facilities for the Park are extremely limited. Two restroom facilities, one at the foot of Grand 
Avenue in Grover Beach and one at the foot of Pier Avenue in Oceano, are maintained by the State's 
Department of Parks and Recreation. Off..beaeh parl~in9 and turn around spaee at the beach 
entrance ramp in Gro·ver Beach are inadequate. At thisiPGrancE~vi.Hui.ientrance to the beach, the 

EffF!!t~~JE~::=::~~~i~M~;r; 
While overnight camping is not permitted within Grover Beach's boundaries, campgrounds are 
maintained by the Department of Parks and Recreation at two locations on the eastern border of the 
beach. North Beach Campground, located just beyond Grover Beach's northern limit, contains 103 
campsites. The campground lies 1/4 mile inland from the beach off Highway 1. 

Approximately one mile south of Grover Beach, the Department of Parks and Recreation maintains 
the Oceano Campgrounds. This facility has 82 developed campsites, 42 of which provide water and 
electric hook-ups for trailers. The present entrance to the campground is located immediately off 
Pier Avenue in Oceano. 

During peak use periods and holidays, both the Oceano and North Beach campgrounds are filled 
to capacity. In recent years Pismo Beach Park rangers have noted an increase in the number of off
season visitors to the campgrounds, a trend which may help to mitigate the impacts of overcrowding 
at the beach during peak recreation periods . 
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Drive-on beach camping, one of the beach's most unique visitor attractions, is restricted to fetH' 
designated areas of the beach i.ili\t§'il.:fi\tl.ifliliti@ii:south of Arroyo Grande Creek end abQut 2-412 
miles south of the Grand Avenue ramp. These beach camping areas are designed for "primitive 
camping" and are provided with sanitation facilities[i[~ll.ri§!l!\~r adequate to serve 320 eemping • 
tmits. On some holiday 'tteekends, ho-.ve\·er, State employees have eounted more than 4,500 beeeh 

:~~sit::ih~ ::a:~e=:~t~:~~:~::s:~ t~:mtt~~:.raB!ilaai~i;a~~~;~1mai~ti;;?; ~~:'lrm~r~a~:J.mtt~m~'!n~~i&~mpf-ng:::Y~!ti::inP-at: ........... " ............. " .................................. , .................................... , ....... JL 

5.2.2 BEACH ACCESS 

Long standing tradition permitted ~ehicular access to all parts of the sandy beach between the City 
of Pismo Beach and the southern boundary of the State's Vehicular Recreation Area, a distance of 
about seven milesl:~~!b.(§~li.~\f.ii. However, in late 1979 the ortion of the sand beach 
~i~~!.ll. ~he.. gi~ limits of the City of Pismo Beach M9tJi&.11!11,~~11iflllfff§mosM[it1:1ril1?.f~~'inB.IM 
S.riiveM3Emeti~was closed to vehicular access. V'flhieular eeeess to State O'tYned dunes and to some 
prF~:·ate'iy.wown.ed dunes is permitted in end edjeeent to the State Vehieuler Reereation Area. 
R@g~@n:~:U§~if.9ti1nil::t,~~~§fiini.Hnt~~~:aifilltinrt§iiJilfineimt~m;~ 

All vehicle operators anywhere on the beach or in the Vehicular Recreation Area must observe a 15-
mile per hour speed limit. Drivers are also subject to prohibitions against driving in restricted dunes, 
driving without a valid license, operating a vehicle which does not meet State equipment standards, 
driving under the influence of alcohol or drugs, or driving while carrying an opened container of • 
alcohol. However, it should be noted that there are no prohibitions related to consuming alcoholic 
beverages on the beach by persons over 21 years of age. 

There are, at present, six-fil:i\1jaccessways to the shoreline, most of whieh are available for use by 
both il!ffi[l!vehicle operators end ~~~[jpedestrian or "walk-in" visitors. These accessways are 
described below. 

Ocean View Avenue: This ramp entre nee has been elosed to vehieuler aeeess. The ramp located 
at the end of a narrow, residential street 'ttithin the City of Pismo Beaeh had provided about 
17 pereent of the auto eeeess to the beeeh in the pest. The elosure of this ramp will no 
doubt inereese the use of other vehieuler aeeess ramps. 

North Beach Campground: This campground, owned and operated by the California Department of 
Parks and Recreation, is located on the west side of Highway 1 and 1/4 mile inland from the 
beach within the City of Pismo Beach. Access to the beach from the campground is used 
primarily by campground visitors, and is available only to pedestrians because vehicular use 
of the dunes between the campground and the beach is prohibited. 
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Grand Avenue: The only ramp entrance to the beach within Grover Beach lies at the foot of its main 
commercial street, Grand Avenue. The ramp itself, which lies a mile south of the Ocean 
Viert't ramp in Pismo Beach, is owned and maintained by the California Department of Parks 
and Recreation. The Grand Avenue ramp provides beach access for approximately 51 
percent of the beach's visitors. Because this ramp is the most conveniently located access 
point for the most densely developed portion of the City, it is used by more "walk-in" visitors 
than is any other accessway. During many high tides the ramp is underwater and unusable. 
@i.!!~Jn.@lnf.~n~:nll:::9.r:~~~~:~¥§.n9.~:,:~nM.~:::~~:::!ti~::~~J~~~@yi~:lffl~::I!§¥:It~~::i.i~tRintit~r~~;~ 

Oceano Campground: Like the North Beach Campground this facility is owned and maintained by 
the State's Department of Parks and Recreation. The present entrance to the Oceano 
Campground is poorly located and poorly designed to handle the amount of ·visitor traffic it 
receh·es during peak use periods. Both the entrance station and the office are located 
immediately off Pier A·venue, which leads to a hea't'ily used and uncontrolled beach access 
ramp. The absence, near this entrance, of parking and turn around space, produces 
congested conditions ot'l Pier A't·enue during peak use periods. Campground beach access, 
which is used primarily by campground visitors, is restricted to pedestrian use because 
vehicles are not permitted in the dunes which lie between the campground and the beach. 

Pier Avenue: The ramp located at the foot of Pier Avenue in Oceano is owned and maintained by 
the Department of Parks and Recreation. This State agency also owns a portion of Pier 
Avenue itself near the ramp entrance. The Pier Avenue ramp is the southernmost of the 
three-;\w.g,[public ramp entrances to the beach. It lies approximately one mile south of Grand 
Avenue and provides convenient access to the State's Vehicular Recreation Area. The Pier 
Avenue rovides access for a 32 nt of the beach's · 

,• •'·"• • '· ·~ ' ' ,.,., •• ' ' • ' ·' ·!· . 

Oso Flaco Lake Road: There is at present no direct inland access to the 430-acre Pismo eBeanB 
Dunes State Vehicutar Recreation Area which lies south of Oceano. Primary access'io .. the' 
dunes at present is via the beach from Grand Avenue or Pier Avenue. Some visitors also 
use the Oso Flaco Lake Road which is maintained by the County. Ho~vever, ~{his road is 
narrow and in poor condition, and terminates on pri't·ate F8tl'ler tnan public property. 
Moreover, the road ends at the soft sand of the dunes and no hard·sul'face parking or 

!e=eei•i~;;:~~Jft~ 
5.2.3 PRIVATE VISITOR~SERVING FACILITIES 

Grover Beach's portion of the Coastal Zone contains a limited number of visitor-serving facilities. 
Most ofthese.f.C3.(;ilities lie within areas designated as "§g@$~~f::Highway-Commercial", a desigt'lation 
which permits~~ uses ranging from motels and restaurants to veterinary hospitals and professional 
offices. 

Tnere are two II C districts ~vithin the City's portion of the coastal z:one. The ©t8f:@.::·peistrict whteft 
encompasses-{1!iboth sides of Grand Avenue from Highway 1 eastward ~q~!!iis developed primarily 
in commercial uses although few of these are visitor-serving or recreation-oriented. However, this 
area must offer commercial services to both local residents as well as visitor needs. Lands 
potentially a·~·aiiable for development of visitor seF'I·ing facilities nere include tne sites of three non 
conforming uses, tYto vacant lots and one abandoned building. In addition, several of the existing 
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buildiMg:!l are occupied oM a reMtal ba:!lis aMd so may be eoM:!Iidered poteMtial sites for visitor orieMted 
uses in the future. 

~~~!!~~~aih~~~~!~\~:;;e~c~~=:!~n~~~~;~v:b:~~ ~:~~~ ~~~~e~r~~u~~=~ • 
Approximately five acres within this district are presently undeveloped. The remaining developed 
land is occupied by a sixty-unit mobilehome park and adjoining recreational vehicle park. A service 
station i:!l located ol'! the l'!orth·.-.·est comer of lligmvay 1 al'!d Grand Avenue. 

aetn-t1)1he recreational vehicle park al'!d the service :!ltatiol'l are iiii~:visitor-serving usesiJ~l~gli.iii~~ 
~- The mobilehome park serves only residents. Although the park is immediately adjacent to the 
beach and to a nine-hole golf course, its residents must use public access to these facilities from 
LeSage Drive and Grand Avenue. 

Also adjacent to Highway 1, but at the City's southern boundary, lies a 1 00-foot wide strip of land 
which is owned by the County of San Luis Obispo. It is presently leased by a private party for use 
as a recreational vehicle park. Five acres at the northernmost end of this facility are within Grover 
Beach boundaries. This land, designated on the City's Zoning Map for open spaee ;JjJjgijjj 
§gffi!flf:W:ifi'luses, is presently used for open-air vehicle storage. A proposal by the park's O'tvner to 
expand 't'isitor-serll'il'lg facilities to the Grever Beaeh portion has been conditionally appro'V·ed by beth 
the City and the Coastal Commissiol'!, but as ef early 1980, has I'!Ot yet been implemeMted. The 
proposed expansion vtill pro·9·ide the park ·ovith facilities and spaces te accommodate 28 units in 
addition to existing accommodations for 348 ·tehicles. The site is currently used for the tempert1ry 
steftlge of RV's. 

5.2.5 ECOLOGICAL PRESERVE 

~~{5.12 acre Ecological Preserve was recently acquired by the City through dedication by a 
private developer and is the only Ci~-owned recreational area within the City's portion of the Coastal 
Zone. The preserve area M.ifimml!flil!ilcomprisesl,~'l a narrow of land the 
southern border of Pismo Lake west of North Fourth Street. 

.. :•::·.:.<: ... •'•''• .. :.· 
:·. ·.:· <;.:. . .... 

.. preserve status of this land requires that it be maintained permanently in an 
undisturbed natural condition. None of its many coastal live oaks or other marsh and riparian 
vegetation are to be removed. Vehicles are prohibited in the area and only limited passive activities 
such as nature walks and birdwatching are permitted. No parking, access or other visitor-serving 
facilities are provided. 
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5.2.6 NEIGHBORHOOD PARKS 

There are no neighborhood parks within the Coastal Zone boundary, however, Grover Heights Park's 
service area includes areas within the Coastal Zone. Grover Heights Park is a barrier free, full 
service park facility. As land and money become available, new neighborhood parks will be added 
within the Coastal Zone. 

5.3 EXISTING POLICY 

5.3.1 STATE POLICY 

The California Department of Parks and Recreation produced, in 1975, a General Development and 
Management Plan for Pismo State Beach and Dunes. The principal objectives of this plan are the 
following: 

1. Control of vehicular beach access. 

2. Reduction in vehicle traffic on the beach, primarily through 
a. Development of new access to the dunes 
b. Development of off-beach parking 
c. Reduction in beach-camping densities 
d. Conversion of one mile of beach to pedestrian only beach use north of the Grand 

Avenue ramp. 

3. Continuity in administration of recreational lands . 

Implementation of sF:lveral of the above objectives could have a significant impact upon Grover 
Beach. The relationship between the objectives of the State's Development Plan and the policies 
of the Coastal Act will be discussed in later pages. 

5.3.2 LOCAL POLICY 

The Open Space/Conservation Element of Grover Beach's General Plan contains several policies 
relevant to the recreation and access concerns of the Coastal Act. Among these are included the 
following: 

1. Reereetion resources should be protected for the future (p.57) 

2. Recreation development should be provided as a part of any future residential subdivision 
(p.-57{fli~) 

az. Encourage and provide recreational facilities, whether active or passive, in locations near all 
living and working areas (p.--s:tii,:l~) 

4?,. Proper commercial recreational uses should be encouraged (p.-s:f1[-lti1) 

64. Proposed sites for recreation should be evaluated to assure that they have maximum 
flexibility and adaptability (p.72) 
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6. Public access to the shoreline should be assured and implemented at every opportunity 

5.4 

As important as kfle;vtedge of e~sting eenditions in considering coastal access and recreation is an 
awareness of probable future eenditions. Unfortunately., these conditions ere difficult to predict 

. eeeurately due to the uncertainty of the variables whieh affect recreetiol'lal activities and demands. 
Some generelizatiol'ls rele't'ant to future access end recreation col'lditions may, howe't·er, be made: 

1. The population of Grover Beach is expected to increase by nearly 27 pereent by the year 
1990. The populatiol'ls of the three cities area (the cities of Grover Beech, Pismo Beach, 
and Arroyo Grande) and of the County ere expeeted to gf'O\'t' at only e slightly lo~ver rate 
during the same period. The State wide population is expeeted to show en increase of 23.5 
percent by 1990. (Source: Grum·mld, Cra't·tford, and Associates) 

2. It is probable th8t the demand for recreatiol'l opportunities will inereese at a rate e·t'en faster 
than the grovJth F8te of the State's population. The California Department of P8rks and 
Recre8tion has estimated that the number of visitors using the St8te Beach end dunes will 
increase by approximately six pereent annually o·1er the next 10 years. (Souree: Department 
of Parl<s end Recreation) 

3. Increases it'l transportation eests ere expeeted to contribute to 8 gre8ter demand for day use 
recreetiot'l opportunities elose to home throughout the State. This type of trend could lead 
to'tt'erel a decrease it'l the demand for overnight c8mpit'lg facilities. (Souree: Depertmet'lt of 
Perks end Recreation) 

4. \\lhile no formal studies he>t·e been made, employees of the State's Department of Perks end 
Recreation have obse~·ed greeter numbers of beach visitors during off se8son periods that'! 
in the pest. Pe8k use period demands, however, 8ppeer to be stabilizing, 8 condition which 
m8y indicate a trend to·tmrel a fairly constent, year round level of use. Such e trend v.·ould 
help to mitigete the problems of o't·erercrNding end facility o>t·eruse which presently occur et 
peek use periods. (Source: Department of Parks end Recreation) The pro·1ision of. e 
hotel1con·tention center fecility near the beech proper would help create a year round le•,·el 
of use. · 

5. The California Department of Perks end Recreation has described as "reasonably certain" 
the possibility that conflicts betvt'een groups of special interest beech users 't't'ill increase in 
the future. The conflict between vehicular recreetors end those ·n·ho prefer noR vehicular 
aeti·i·ities, in particular, n·ill be amplified as the numbers belonging to both groups increese. 
VVhile the automobile is still domil'lal"'t, it is likely that non vehicular interest groups vtill exert 
increasing pressure upon policy makers to restriet vehicular beech use. (Source: Dept. of 
Parl<s and Recreetiot'l) 

6. It is anticipated that tf:le demand for off highvmy ·i·ehicle recreation areas v~·m stabilize within 
the t'le>:i fe•tt' years. After remarkably rapid expel'lsiofl, the market for the "OIIV" appears to 
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be sppreaehing ssturstion. In addition, increasing fuel costs may previde incentive fer OHV 
users from ether ereas, such as Los Angeles, to demand more OIIV facilities nearer their 
homes. A lev·eling off of OIIV use in the Pismo State Beach area might help to mitigate the 
damage to dune vegetation and the law enfercement preblems which are anticipated if this 
ferm of recreation continues to grow as repidly as it has in the past. (Source: Department of 
Parks and Recreation) 

~¥i¥t~i·· .. ~~>E:~t):·· . : .:.·.: · .. · .... ·. • .. :: .. •··· referred to in pr~c.edif] .. Q .. P.~ges, was 
produced by the California Department of Parks and Recreation in 1975. It has been (f:~§[~jjapproved 
by the South Central Regional Coastal Commission, with several conditions, but as of early 1980 has 
not yet been implemented. Those ·which, if implemented by the State, would haveiij§ the most 
significant impact upon Grover Beach include the following: 

Access 

1. Provide controlled vehicle access to the State Beach using temporary control stations in the 
initial phase with conversion to permanent facilities in the future. The main entrance station 

itlq§ijfiW;i~~~'!:~~fJ:~;§;} be located at the Grand Avenue ramp.[i~j§~@E~'!ffl~~!ititlil!l 

2. Reduce the number of vehicle access points to the State Beach and provide an inner road 
circulation system connecting overnight use areas, day use areas, and the beach.[\~~l~JY.$i[ 
a¢q~~iR9!ot~rt~gY.fi9::r!Q.i,!W§~::mnitir~91ngfii?.r9:Vlg~tf;;: ·· ·· · · · · · ·· ··· · 

Day Use 

1. Provide off-beach parking at Pismo Creek and Pier Avenue with a major facility near the foot 
of Grand Avenue (520 paved parking spaces plus 400 turfed spaces total for the three 
tocations).:\;::~mlY.~~~::::::;!;@n!;I'Jil:\v~oiJ'g!pimffig:·t~fJJ!!Y'!~@~!!ifJ~gft!'[q@g~~ms'~~~ 

2. The State should enhance Meadow Creek below Pismo lake for fishing and other 
recreational uses through dredging, landscaping, and wildlife enhancement measures. 
~t~J.P.~~:;J*q:iigJ!§ni 

4. Provide a system of trails for bicycle riding, hiking, and equestrian use, with bicycle and 
hiking trails paralleling access roads and connecting use areas.!:!t~!@fg§~:~j!j~f/lg{:;·p,[gM!~~¥. 

5. Continue existing.g~:t~~-~"~~!)~~~~i?~.!~P!.!l!.!~~-}D.S!.~~g.in.Q.90if course, restaurant and beach
related facilities.'@ij§!mq§@.ill!P¢ti@~~§igij§=:Jj~&,~:::@§g~rhli#~&fli 

6. Provide a dune arboretum with educational and interpretive facilities.!.:!:i:§t~l!li.~t:'ljli:~gf.::P.:rgyfq~f.!I 

7. Provide additional compatible beach-related concession facilities, such as beach equipment 
rental and beach tram, when warranted by public need.]}i:.§j;~{~§);:j:[f:f.gm:!pf'~w~~g.[.i 
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Because any of these proposals may have a significant effect upon coastal recreation and access 
conditions in or near Grover Beach, the City must determine the extent to which impacts of the 
proposals will conflict or conform with Coastal Act policies. 

5.5 CONFORMANCE WITH COASTAL ACT POLICIES 

In order to determine the extent to which local conditions and policies conform with the policies of 
the Coastal Act, a comparison will be made between the former and the latter. Each of th9se 
Coastal Ad policies relevant to recreation or to shoreline access will be cited and will be applied to 
local conditions and policies. 

5.5.1 MAXIMUM ACCESS AND RECREATION OPPORTUNITIES 

Section 30210 of the Coastal Act is the most comprehensive of the Act's policies concerning 
shoreline access and recreation. For this reason, in order to determine the extent to which the City 
and the California Department of Parks and Recreation are or are not in compliance with this policy, 
several points will need to be addressed. 

A. MAXIMUM ACCESS 

Provision of "maximum access" to the shoreline is, of course, one of the cornerstones of the 'coastal 
Ad. There are sb<-points of access to various interconnected parts of Pismo State Beach and the 
adjoining Vehicular Recreation Area. One of these accessways, the ramp entrance which lies at the 

• 

foot of Grand Avenue, is located within Grover Beach limits. This entrance to the State Beach is the • 
most intensively used of the sb<-access points, serving over 50 percent of the beach's visitors each 
year. The Grand Avenue ramp, which provides access for both pedestrians and vehicles, is located 
approximately one mile from the nearest ramp accesswa~ to either the north or the south. 

At peak use periods the ramp sometimes becomes congested and contributes to traffic congestion 
farther inland on Grand Avenue and Highway 1. Public testimony presented at hearings on the Gity's 
LOP V'Jork Progl'!lm indicated tnet at peel< use periods the l'!lmp does not provide safe end adequate 
access for those ·•tho enter the beech on foot. The testimony suggests that in order to provide 
"mft)(imum access opportunities" in Grever Beech, it will be necessary to provide b:~each access for 
pedestrians near the Grand Avenue Ramp entrance but separate from the accessway used by 
vehiclesi)!i\livm!!l§ll\ii!lli§:::P.@!:Iti.l!:ilil 

This need for separate pedestrian beech access may increase ·with the implementation of certain 
proposals contained in the State's Development Plan for Pisl"'''o State Beech. The Gelifernie 
Department of Perks end Recreation has proposed that the Grand Avenue l'!lmp be established as 
the main entl'!lnce to Pismo State Beech end pro'v'ided with en entrance station, perking lot, end 
other support serviees. In addition, the Department has proposed that the beech betv9'een the Grand 
Av·enue ramp end the Ocean \tievo' ramp in the Git)· of Pismo Beech be permanently closed to 
vehicular use. Either of these proposals, ·when implemented, ·will h&'v'e the effect of increasing the 
demand placed upon the access ramp at Grand Avenue. Pro·.·ision of additional beeeh access will 
be neeesser.f to mitigate the resulting impacts of O't'er ereviding at the main entrance remp. A 
separate pedestrian ecees!'tvey, in particular, ···t·ould help to maximize access opportunities for both 
walk in visitors end visitors in ·vehicles. Lighting needs to be provided by the State on the Grand 
AveMue ramp to furtner enhance public safety. 
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8. PUBLIC SAFETY 

The decision to prohibit vehicles on the beach north of Grand Avenue, when implemented, w·iii,Jjit$ 
reduceq access opportunities for vehicle operators who, until recently, have had access to the entire 
beach. According to Section 30210 of the Coastal Act, "maximum access opportunities" are to be 
provided only where consistent with several other needs, including public safety. The unique 
conditions which enable vehicle operators and pedestrians to use many of the same recreation areas 
of Pismo State Beach in the past were also potential sources of a public safety hazard due to the 
absence of any separation between the areas used by vehicles and by walk-in visitors. The closure 
of the beach north of Grand Avenue to vehicular use wiH-fi~:[enhance£1. public safety within that area 
for walk-in visitors. 

The Police Department of Gro·9'er Beach shares enforcement duties vtith the State fer the beach 
·within City boundaries. These duties include observation and patrol of the beach. 

Records of the Police Departmer~t's enfercement aeti·.·ities on the State beach show that, 1vith the 
e>::eeption of off beach parking violations, the greatest number of citations are issued fer speeding 
and reckless driving. Presumably, violations of this type represent a greater safety ha2:ard to other 
beach users than do non mo·.·ing violations because they imply a critical reduction in the driver's 
ability to control a vehicle. It is estimated thet while the number of citations issued in the beach area 
during lo·tt' use periods is minimal, beach related citations issued during peak use periods may 
represent more than one feurth of all citations issued during that time. 

The beach area within Grover Beach's boundaries is also patrolled by the California Department of 
Parks and Recreation. This Agency patrols the area at regular intervals daily and increases 
enforcement activities during peak use periods. 

In public hearings on the City's LOP Work Program, representatives of both the City Police 
Department and the Califemia Department of Parlts and Recreation testified that public safety 
conditions on the beach and the ability of both agencies to enferce regulations '9'l'ill be enhanced by 
the reser1·stion of a portion of the beach fer ·walk: in '9isitors only. 

C. PROTECTION OF NATURAL RESOURCES FROM OVERUSE 

A third concern of Section 30210 is the protection of natural resources from overuse where public 
shoreline access is provided. Existing conditions may represent sources of conflict with this 
requirement in several ways. 

The Pismo Clam (Tivela stu/torum) populations inhabiting Pismo State Beach are a significant 
economic and recreational as well as a natural resource. Despite heavy clamming activity, the 
region still supports one of the largest remaining populations of Pismo Clams in the State. Measures 
designated to mitigate impacts of over-fishing have been established by the California Department 
of Fish and Game. These measures include a preserve area which is rotated from one portion of 
the beach to another at ten-year intervals and size and take limitations. It is possible, however, that 
the clam's continuance as a significant source may be jeopardized by recreational overuse of 
another type. The clam's intertidal habitat is a popular site for beach "touring" in vehicles. Although 
no studies have been made which deal with the impact of vehicular beach use on clam populations, 
in a biological study of Pismo State Beach marine life the following observation was made: 

Extensive vehicle trafflc on the easily compacted sand prevents many organisms from 
burrowing in this area. (Source: Benthic Study, Pomeroy, Johnston & Bailey; 1972) 
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In addition to reducing the clam's available habitat in this manner, extensive vehicular use of the 
beach's intertidal zone results in destruction of the mollusks themselves, as is evidenced by the large 
numbers of crushed shells found on the beach at low tides during peak use periods. 

The impacts of vehicles on clam habitat areas may be extensive enough to seriously reduce the • 
clam population's ability to resist other, more critical threats to its survival. Chief among these 
threats is that of the sea otter which has recently migrated into south county beaches. In its 
migration southward from northern California, the sea otter has depleted clam populations along its 
path. 

The sand dunes which lie along the eastern edge of the State Beach are also potentially subject to 
recreational overuse. Most of the dunes within Grover Beach boundaries are partially or fully 
stabilized with chaparral vegetation and with dune grasses planted by the State's Department of 
Parks and Recreation. Only the dunes immediately adjacent to the beach are still active, although 
these also are planted with dune grass. The chaparral of the most eastward dunes within City limits 
is largely indigenous and provides habitat for a variety of wildlife. The most seaward dunes have 
been planted sparsely with dune grass by the State in order to increase dune stability and control 
wind erosion. Neither the active nor the stabilized dunes in this area contain any rare or unusual 
plant species. Vehicular access to these dunes is prohibited in order to preserve the habitat and 
wind erosion control values of dune vegetation. 

Despite the prohibition against vehicular access to these dunes, many four-wheel drive and off
highway vehicles do use them. Representatives of both the Gro·.·er Beech Police Department end 
the 081ifomie Department of Perks end Recreation have indicated that the illegal use of vehicles in 
"restricted" dunes is becoming one of the mo:st frequently occurring 't'ehiculer ·rio lations in the Pismo 
Beech State Perk: It is believed that this situation is, in part, due to the difficulty of apprehending 
vehicle operators who enter the dunes. In addition, officials believe that because the dunes of the 
Vehicular Recreation Area are not easily accessible, many vehicle operators prefer the convenience 
of restricted dunes nearer to the main accessways and public campgrounds, even though in using • 
these dunes they run the risk of a citation. 

Although many of those who operate vehicles in the restricted dunes are never apprehended, 
evidence of overuse of these dunes by vehicles is very much apparent in the wide swaths of bare 
sand and crushed vegetation left by vehicles which enter them from the beach or from Grand 
Avenue. The destruction of stabilizing vegetation not only reduces wildlife habitat, but contributes 
to problems of wind eroded sand on Grand Avenue and in Meadow Creek adjacent to the dunes. 

While illegal vehicular access to the dunes represents the most critical immediate source of their 
overuse, it is also possible that pedestrian visitors to this area may, in time, adversely affect it. 
Frequent use by horseback riders or large groups of walk-in visitors, if present conditions of 
uncontrolled pedestrian access continue, could result in overuse of this area and the destruction of 
its vegetation. The California Department of Parks and Recreation, in its ~~~li!Development and 
Management Plan for Pismo State Beach, has proposed that the dunes between Grand Avenue in 
Grover Beach and the Oceano Campground about 3/4 mile to the south be developed as a Dunes 
Arboretum. Access to such a facility would be controlled and designated trails would be provided. 
In the State's plan it is also proposed that an interior access road and bicycle trail be constructed 
along Meadow Creek which lies adjacent to the inland dunes. While the above actions would 
improve regulation of access to the sensitive dunes, they would attract greater numbers of visitors, 
increasing the level of use of this area and reducing its value as a wildlife habitatJf.O:uanf 
mi'P§r!ro~mf:l9l!~:::m:•Ym~~::l.~~~:~gy;~J§I1:1ili~rilw~fiiiili!:O:i~§~~'-I¥grl~i~~JI:@m.«i~ ·.-.,~, .............................. . 
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5.5.2 RECREATIONAL SUPPORT FACILITIES 

Section 30212.5 of the Coastal Aet has particular significance for Grover Beach. While tne use of 
the Grand Avenue beach entrance by both drive in and Vi'allt in visitors has greatly increased in 
recent years, public facilities in the area have not been e"panded. Near the ramp entrance at the 
foot of Grand Avenue, public restrooms and off beach parking spaces for a fe·tt vehicles are 
provided. This parking area, which is located within the City's 1 OO·foot wide easement for Grand 
Av·enue, must also serve as a tum-around space and as a loading and unloading area. The ramp 
is two lanes wide. 

During peak use periods, the conditions described above contribute to serious congestion problems 
as vehicles attempt to enter and leav·e the beach, park anehtor unload at the ramp entrance, and tum 
around or back up, all within an area of appro"imately 10,000 square feet. These congested 
conditions impact upon Grand Avenue and llighvt'1!Y 1 traffic conditions further inland and create 
critical safety hazards and enforcement problems near the beach entrance. 

Implementation of the California Department of Parks and Recreation proposal described earlier to 
matte Grand Av·enue the main entranee to Pismo State Beach and to prohibit vehicles on the beach 
north of Grand A·il·enue -.viii result in increased use of Gro·ter Beach's beach access. This increased 
level of use v.rill be accompanied by a much greater demand for off-beach parking and other support 
facilities. The single small area which presently serves so many purposes will not be adequate to 
meet this type of demand. In order to provide satisfactory and safe recreation support services, 
additional facilities near the ramp 'V't'ill be necessary. In compliance ·with Seetion 30212.5 of the 
Coastal Act, these facilities should be segregated to avoid impaets of overuse, and should be 

5.5.3 PUBLIC VISITOR-SERVING AND RECREATIONAL FACILITIES 

Pismo State Beach is the only publicly operated recreation area in Grover Beach's portion of the 
Coastal Zone. It does not contain public recreational or visitor serving facilities other than the 
minimal support services discussed abo•ve. The nature of the most popular beach activities in the 
Grover Beach area - surf-fishing, clamming, and beach touring - is such that many visitors can, at 
a relatively low cost, provide their own equipment with little difficulty. However, some of the trends 
projected for recreational beach use, such as an increase in the number of pedestrian beach users 
and greater emphasis on local recreational beach users and greater emphasis on local recreation 
opportunities, suggest that a greater demand for inexpensive facilities on and near the beach will 
arise in the future. The State's Department of Parks and Recreation and the City of Grover Beach 
will need to for and facilities accessible to all of beach visitors. 

Provision andfor protection of IO'N cost housing within the Coastal Zone, another eoneern of Seetion 
30213, 'e'till be discussed in depth il'l a later seetion. It should be l'loted at this point, however, that 
tt'Ai:portion of the City's moderate-cost housing stock in the form of an attractively landscaped 60-unit 
mobilehome park occupies land adjacent to Pismo State Beach and LeSage Golf Course. This 
privately-owned park, because of its proximity to the beach and public golf course, is suitable for 
visitor-serving commercial facilities to which the Coastal Act gives priority over residential uses as 
is indicated in Section 30222 of the Coastal Act. The potential conflict between the need for 
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moderate-cost housing in the Coastal Zone and the Coastal Act's emphasis on visitor-serving 
facilities nearest the shoreline is discussed under the heading which follows. 

5.5.4 PRIVATE VISITOR-SERVING AND RECREATIONAL FACILITIES 

Although Pismo State Beach is Grover Beach's most outstanding attraction for both residents and 
visitors the City does not, like many other beach communities, draw its own character from the 
nearby shoreline. Recreational and visitor-oriented land uses have received low priority in the 
community's development even on land nearest to the beach. 

The presence of the Southern Pacific Railroad's tracks along the east side of Highway 1 is partially 
responsible for the lack of emphasis upon local coastal resources in Grover Beach's development. 
These railroad tracks separate the community from the shoreline, both physically and visually, and 
in doing so reduce the recreational and visitor-serving potential of most of the privately-owned land 
nearest the ocean. A positive use of the railroad easement land would be an AMTRAI<: 6tation;::1~ 
tfiii&Hr.fm9~~•-tmgttfiiiii. . ·········· 

designated as industrial and service-commercial 
uses and this pattern in Grover Beach. Most of the land nearest the east 
side of the railroad tracks is designated for industrial uses. While this land particularly north of Grand 
Avenue is well-sited for visitor-oriented commercial uses, industrial and general commercial 
developments are already established in the area. Most of these developments are relatively new 
and have long economic lives ahead of them. 

In addition to the industrial land discussed above, the City's portion of the Coastal Zone contains 
other lands suitable for visitor-serving uses. Most of these lands are \Vithin llighviay Commercial 
districts located along Grand Avenue east of Highway 1 and along the west side of Highway 1 north 

• 

of Grand Avenue. A six-acre site owned by the State Department of Parks and Recreation is most • 
suitable for visitor-serving commercial use. 

The wli:~rl'-ie:;~;§t~)tt?.imti~i@~iif{liii!lwi~Ji~9J.ifiliWsvwiJJ!~Bmml~iM!t~H-c).~)!irnllH:;en~Jl?. 
designation W.lfJpermits uses which are visitor-oriented and several which are not. The majority of 
existing uses in these eoastel II C zone~ilfjmff.A, while in conformance with the ordinance, are not 
visitor-serving or recreation-related. This situation indicates a conflict between the City's present 
zoning designations for these areas and the priority given by the Coastal Act to visitor-serving and 
recreation-related uses on "suitable" lands. 

A conflict of this type is particularly apparent in the II c ~llifll!~:tl!llmlm~rmiim~til~iR{iii~J. 
meistrict which lies on the west side of Highway 1 north of Grand Avenue. A large portion of this 
district is occupied by a well-designed, 60-unit mobilehome park which overlooks the adjacent golf 
course and Pismo State Beach. This type of development is not among the uses permitted by the 
City's zoning ordinance· in II C %ones, nor can it be considered the type of visitor-serving or 
recreation-related use which is given priority by the Coastal Act. However, it presently provides 
much-needed, comfortable moderate-cost housing for many of the City's elderly residents. t:ewer 
eost housing is another of the Coastal Aet's priority uses for the Coastal Zone, and the Aet's 
mandate to proteet such housing indicates that the mobilehome park lit'hieh exists at present is an 
aeeeptable use for the site. It must be noted that 42 of these units are \'&cation homes. 

However, the precedent which the development of the mobilehome park in this area potentially 
establishes is not acceptable in terms of Coastal Act recreation policies nor in relation to the City's 
own zoning ordinance designation. Any new use which replaces the mobilehome park or is 
established in the HQf,e-c t:(Qistrict 'i'thieh contains it must be visitor-serving or recreation-related in 
order to conform to Coastal Act requirements. 
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5.5.5 RECREATIONAL DEMANDS FOR PUBLIC SERVICES 

The Coastal Commission's Local Coastal Program Regulations specify that the Access Component, 
in compliance with the portions of Section 30254, include "the reservation of public service capacities 
for the present and projected demands for recreation-oriented uses." The variables which determine 
this demand and which must be considered in the reservation of sewer, water, circulation capacities 
for recreation, and total public service capacities of the City is examined in depth in the Public Works 
Component. 

5.6 SUMMARY 

.fl. PEDESTRIAN ACCESS 

The Calif-ernie Depertment of Parks and Recreetion's decision to close the beach north of Grand 
A·tenue to vehicles, when implemented, is likely to ceuse en increesed demend for additional 
pedestrien access to the beech near the Grend A•tenue ramp due to en anticipeted increase in the 
number of ·,lt'alk in visitors. The need for such access will be particularly crHieal if the Department's 
propose! to make the Grand Avenue ramp the main entrance to the beach is also implemented . 

Coastal Act: Section 30210 requires that maximum beach access be provided. 

-2§. SEGREGATION OF VEHICLES AND PEDESTRIANS 

Unrestricted integration of vehicles and pedestrian beach users on all parts of the beach represents 
a potential safety hazard which is acknowledged by both local police and by the California 
Department of Parks and Recreation. Beach use by both pedestriens and vehicle operators is 
expected to increase by six percent annually over the next se'9·erel years, and it can be assumed that 
the greater the number of pedestrians end vehicles sharing the seme undifferentiated recreational 
spece, the greater the sefety hazard to both types of beaeh visitors. When the proposal to close the 

Coastal Act: Section 30210 requires that access and recreation opportunities be consistent with 
protection of public safety . 
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a§. OVERUSE OF NATURAL RESOURCES 

The dunes at the inland edge of the beach are partially stabilized by fragile vegetation which serves 
both as wildlife habitat and as a means of controlling the movement of sand into adjacent wetlands • 
and nearby City streets. This vegetation has been severely damaged in some areas by increasing 
numbers of off-highway vehicles which enter and traverse the dunes despite prohibitions posted by 
the State's Department of Parks and Recreation. An additional potential source of damage may lie 
in pedestrian use of the dunes. This type of use, while permitted, may in the future do great damage 
to dune habitats if it is allowed in excess of the dunes' ability to withstand disturbance. 

Coastal Act: Section 30210 requires that access and recreation opportunities be consistent with 
the protection of natural resources from overuse. 

4Q. RECREATIONAL SUPPORT FACILITIES 

Coastal Act: Section 30212.5 requires provision of parking areas or facilities sufficient to mitigate 
against adverse impacts of crowding or overuse of a single area. 

~~- PUBLIC RECREATIONAL AND VISITOR-SERVING FACILITIES 

There are presently few public, lower-cost visitor-serving and recreational facilities within the City's 
portion of the Coastal Zone. However, at this time most uses of the beach within Grover Beach limits 
attract visitors who do not require facilities or who provide their own (e.g. equipment such as 
clamming forks and fishing rods). The demand for low-cost, visitor-serving and recreational facilities 
will, however, increase in the near future as the number of visitors using the Grover Beach access 
increases. 

Coastal Act: Section 30213 requires, in part, that lower-cost visitor and recreational facilities be 
provided where feasible. 

6~§. PRIVATE COMMERCIAL RECREATIONAL FACILITIES 

Much of the privately-owned land nearest to the beach and shoreline within Grover Beach is zoned 
for commercial development. The proximity of this land to the ocean makes it an area well-suited for 
visitor-serving and recreational uses. Many industrial and service-commercial uses, however, are 
well-established both north and south of Grand Avenue so that amortization of such uses in favor 
of visitor-serving developments would necessarily be a long-term process. In addition, the railroad 
tracks which separate this land from Highway 1 and the beach present problems of aesthetics and 
of access which would impede recreation-related development. 

None of the land zoned for commercial purposes within the City's portion of the Coastal Zon~!li§ 
designated solely for visitor and recreation-oriented uses. P~ew efjqevelopment in the lligh·tvey-
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Cemmereial:!'!ene ll.§.t~':nt.tilffl!)~~~~along Grand Avenue near the ocean has been primarily in the 
form of small general retail business oriented toward residents rather than toward visitors. Only a 
small amount of developable land remains in this area. However, a six acre site owned by the State 
Department of Parks and Recreation is well suited for visitor-serving uses. 

Coastal Act: Section 30222 requires that the development of visitor-serving commercial recreational 
facilities be given priority, in "suitable" coastal areas, over all other types of potential development 
(with the exception of agriculture and coastal-dependent industry). 

~. PRIVATE COMMERCIAL VISITOR-SERVING VERSUS RESIDENTIAL USES 

A large privately-owned piece of land along the west side of Highway 1 and north of Grand Avenue 
is designated for llighway ~~~ti!\~li.Pm:I!:~Commercial uses. This beach front property is presently 
occupied by an attractively landscaped mobilehome park which provides inexpensive housing for a 
number of residents, many of whom are retired. Although this park lies immediately adjacent to the 
beach and to a developed public golf course, its residents do not have private access to either of 
these facilities. It should be noted that 42 of the 60 units are vacation homes. 

Coastal Act: Section 30222 requires that on "suitable" lands within the Coastal Zone commercial 
visitor-serving and recreational uses have priority over "private residential uses". lle·we·o·er, Section 
30213 reejuire~ that lew and moderate cost heu~ing opportunities in the Coastal Zone be 
"protected". 

8:H. ECOLOGICAL PRESERVE 

Within the City's portion of the Coastal Zone, a 5.12 acre Ecological Preserve is located adjacent 
to the Pismo Lake Ecological Preserve owned by the State's Department of Fish and Game. Within 
the Preserve only limited passive use for activities such as nature walks and birdwatching are 
permitted. No parking, access or other visitor-serving facilities are provided. The primary purpose 
of the Preserve is to provide a natural buffer between development and Pismo Lake and for this 
reason it has little potential for a true recreation area. 

9}. RECREATIONAL DEMANDS FOR PUBLIC SERVICES 

Several factors affecting trends in recreation and visitor-serving uses will have an impact upon the 
demands generated by these uses for public services (sewer service, water, circulation facilities). 
Proposals by the State's Department of Parks and Recreation to (a) prohibit vehicles on the beach 
north of Grand A'v·enue; (b) make the Grand Avenue ramp the main entrance to Pismo State Beach; 
and (e) provide additional visitor-serving facilities near the ramp will increase the recreation-related 
annual demand upon the City's total public service capacities in the near future. 

An anticipated increase in the number of "off-season" visitors, however, may mitigate the impacts 
of increasing annual recreational activity. When visitor use of the State Beach and related facilities 
is more evenly distributed throughout the year, peak use period service demands will be reduced. 
Average daily demands will increase. These conditions will reduce the level of the peak flow 
capacities required to serve recreational needs. There is potential for conflict between recreational 
and residential public service demands if present near-capacity peak demands are not stabilized or 
reduced in the immediate future . 

Coastal Act: Section 30254 of the Coastal Act and section 00042 of the Coastal Commission 
Regulations require§ that tne Local Coastal Program include "the reservation of public service 
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5.7 RECOMMENDATIONS 

A. MAXIMUM ACCESS 

Ensure that maximum public coastal access be provided through: 

1. Policies 

a. 

b. 

No future development shall be permitted which obstructs access to the dunes, 
beach and shoreline from Highway 1 within the City limits. 

The City, in cooperation with the California Department of Parks and Recreation and 
other public agencies and private interests, shall utilize all opportunities to provide 
additional public access except if it is inconsistent with public safety or the protection 
of fragile coastal resources or if adequate access exists nearby. 

2. Actions 

a. The California Department of Parks and Recreation shall provide off-beach, off-road 
public parking. At ,'ee3t ene hBlf ef the ptlbJlc pt!Jrkirtg prevfded 3he11 be in the general 
vicinity of the exist{.T!.g~restaurant and the existing golf course. This area should have 
about 150 te 200 .1l,~Jpublic parking spaces. TetBfly, there 3hefl be betvteen 300 end 
400 ptJb#c perking spec:e3. 

b. ~1/li¥Jboardwalk across the dunes to the hard beach from the genere;' eres ef the 
exi3tlng Le&Jge Drive 3het~~'d be provided i~'tllmli!iif;'fllllflfimil!llit@[}j§l!.~tor 
pedestrians. The boardwalk shall be located in an area away from vegetated dunes 
and shall be of a raised wood decking and piling type of construction to allow sand 
movement under the decking. 

c. A special pedestrian ramp in the vicinity north of the existing ramp entrance to the 
beach at Grand Avenue should be provided with the cooperation of the California 
Department of Parks and Recreation. This ramp should provide access for the 
hendiceppedif!lli~B. 

d. With the cooperation of the State Department of Parks and Recreation at a future 
date a pedestrian pier should be constructed perpendicular to the coastline and as 
an extension of Grand Avenue. Said pedestrian pier should be approximately 25-30 
feet wide and of sufficient length to allow fishing beyond the area where the waves 
break. Said pier shall be so constructed as to allow emergency and maintenance 
vehicles to pass under to gain access to the pedestrian beach. The proposed pier 
shall also be properly lighted for public safety. 
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B. PROTECTION OF PUBLIC SAFETY 

Ensure that public access to the beach and shoreline is consistent with the protection of public 
safety. 

1. Policies 

a. The City, in cooperation with the California Department of Parks and Recreation and 
other public agencies, shall adopt and enforce public safety regulations and vehicle 
regulations on the beach. 

b. The City, in cooperation with the California Department of Parks and Recreation and 
other public agencies, shall take any actions necessary to minimize conflict between 
vehicular and non-vehicular beach uses and to reduce public safety hazards created 
by such conflicts. 

2. Actions 

a. ThttHhe area between Grand Avenue and the City's northerly City limits shall be 
ffilffl..f})!designated for pedestrian uses only, except for emergency, law enforcement, 
and maintenance vehicles. A/so excepting the area between Grand Avenue and 400' 
to the north to provide an area for emergency turnaround if the beach ramp is 
blocked by disabled vehicles. And furthermore, this 400' may be used by 
handicapped persons for on-beach parking and subsequent access to the pedestrian 
beach area. Enforcement of these provisions shall be made through appropriate 
signage and routine police patrol. This Action Ytill be irrtplemented on1'y after #le 
provision of off. beacWoff.road parking has been made. 

b. Through the cooperation of the california Department of Parks and Recreation, the 
cities of Pismo Beach and Grover Beach, and the County of San Luis Obispo, a 
control station should be provided at existing and future public entrances to Pismo 
State Beach and the ll;.~~fi@i!Punes Recreational Vehicle Area to facilitate control 
of vehicular beach use and apprehension of violators of State and local laws. 

C. PROTECTION OF NATURAL RESOURCES 

Ensure that public access to the beach and shoreline is consistent with the protection of natural 
resources. 

1. Policies 

a. Public access, vehicular or pedestrian, to the beach and dunes shall be prohibited 
wherever such access may diminish the ability of a natural resource to provide 
habitat, control erosion, and serve other important purposes. 
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2. 

b. The public shall be adequately informed of regulations and prohibitions designed to 
protect natural resources from abuse and overuse. 

Action: In cooperation with the California Department of Parks and Recreation, the 
prohibition against vehicular beach access to the dunes shall be more clearly and 
conspicuously posted at more frequent intervals along the beach and along Grand Avenue 
at the edges of the dunes. 

D. RECREATIONAL SUPPORT FACILITIES 

Ensure that adequate parking and other recreational support facilities are available to the public. 

1. Policies 

a. Public amenities, such as public parking, additional public restrooms, day-use picnic 
units (20 minimum), and beach fire rings (20 minimum) shall be provided by the State 
Department of Parks and Recreation prior to or concurrent with the development 
proposed for the Coastal Planned Commercial area between LeSage Drive and 
Grand Avenue. The proposed 20 fire rings shall be placed on the pedestrian beach 
at the eastern edge of the intertidal zone out of the dune area. The preposed 20 
picnic units and the proposed public restrooms shall be located out of 
environmentally sensiti'tte areas in an already distul'bed location. 

• 

b. Development in the Coastal Planned Commercial zone adjacent to the 
environmentally sensitive habitat area which will be sited and designed to prevent 
impacts which would significantly degrade such areas shall provide additional public 
parking for beach users. Exact number of spaces designated for public use shall be 
determined at the time of project review and depend upon project size and feasibility. • 

2. Actions 

a. lf7 coopemtion with the Cellfcmie Department of Perks end Rtlcfestien the srea at 
the entrence to the Grend Av-entte mmp shalf be fedeslgned to provide better tmffic 
clret:tlatien end §ighting nee,• the remp. 

b. In cooperation with the California Department of Parks and Recreation additional 
trash receptacles shall be provided and maintained near the cul-de-sac of LeSage 
Drive and on both sides of Grand Avenue near the ramp entrance. Trash receptacles 
should also be provided at intervals of 300 feet along the beach itself, particularly 
north of Grand A venue. Trash should be collected at least weekly and daily during 
peak beach use periods. 

eP,. Existing and future sanitation stations shall be well signed in the vicinity of the beach 
and on all coastal access routes. The provision of the existing public dumping station 
with sewer services by the San Luis Obispo County Sanitation District should be 
facilitated to make more hours of station service economically feasible. 

The State Department of Parks and Recreation shall p!Ovide !JlJlimf.~lJJ~~an entrance 
facility to the Pismo Beach State Park. Said facility to be located on Grand Avenue 
right of way. The City shall make this R. 0. W. available to the State Parks and 
Recreation either through easement or abandonment. 
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E. PUBLIC VISITOR-SERVING AND RECREATION FACILITIES 

Ensure the protection of lower cost visitor and recreational facilities. 

1. Policies 

a. Any fees charged in the future in connection with Pismo State Beach facilities within 
Grover Beach boundaries should be minimal and shall be related directly to the cost 
of providing specific services to beach users. Fees should not at any time be applied 
te-fgg~laccess to or use of any part of the beach by either pedestrian visitors or 
vehicles. 

b. Existing public recreational facilities should be preserved. The City in cooperation 
with the California Department of Parks and Recreation should pursue every 
opportunity to provide additional lower-cost recreational facilities. 

2. Actions 

a. The area presently occupied by the LeSage Riviera Golf Course should ~fii.IP~l.a 
designated to permit only this use. 

b. The City shaN cooperate with the Cafifomia Department of Parks and Recreation in 
de"P-elopment of a pienlc area located near the beach but not in a sensmve riparian 
or dune habitat area. 

--~--With the cooperation of the California Department of Parks and Recreation, fire rings 
should be provided at inteNals along the beach north of Grand Avenue near the foot 
of the dunes. 

F. PRIVATE VISITOR-SERVING AND RECREATIONAL FACILITIES 

Ensure that private commercial visitor-serving and recreational uses are given priority over private 
residential, general industrial and general commercial development on lands suitable for visitor
serving, beach-related commercial uses. 

1. Policies 

a. The City should ensure that visitors to the Pismo State Beach are provided with 
easily accessible, private commercial services, particularly those relating to provision 
of food and lodging. A resort motel/conference center on the combined 71 acre 
state-owned and the 15 acres of privately-owned land fronting on Highway 1 is 
strongly suggested by the City. Room per acre density south of Le Sage Drive shall 
be at a maximum of 20 rooms/acre while the room per acre density north of Le Sage 
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Drive shall be at a maximum of 30 rooms/acre. The area south of Le Sage Drive 
shall be Phase I while the area north of LeSage Drive shall be Phase II. : 

The proposed facility shall have the following general design requirements: 

(1) 
(2) 

(3} 

(4) 

{5) 

{6) 

(7) 

(8) 

(9) 

(10) 

A room/acre density of 20 to 30 rooms/acre. 
60% of the project will be at a maximum height of 40 feet while the remaining 
40% of the project shall be at a maximum height of 28 feet; however, through 
staggering and siting the project shall be designed to protect the existing view 
corridors along Grand Avenue and Le Sage Drive and further will create one 
to three additional view corridors to the golf course and shoreline from 
Highway 1. 
Access to the proposal shall be from Highway 1 and Le Sage Drive and not 
from Grand Avenue. 
The entire facility shall be sited and designed to prevent impacts to the 
environmentally sensitive areas of the intertidal, dunes and Meadow Creek. 
The project shall maintain and where feasible shall enhance the filtration 
function of Meadow Creek. 
Conference meeting rooms shall be provided for groups from 20 to 200 
persons. 
The project shall have a maximum site coverage of 60%, the remaining 40% 
shall be in landscaped open areas. 
The project shall have within it both normal restaurant facilities as well as 
lower-cost eating establishments such as coffee shops and snack bars. 
The project's colors, materials, landscape treatment, and general 
architectural design shall be compatible and complimentary to the existing 
natural vegetation and landforms. 
To the extent feasible public parking for day use of the pedestrian beach shall 
be provided on the project. 

b. The City should ensure that the appearance of private commercial structures within 
the Coastal Zone contribute to an attractive, beach-oriented, visual theme which 
enhances the quality of the recreational expenence within the Coastal Zone. 

c. As Public Resource Code Section 30213 does require the protection of lower cost 
visitor serving uses the City designates the undeveloped portion of the Sand and Surf 
Recreational Vehicle Park located on Highway 1 as the area within the Coastal Zone 
to provide a replacement facility for the existing Le Sage recreational vehicles park 
that would be redeveloped as part of the resort motel/conference center. 

2. Actions 

a. The City shall establish a new land use designation which specifically provides for 
those uses which are visitor-serving and recreation-related. Uses which shall be 
permitted under this designation include the following: 

(1) Hotels, motels, restaurants, and cocktail lounges or dancing facilities in 
connection with restaurants. 

(2) Refreshment stands. 
(3) Souvenir shops. 
(4) Convenience services. 

• 

• 

b. Land designated for coastal commercial uses shall be subject to special landscaping • 
and design requirements which will provide and protect an attractive visual theme. 
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c. 

Height limitations shall be more restrictive than in general commercial areas in order 
to avoid obstruction of or conflict with ocean views. Landscaping in coastal 
commercial areas shall occupy a larger portion of building sites than is required in 
other commercial districts. The use of building materials and architectural designs 
which are appropriate to highly visible tourist areas shaf/ also be required here. 
Acceptable modes and materials for developments in coastal commercial areas shall 
be specified in the City's coastal zoning ordinance. 

The City should designate the following areas for coastal commercial uses: 

(1) The land which lies between the west side of Highway 1 and the Meadow 
Creek drainage channel, and between Grand Avenue and LeSage Drive. 

(2) The strip of/and south of Grand Avenue between the railroad easement and 
Highway 1. 

(3) That land presently occupied by the Le Sage Riviera Mobile Home and 
Recreational Vehicle Park. 

(4) That land west of Highway 1 and north of Grand Avenue. 

G. RECREATIONAL DEMAND FOR PUBLIC SERVICES 

Ensure that adequate public services are available for recreational and visitor serving, beach·related 
uses, now and in the future. 

Policy: The City shall reserve a percentage of its water, sewer and street capacities for use by 
beach-related recreation and visitor-oriented developments and land uses . 

H. GENERAL 

1. Policy: All proposed land use plans or proposals and any subsequent development within 
the Coastal Zone of Grover Beach must receive approval by the City prior to the 
implementation. Said land use plans or proposals and any subsequent development shall 
be consistent with Grover Beach's Local Coastal Program. 

2. Action: The City shall adopt the specific plan l!tffly@:f?:li!:provided herein for the area 
designated as Coastaf:f!l.~li!i~'P Commercial . 

City of Grover Beach 
Local Coastal Program 77 

Approved by City Council 
Apri/6, 1998 



FIGURE 3 
CONCEPTUAL COASTAL COMMERCIAL PLAN 
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6.0 PUBLIC WORKS COMPONENT 
of the 
LOCAL COASTAL PROGRAM 

6.1 INTRODUCTION 

The provision of public works facilities ~ water, sewer and transportation services ~ is a central 
concern of the Coastal Act and is designated as the primary mechanism for land use planning within 
the Coastal Zone. Section 30254 of the Act, which establishes certain priority uses within the 
Coastal Zone, states in part that 

"New or expanded public works facilities shall be designed and limited to accommodate needs 
generated by development or uses permitted consistent with provisions of this division ... 
Where existing or planned public works facilities can accommodate only limited amounts of 
new development, services to coastal~ependent land use; essential public services and 
basic industries vital to the economic health of the region, state, or nation; public recreation; 
commercial recreation, and visitor-serving land uses shall not be precluded by other 
development." 

Coastal Commission Regulations concerning the "common methodology" to be used in developing 
local coastal programs further emphasize the importance of public works facilities in land use 
planning. The Regulations require local governments to include the following data in the scope of 
local coastal programs: 

"A. Where the application of the policies of Chapter 3 of the Coastal Act of 1976 
requires limits or conditions as to the amount, timing, or location of public works 
facilities, an analysis shall be made to determine: 

1. Existing and proposed capacities of such relevant public works systems; 

2. Key decision points for stages of facility expansion, and 

3. What portion of public works facilities capacity is allocated to new 
development within the area and what portion is reserved for priority 
uses ... " 

This section of the Local Coastal Program contains the data on existing and proposed public works 
capacities required by the above regulation. In order to prpvide a basis for determining the extent 
and manner in which capacities will need to be allocated, an analysis of existing and potential 
demands for public services is also presented in this section. The allocation of remaining facility 
capacities to the priority land uses of Section 30254 of the Coastal Act, and the means of achieving 
these allocations, will be discussed in the final pages of this chapter . 
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6.2 WATER SUPPLY 

6.2.1 EXISTING SUPPLY 

As noted in preceding components of this document, Grover Beach relies primarily upon two sources 
for its water supply, the Arroyo Grande!f:i.f:lltgifli,li Groundwate~l~flibasin and the Lopez 
Reservoir Project. Water from these two sources is blended .in City facilities and delivered to nearly 
all of the City's residential, commercial, and industrial uses. A very small number of residential 
developments and all agricultural activities rely on individual private wells. 

A. Arroyo Grande Groundwater Basin 

The groundwater basin serving Grover Beach has been discussed in the chapter of this document 
on Coastal Resources. Significant characteristics of the groundwater basin are summarized below: 

Replenishment: The chief sources of groundwater replenishment for the basin are urban and 
agricultural runoff, and precipitatio~. Periodic rele~ses from the Lopez Reservoir tot~~.!'}~. 
4,200 acre-feet per year also contnbute to the bas1n water table. The Arroyo GrandSi\"il.li 
~ii!i§JilMJI§~i~\!pgBasin is recharged at an estima~~~ .. aye.~age._ rate.. ~! .. ?.,ZQ.Q .... ~9f.~f~-~~. ~~F 
ear: 1 300 acre-feet of which are a ricultural retumJtilfiiSifliifiaifiTS.ofjb()n:§trumei:talr~\>t:Oina ~J~ti)t~gff@(g~]jtflii:!mJi.111Jjfi~~~j)~·ttqg(~!J.pl9!&f·.·.·.· .. ·.m.·.·,.·.· .. ·.· .. ·>.·.·.m.w.w .. ·.·····'··········.w.· ... ,.-........ w.·.w . .w •• ·.w.·.w.·.l~Lm.·.· . .w~'· 

· The groundwater of the shallow Si.i§lS.§§li~lililfm§IIRnilaquifers of the Arroyo 
Grand .· ............. Y~)[Miii BJ.I~§asin is not of the best quality. Nitrate levels fluctuate between 

• 

• 

about 25 milligrams per liter and 125 milligrams per liter. The maximum nitrate level 
recommended by the State Health Department is a concentration of only 45 milligrams per 
liter. Both the high eol'!eeRtratiol"'s aRd fluetuatiol"'s of groundwater nitrates are attributed • 
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Groundwater Extraction: The City extracted approximately ars-§§§j::acre-feet from the 
basin i 

B. Lopez Reservoir Supply 

Servjce Area: The Lopez Reservoir project, completed in 1970, has a potential service-area of 
approximately 12,460 acres overlying the Arroyo Grande groundwater basin. This service 
area has been designated as Zone 3 of the San Luis Obispo County Flood Control and 
Conservation District. It is estimated that the reservoir presently serves a population of 
24,610 . 

Safe Seasonal YieldSt6ii§i"'O'a'p8CJfi: The Lopez Reservoir has a storage capacity of 50,000 
s;n~QQ'acre-feet. After subtraction of the 4,200 aere feet ·w·hieh are released annually to the 

fii~~fi~ii~~~H~~~i~B1Ji;{f~~i;{~iJifdt.*-iirfilm~;J;~~;.~~~tii\i 4'
530 

aere fee(!mftg 

In 1969 the City of Grover Beach contracted with the County for an annual entitlement of up 
to 800 acre-feet. Water supplied by the Lopez Reservoir can be provided to the City at a 
peak flow rate of 1.8 times the average daily rate, which is presently 717,000 gallons per day. 
The remainder of the safe yield is contracted to the cities of Arroyo Grande and Pismo 
Beach, and County areas. 

Lopez Water Consumption: In the past three years deliveries of water from Lopez Reservoir to 
Grover Beach have reached or exceeded the City's maximum annual entitlement of 800 
acre-feet. As in each of these years, surpluses have been declared at Lopez and sold at 
reduced rates. 

The maximum delivery during tl'lis tl'lree year period, received in September 1976, ·was 118 
aere-feet or 1.8 times greater than the average monthly delivery. In the Cit~'s Master Plan 
for Water and Se-tterage Systems {Boyle Engineering, 1968), a ma~imum allovtable peak 
factor of 1.3, or a ma~imum monthly delivery of only 87 aere feet, was recommended . 
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In the City's Facilities Rese1::1ree Study {C.D.M., 1978), the increasing reliance ~::~pon Lopez 
Reserv·oinveter is noted. Betv•een June, 1977 end February, 1978, the City produc;:ed a total 
of 801 sere feet of water. Of this eme~::~nt, 68 pereent was obtained from tl"le Lopez Reserv·oir 
end 32 percent from m~::~nieipel 'tt'OIIs. 

6.2.2 DELIVERY SYSTEM 

A. Distribution and Storage 

" . ' ' 

· ·.,: .. Water f~om the groundwater basin and from the Lopez Reservoir is stored in 
I"AcAnl·n·. rs with a total capacity of af:~i[l]!million gallons. Two 200,000 gallon tanks and a booster 
pressure system serve the higher elevations. 

The two smaller tanks and the booster pressure system, fed by the larger reservoirs, supply water 
to the higher elevations while the larger reservoirs supply the remainder of the City directly. 

The water distribution system consists of a network of I),Jfm!.f.i!lfimains up to 16 inches in diameter. 

B. Service Connections 

The City's water system now serves all land uses within the City, with the exception of agricultural 
activities and a small number of residential developments which are supplied by private wells. As 
of--4978,[[l[dlll§, the following numbers and types of land uses are provided with iiU&!~!11City water 
service. 

TABLE 1 
Water Supply Service (~~[1,1§) 

Land Use 

Residential 

Commercial 

6.2.3 EXISTING CAPACITY 

Number of Units Served in Number of Units Served in 
Coastal Zone 

• 

• 

The City's new qi_(pj[!iwell, because of its high~f: quality water, can provide a safe annual yield of 
between 1700 and 1800 acre-feet per year. With the 800 acre-feet of water provided by the Lopez 
Reservoir, the City's total water supply capacity is between 2500 and 2600 acre-feet per year, an 
amount adequate for an ultimate population of between 14,700 and 15,300 (COM, 1978). • 
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6.2.4 EXISTING DEMAND 

From an analysis of the 1978 demand for water by COM, it is evident that the largest share of the 
City's water is demanded by residential uses, both in the City as a whole (1,015,648 gallons peF day 
average) and within the boundaries of the Coastal Zone (175,000 gallons per dey). It should be 
noted, however, that an estimated 3 percent of the City's single-family homes, 7 percent of its multi
plex units and over 60 percent of its mobilehomes are used only seasonally as vacation homes. The 
number of vacation homes within the City's portion of the Coastal Zone is not known at this time but 
is probably disproportionately high. For example, approximately 42, or 70 percent, of the 60 
mobilehome units located in the mobilehome park west of Highway 1 are used as vacation 
residences. 

A disproportionately large percentage of the City's industrial demand for water is generated by 
industrial uses within Coastal Zone boundaries. None of the industrial uses located within the City's 
portion of the Coastal Zone are coastal-dependent industries. 

Agricultural uses within City boundaries, as mentioned, are supplied with water drawn directly from 
the groundwater basin by private wells. It is estimated that the total agricultural demand for water 
is 118.4 ~~§fi~lacre-feet per year, making the total City demand upon the groundwater basin 
approximately 5t5-j,}.1#'§li!acre-feet p~r..year. The limited.~.9.ricultural activity within the City's portion 
of the Coastal Zone uses about 2-Qiffi![percent or 2&.8-g~;j:~:;;acre-feet of the total annual agricultural 
demand. 

6.2.5 POTENTIAL DEMAND 

Projected demands for City-supplied water are based on build-out capacity requirements of existing 
land use plan and zoning designations. The data indicate that there is potential for a significant 
increase in industrial demand for water within the City's portion of the Coastal Zone. Conversely, 
the proportion of the Coastal Zone demand represented by residential uses is expected to decline 
because a relatively small amount of land within the Coastal Zone is designated for residential uses. 
A large number of existing residences here were constructed prior to enactment of the City's zoning 
ordinance in 1973 and are located in areas now designated for non-residential uses. Recreational 
and general commercial demands upon the City's water supply are expected to remain fairly 
constant. A large share of the City's total recreational demand for water will continue to be 
generated by uses within the Coastal Zone, primarily due to the large amounts of water used to 
irrigate the public golf course. 

Agricultural demand upon groundwater within the City is expected to decline steadily until it ultimately 
represents an insignificant percentage of total groundwater consumption. Within Coastal Zone 
boundaries it is anticipated that the agricultural demand for water will be phased out entirely within 
the next 10 years as existing uses are replaced by low·density residential or industrial development. 

6.3 SEWER SERVICE 

The sewer system which presently serves Grover Beach carries City wastewater to a treatment plant 
located to the south in the unincorporated community of Oceano. This treatment plant was placed 
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in operation in 1966. Prior to that time the City had no public sewer system and all developments 
were served by septic tanks. The treatment plant is operated by the South San Luis Obisp9 County 
Sanitation District which was formed prior to construction of the plant. 

SERVICE AREA 

6.3.1 SEWER SERVICE SYSTEM 

The existing sewer system which transports wastewater from Grover Beach to the treatment plant 
serves nearly all development within the City. The numbers and types of units served are similar to 
those supplied with City water, although a small number of residential and commercial uses which 
receive City water, rely on septic tanks for wastewater disposal. The table below presents the 
numbers and types of uses served by the City's sewer system in-49.:ra,jt[;l§. 

TABLE 2 
~~rm~!~~[~l~~~~:~::~::!::;::~:::::;:::::::::~i:ir~~~!~~:i:l~i!::::::;;;;~::i:I::l:i!~;::i:::~~~f::i:~:~,lilirit§@l¥.11:1!.l.1111t 

Land Use Number of Units (City) 

Residential ~at ~at 

Commercial 4=191~9 

Industrial 4affiiil 

{Jiijlijf ~ 

Nt1mber of !:!nits tCoastal 
time} 

642 

+9 

44 

Wastewater from these deve.!?J?.~.~·m~~ i.~ .?~rried in pipes of vitrified clay ranging from 6 inches to 15 
inches in diameter. A tfttei<.-;~~~~:Jim&jinterceptor sewer system of pipes ranging from 18 inches 
to 24 inches in diameter conveys collected wastewater to the treatment plan in_ Oceano. 

The City's Facilities Resource Study (COM, 1978) indicates that the existing system is in excellent 
condition. Service expansion is planned to include 32 acres in the southern portion of the City, some 
of which is in the Coastal Zone, ·e·v'hieh is at this time relati¥ely t1nele¥eloped.~~~R¥~l~imiti.fiiJUii. 
~rif:~:::ii1ilfif!Qii~i.!HiU~1~mlii: 

'NASTEWATER EFFLI::!ENT QI::!ALITY 

The District is constructing a nen· ot1tfall line and is tinder eot1rt order to make plant impro·vements 

• 

• 

which ~;viii 1:1pgraele Vt'Sstewater effft1ent quality. A summary of the plant influent and effft1ent • 
Vt'Sstewater characteristics for the last fot1r years is presented in Table Ill. 
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TABLE Ill 

Waste·Q~·ater Influent emd Effluent Quality 

¥ear Average Influent Effluel'!t 
Flew (Mgd) 

899 86 aee ss 
II\ .II\ fmtJil1 ~ "'l:1' 'l:1' 

49=t5 4:4 -492:-8 aee-:-1 00 ar 

49=tS 4:-4 454-:4 24&:6 4-+.-3 48-:-r 

~ +.5 46&:9 28-4:-9 4-4-:2 4&.8 

49.:t8 -=1-:f ~ 200:-6 4-4-:2 :2-4-::2-

6.3.2 SEWER CAPACITY 

A. District 

The existing District treatment plant was constructed with the design capacities shewn bele't't'. 

Average Dry Weather Flevt 2.5 million gallons/day 
Peak Dry 'A~ather Flew 4.0 MGD 
Peak 'Net Weather Flew 5.0 MGD 

.::-.:.. · :. , .. :.: .. ,. ·' ... : ... , .. treatment plant was originally 
designed to facilitate expansion, in stages, to an ultimate capacity of 10 MGD. Capacities to be 
achieved through phased expansion are shewn below. 

Phased Plant Capacities 

~-
,.... 

Construction '-'''"'l:1"' '"''"'"'"""'".1 
Stage 

1"'1. . -,...-·-··-
fnffiaf ao,ooo 
Intermediate ao,ooo 
I:Htimate 50,000 

Souree: Jemks BfldAdamsefl, 1976 

B. City 
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2-:-5 

r.-5 
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,.,, ,.., --·. ·-·-··.- --,...--··; 
n ,_,, 

ao,ooo 
60,000 

110,000 

t• ~""!"'\' ,., ..... ~ 

2-:-5 

5:-9 
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In 1964, prier te construction ef the treetment plent, Oro·t'er Beech contreeted ··•·ith the South Sen 
Luis Obispo Ceunty Senitetion District fore pereentege of the District's seNiees. The cepecity rights 
resel"t'ed by the Cit)· in its contreet ·with the District ere shovtn in the teble belovt'. · 

Treatment Plent 
~ .. 

Peek Flew 

Grover Beach Sewer System Capacity 

2.5 MOD 0.925 MOD 

5.0 MOD 1.850 MOD 

Offshore Outfell 8.5 MOD 8.100 MOD 

6.3.3 PRESENT DEMAND 

87.0% 

87.0% 

As in the case of water consumption, the demand for sewer service is generated primarily by 
residential uses both Citywide and within the Coastal Zone. Sewer demands generated by 
recreational, general commercial, and industrial uses also follow the pattern seen in water 
consumption. Nearly the entire City re,creational demand for sewer service is generated by uses 
within the Coastal Zone. The City's industrial demand for sewer service also originates largely within 
Coastal Zone boundaries, although as noted earlier, none of the present industrial developments are 
coastal-dependent. 

6.3.4 POTENTIAL DEMAND 

The assumptions to be made based upon the projections for sewer service demands are similar to 
those relating to projected water.demands. Residential use within the Coastal Zone will continue 
to demand the greatest percentage of total sewer service for the Coastal Zone, although it will 
generate a slightly lower percentage of the total than does residential development City-wide. 
Industrial development will represent a slightly decreasing percentage of Coastal Zone demand. 
Uses within the Coastal Zone will ultimately generate about one-fourth of the City's total industrial 
demand if existing zoning designations are implemented. 

Recreational demand for sewer service will continue to rise predominantly from uses within the 
Coastal Zone, although a slight decline in the percentage is anticipated as visitor-oriented uses are 
established throughout the City. Under existing land use and zoning designations, developments 
within the City's portion of the Coastal Zone will ultimately be responsible for approximately ·13 
percent of the City's total sewerage demand. It should be noted thet between 1990 end 2000, the 
City's total SC'vvage fle'i't' will exceed the share of the existing treatment plant eapacit)' fer ·which 
Orov·er Beach has contreeted. The City's share of the e><:isting peak flew capacity will be exceeded 
during peak recreation periods at least before 1990. 

It is unliltely that the City will be able te acquire a larger share ef the present plant's 2.5 MOD 
eapacit)· ff'em the ether members ef the District. Fer this reason, the only means of increasing the 
Ciey·'s O'tvn treatment capacity will be through expansion ef the entire plant's eepacity. 

Existing plant facilities as noted, are designed so that its facilities may be doubled to a capacity of 
5 MGD, and then, in the third phase of development, expanded to an ultimate capacity of 10 MGD . 
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Expansion of facilities to a capacity of less than 5 MOD in the next phase of plant de·1eiopment is 
net considered eeenemieally feasible by District engineers . 

Reclamation of wastewater effluent has been considered by the Sanitation District as a potential 
means of effluent disposal. In the District's Project Report and Environmental Impact Report, 
produced in 1976, this alternative to ocean disposal of wastewater ~§:!)examined. 

The reclamation altemative discussed in the District's Project EIR (Earth Metrics, 1976) consists of 
a plan to use treated effluent fer irrigation, beth locally and en land, some distance ffem the 
treatment plant. Locally, reclaimed wastew·ater could be used fer irrigation of the LeSage Golf 
Course in Grover Beach, the Slacl<: Lake Golf Course south of Oceano, dune areas which owners 
vv'ish to stabilize, and some agricultural lands nearby. Use of reclaimed ·waste"tvater en lands farther 
from the treatment plant would also be possible ·with the construction of facilities to pump treated 
effluent to the Cienega Valley and Nipomo Mesa areas fer irrigation of citrus fruits and avocados. 
In the Project EIR it is estimated that at least 375 acres would be required to utili~e projected 
V9'8ste"ovater flews. Sixty additional acres would be needed fer the site of a winter storage reservoir 
and eight)· acres fer a buffer area. Larger amounts of land ·w·euld be needed if the reclaimed water 
is used at a lesser rate. 

The use of reclaimed 't9'8stewater fer irrigation has several advantages, including the fellewing: 

a. Use of reclaimed waste"o''l'Bter for irrigation would ir'lerease the amount of ·water 

b. 

available for other purposes and would postpone or eliminate the need to seek new 
·water supplies in the future. 

The use of reclaimed wa:Stevv·ater, which is seme"tvhat higher in nitrates and ether 
nutrients than ordinary domestic water, could reduce the amount of fertili~er needed 
fer agricultural af:)plieatien. 

e. Land disposal of treatment effluent would reduce the amount of water Vi'hieh must be 
discharged and lost to the ocean. 

Despite the abo•1e described adv·antages of utili~ing the treatment plant's effluer'lt fer irrigation, 
introduction of this method of wastewater reclamation faces several obstacles. Chief among these 
is the problem of finding a sufficient amount of land a·1ailable fer irrigation ·with treated efftuent. Most 
local agricultural lend is primarily in vegetable production end State •lealth Standards fer w•astewater 
reuse en such crops require a le·9•el of f:)retreatment which would mal<:e il'f'igetion with wastewater 
economically unfeasible in the immediate •,ticinity of the treatment plant. An additional obstacle to 
the use of reclaimed water locally is the present high level of the water table whien has resulted ffem 
a decrease in groundwater consumption since the construction of the Lope~ Re:Serveir. The 
presence of groundwater near the surface, used directly· by small irrigatoF:S and few residential 
developments in the area could create conflicts with State llealth Stand~rds if reclaimed wastewater 
't'9'ere percolated into the soil locally. 

A second approach to ·wastewater reclamation, that of transporting treated effluent to the Nipomo 
Mesa for agricultural irrigation, appeaF:S mere feasible. The Nipomo Mesa and Nipomo Valley 
comprise 10,000 acres of petentielagrieulturalland averaging five miles distant from the treatment 
plant. This area is presently experiencing a vtater shortage and it is expected that en adequate 
demand for reclaimed weste·v-'l'Bter for il'f'igatien vvill exist there except during the winter month:!. 
There are, however, tv~·o major obstacles to disposal of wastewater in this mar'lner. The most 
suitable crops fer the Nipomo area are citrus and subtropical crops such as avocados. t lewever, 
these crops require water which is relatively lew in total dissolved solid:! (TDS}. Nipomo 
groumhvater is belo·t•' the maximum TDS level for these crops, but reclaimed waste·t.;ater has a TDS 
content which is :Substantially above it. Therefore, to produce reclaimed vtastewater favorable to 
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crop production, the effluent ·;veuld ha"t·e to be partially deminerali:2:ed prior to use or blended with 
a IO't't' TDS water from some ether source. The latter approach appears to be the most practical. 
An additional and costly prerequisite fer reclaimed 't"+'8Stewater use en the Mesa is that of pumping 
and transport facilities bet\veen the treatment plant and agricultural users. In addition, land fer a • 
storage tank and buffer area ·iieuld need to be purchased. These costs make such a reclamation 
program the most expensh·e method of 'i't'astevt'8ler disposal, in teFms of both immediate capital 
costs and long teFm operating costs. The Prejeet Cn't·ironmental Impact Report estimated that the 
eost of implementing the t't"8sterv't'8ter reclamation program would exeeed that of eon'v'entienal ocean 
outfall disposal by as much as 40 percent. (Earth Metrics, 1976) 

It is possible, herwe"t·er, that the eost of reeyeling 't't'8stC\·t'8ler fer irrigation eould be partially reco .. ·ered 
through the consero·atien effects such a program would ha .. ·e on water supplies. It is also possible 
that a system which relies in part on oeean outfall and in part on reclamation fer ·ovastewater disposal 
could be de·veleped. Such a system would be less costly than full reclamation and v;ould ensure 
consef'tatien of at least some of the water 'ithich would otherwise be lest to the ocean. 

6.4 CIRCULATION 

6.4.1 EXISTING SYSTEM 

A. STREETS 

Three major streets provide access to Grover Beach's portion of the Coastal Zone. These streets 
are described below: 

North F;~~~;~~~~t~;e~~ :~:e!r;;~T~~imri.iaiil;i~§.~;a.,fiill~~~~~:~:::~~~=s~ ~~u~:"::~7~~ e 
Highway 101 and linking this State highway with Grand Avenue and Pismo State Beach. The 
northernmost portion of North Fourth Street is a winding two-lane street which bisects Pismo 
Lake, a large marsh. This of the street is to a width of of its 
70-foot · · · South 
of traffic 

North Fourth Street intersects Grand Avenue approximately one mile south of the Highway 
101 exit. This intersection lies one half mile east of the Grand Avenue ramp entrance to 
Pismo State Beach. Parking north of Ocean View Avenue on North Fourth Street is 
prohibited at all times. 

Grand Avenue: Grand Avenue is primarily a commercial street. In addition to serving commercial 
needs, Grand Avenue provides access to Pismo State Beach for both local residents and 
out-of-the-area beach visitors. Within Grover Beach limits, two freeway exits are linked to 
Grand Avenue by local streets. One of these exits, at North Fourth Street, lies within the 
boundaries of the Coastal Zone. 

Grand Avenue's right-of-way is 100 feet wide for its entire length. Between the City's eastern 
Coastal Zone boundary and Highway 1, Grand Avenue is paved and sidewalks are provided 
on both sides of the street. West of Highway 1, Grand Avenue is paved to a width of 45 feet 
and a sidewalk is provided along the northern side up to the vehicular ramp entrance to 
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Pismo State Beach. On both sides of Grand Avenue, parallel parking is permitted. Some 
areas are limited to two hours while other areas allow 72-hour parking. Parking :SJ:laees for 
a fevv· ears are a·vailable near the ramp entrance. This portion of Grand Avenue near the 
ramp entrance is often critically congested at peak use periods, particularly when high tides 
hinder access and egress of beach visitors in vehicles. 

Highway 1: This State Highway, also called Pacific Coast Highway, serves primarily as a State, 
regional, and local coastal access route within Grover Beach limits. The land west of 
Highway 1 is largely within Pismo State Beach, although a mobilehome park fronting on the 
Highway and a gas station &ii§nl1Pifiii:1Just north of Grand Avenue are privately owned. 
Along the east side of Highway 1, north of Grand Avenue, lies the Southern Pacific Railroad 

easement. So~th of G~:~:~·.:~Y:,;!.J,~·if:r!D,;,E~,ilre,~,~,,.,;~,~,;~,;,~,!,, i~. s~pa.rated from the Highway 
by a narrow stnp of Jan ~:::::lWO§::~~Q~, .. :,.§m:~P~rtrqq,,gJJnt~;§1!1!~ nh1eh 1s owned the 
and as a recreational vehicle area. · · 

:····· 

· . ..-•·,•'• 

Avenue is the only inland street within City boundaries which 
intersects Highway 1. The llighttray is paved to the full width of its right·ef vv·ay, '9Vhieh is 66 
feet north of Grand A't·enue and 80 feet south of Grand Avenue. The Califomia Department 
of Transportation has proposed to widen Highway 1 •with a paved shoulder just north of 
Grand Avenue. The shoulder will provide a tum out lane and a bicycle f;)ath. Parking is not 
permitted at any time on Highway 1 within Grover Beach. Emergency parking is possible on 
some portions of the west shoulder of the Highway, both north and south of Grand A venue, 
but is difficult and dangerous during peak use periods when the Highway is used. 

8. ADDITIONAL PARKING FACILITIES 

Off-street parl<ing within the City's portion of the Coastal Zone is limited. Fl.(~ij~g~l~ree public 
parking for visitors to ~~§jjj;f$1~tl!e: ·a' ::'' e LeSage Golf Course is available off LeSage Drive 
west o!..._t!i_phway 1. This~§~ parking area;_, · ...... .. ~Y-~9.;. l~]§.nl. provides space for about 48-ii;§ii'cars 
and is-~[g::used in an average day at about half it!-;lti~Y.tcapacity. During peak use periods, however, 
which usually occur in the s4mmer months, the golf course parking lof~!:!it~ is-often used at capacity 
and often has an overflew of vehicles ·.-;hict=l find p~!IFking near the LeSage Riviera Restaurant en the 
south side of LeSage Drive. 

Pismo State Beach itself presently provides parking space for both local and out-of-the-area beach 
visitors. At low tides the beach within Grover Beach has a capacity adequate for approximately 100 
moving or stationary vehicles per hour. This capacity is frequently exceeded during peak use 
periods, particularly at high tides. Closure of the nerthem portion of the beach to vehicular use 
vteuld create a significant demand fer additional parking facilities off the beach in the general area 
of the Grand Av·enue ramp entrance. 

C. SoUTH COUNTY AREA TRANSIT {SCAT) 

The South County communities, of which Grover Beach is one, are in the ~filfl.i~~~f:}tfj;fyear of 
a subregional f1i~9i!)m9Ul.:f!transit system which serves area residents. As of January,-498-f:i~W~~~. 
service is offered five days per week and utilizes twe-{~~;(\buses, each with a seating capacity of 25. 
The average ridership per day is about-aao:0~Q. During the summer months, daily ridership levels 
often are higher, largely due to greater use of the system by younger residents as a means of 
transportation to the beach.'!~!l'~v~ril6~;:;ij~~r~~q:;&~iti"!li\'~r;~'::!'n9tii.§~:;Jhtn~~:tiniP:iJ§119m~g~(~g;; 
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6.5 IMPACTS ON PUBLIC SERVICE DEMANDS 

The data on projected demands for water, sewer, and circulation services presented in the preceding 
pages are based upon present commitments to development as shown in the City's Zoning Map and 
Land Use Plan. However, in order to implement the policies of this document, some of the 
designations presently applied to areas within the Coastal Zone will have to be altered. These 
alterations will change the City's present commitment to development and so affect the distribution 
and level of public service demands generated by land uses within the Coastal Zone in the future. 
Probable changes in future public service demands which will result from changes in land use 
designations are addressed below. 

6.5.1 RECREATION 

Within Grover Beach's portion of the Coastal Zone, implementation recommendations concerning 
access and recreation will alter future land use patterns and projected public service demands. 
These land recommendations and their expected impacts on water, sewer and circulation demands 
within the Coastal Zone are discussed below: 

1. Closure of the beach north of Grand A'tenue te vehicles: As the Ocean View Ramp in Pismo 
Besch was closed in early 1980, this recommendation, when implemented, w·ill alter 
·9·ehieuler reerestionel use of the beeeh signifieantly, in that no vehicular use ·•viii be allowed 
on Pismo State Besch, generelly north of Grend A·i·enue. In combination with recommended 
increases in v•isitor oriented public and pri·vate sef"t·ices near the beach, this action vveuld 
probably result in an increased amount of pedestrian beach uS'e and an eccompanying 
increese in the demand placed upon public sei"Vices by uses loeated near the beach. In 
particuler, this action, which would incresee the number of "park and 'v'talk" beach 't'isitors, 
would increase the need for public parking facilities near the beech entrance. Additional 
restroom feeilities and shCYt'ters will else be required to seNe the edditional pedestrien beach 
·i·isitors entieipated as the result of providing a pedestrian only "beach play" aree. 

2. Improved access to the beach: Several recommendations would result in easier access to 
the beach in the future. Recommendations relating to improved access are, in general, 
oriented toward day use and non-vehicular beach use. Improved pedestrian access to the 
beach will result in increases in the frequency and turnover rates of local beach use, and in 
corresponding increases in the demand for public services, particularly off-beach parking and 
restrooms. Increases in beach use frequency and turnover rates associated with greater 
local pedestrian use will probably have a more significant impact upon average daily service 
demands than on peak service demands in the Coastal Zone. 

Additional recreational facilities: The development of recommended recreational facilities at 
Pismo State Beach within Grover Beach will increase demands for public support facilities 
to some extent. The additional opportunities for beach day use activities will also increase 
the future demand upon private commercial services, particularly restaurants and other food
related businesses. Impacts of this type will probably be significant during peak recreational 
periods. 
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Private recreation and visitor-oriented facilities: The proposed "Coasted Commereial" Ml$!t9t 
§g(V!p~~:::~land use designation will probably result in a greater number of visitor-oriented, 
commercial land uses within the Coastal Zone. Public service demands by such uses will 
tend to reflect the public beach use patterns, i.e., there will be a substantial difference 
between average daily demands and peak period demands. Food service and transient 
lodging uses in particular are subject to such wide variations. Near the public beach such 
businesses may have a peak use factor as great as Item 3. 

5. Additional parking facilities: The recommendations that additional parking be provided and 
that existing parking facilities be impre·ted, will, in part, meet the additional public service 
demands generated by ether recommendations. · lle'tvever, the availability of ne'i't' parking 
facilities may also attl"'!!et greater numbers of users who will require other public services as 
·o·.ell. Until the proposed parking facilities are de·v"eloped, it ·.viii not be possible to determine 
the e)dent to which this e~anded service will generate a still greater demand for parkiRg and 
other public services. 

6.5.2 RESIDENTIAL 

The Coastal Act gives low priority to residential development within the Coastal Zone. Grover 
Beach's portion of the Coastal Zone contains a substantial amount of low and moderate cost housing 
comprised mainly of small, older single-family homes. To protect this existing housing stock from 
economic forces wh!ch will hasten its demolition and replacement with new, more expensive 
housing, much of the land presently designated for high-density residential uses .will have to be 
redesignated for residential uses compatible with the single family heme. A reduction in permitted 
residential densities will also be required iR some envirenmeRtally seRsitive areas. The impact of 
policies oR the Git)'s commitment to residential de·i·elepment will thus be a general reduction in the 
number of future potential d·ttelling units within Coastal Zone boundaries. The most significant 
reductions will occur in the commitment to apartment developments which 1vill be reduced to less 
than half of the present Coastal Zone commitment. A smaller reduction in the commitment of 
Coastal Zone land to single family residential development will also occur. llewe·ver. •.. ~h~ number 

A. WATER AND SEWER 

The overall impact of these changes in residential land use commitments within the Coastal Zone 
on water and sewer needs will be a reduction in the ultimate potential demands generated by 
residential uses. 

8. CIRCULATION 

The changes in the City's commitment to coastal residential development will also result in a 
reduction in the residential demand upon the City's circulation system. Reduction in future average 
daily traffic flows will be most significant on North Fourth Street and on Grand Avenue, the two 
coastal access routes which serve the largest amounts of commuter and local traffic. Because 
residential development in Grover Beach contributes a greater share of traffic to average daily flows 
than to peak flows, which are usually recreation·oriented, reductions in coastal residential 
commitments will have a greater impact on average daily traffic than on peak hour traffic demands. 
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C. PARKING 

Because off-street parking facilities associated with coastal access routes are in demand primarily • 
during peak recreational periods, and because residential development must, by City ordinance, be 
provided with substantial private off-street parking space, a reduced residential commitment is not 
expected to significantly alter projected demands for public parking in the City's portion of the Coastal 
Zone. 

6.5.3 COMMERCIAL 

The Coastal Act gives very high priority to commercial land uses which are recreation-related and/or 
visitor-serving (Coastal Act, Section 30222). Within Grover Beach's portion of the Coastal Zone, no 
suitable areas are spe9i~~l.l.:t .c:.C?.mmitted to recreational and visitor-serving uses at this time. 
However, several areas ifilr.~JYJ~designated as "highway-commercial" districts permit recreation 
and visitor-oriented as well as general commercial development. In compliance with Coastal Act 
policy, these areas are being designated for recreation and visitor-oriented uses only. This 
designation may not affect the annual amount of the commercial demand for public services, but will 
alter the pattern of that demand. General commercial development generates only moderate peak 
period and peak day demands for services, while recreation and visitor-oriented commercial uses 
generate relatively high peak period and peak day demands. 

The impacts of the expected increase in future recreation-related commercial demands resulting 
from implementation of these policies were considered in developing the projections for recreational 
demands which were presented earlier. 

A. PARKING 

The potential general commercial demand for public parking facilities within the City's portion of the 
Coastal Zone will be decreased through implementation of this document's policies, although the 
demand generated by recreation-related commercial developments will be greater. As the result of 
this change in the type of commercial demand which will predominate in the future, peak period 
parking needs will be increased, particularly on Grand Avenue where the greatest potential for high
turnover, recreation-related commercial activities exists. Perking facilities te serve en edditienel 30 
ears at peek perieds ·will be needed neer Grand Avenue behveen Feurtn Street end llign·ftey 1. 

6.5.4 INDUSTRIAL 

Coastal-dependent industrial uses are given high priority in the Coastal Act. However, within Grover 
Beach's Coastal Zone, the entire coastline is owned by the State of California and its primary use 
is recreational. This makes the major portion of the Coastal Zone area unavailable for coastal
dependent industries. 

A. WATER AND SEWER 

There will be no change in the ultimate and potential demand for water and sewer needs for areas 
designated for industrial land uses within the Coastal Zone. 
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8. CIRCULATION 

Under the existing industrial commitment, industrial development in the Coastal Zone will not 
contribute a significant amount of traffic to coastal access routes due primarily to the relatively small 
amount of employment which industrial uses permitted in Grover Beach generate. Parking needs 
generated by industrial uses must be met on-site under the City's present zoning ordinance so that 
a reduction in the Coastal Zone commitment to industrial development will not have a significant 
impact upon public parking demands. 

6.6 SUMMARY 

6.6.1 WATER SUPPLY 

City· VVide 

1. Grover Beach has the capacity to provide 2, 706?~1-l.Q~jtg['gii,§pp acre-feet of domestic water 
per year. 

2. As of ~l~Ithe City uses approximately 4;497-acre-feet of domestic water per year, or 
about 45 percent of its present yearly capacity. 

3. Approximately 118.4 ~~§~~acre-feet per year of groundwater are drawn di 

4. 

roundwater basin for uses within the 

Of the total City-wide demand for water, 3 ~;i~ijpercent of the demand is contributed by 
recreational uses, 1 pereent by general commercial uses, 95 ~::~percent by residential uses, 
and 1 percent by industrial uses. Under existing development commitments of the City's land 
use plan and zoning ordinance, the percentages of total city demand generated by 
recreational, residential, general commercial, and industrial uses will remain relatively stable. 

COASTAL ZONE 

5. Uses vi'ithin the City's portion of the Coastal Zone presently require approximately 286.6 acre
feet, or 23 pereent of the City's current demand fer domestic water. 

6. Agricultural uses within the Cit)'s portion of the Coastal Zone dra·w approximately 23.8 acre 
feet of ground·tt'l!ter directly from the groundvtater basin per year. 

7. Of the total Coastal Zone demand for ·water, 14 percent of the demand is contributed by 
recreational uses, 1 percent by gel"''eral commercial uses, 82 percent by residel"''tial uses, and 
3 f'ercent by industrial uses. 

a§. Within the City's portion of the Coastal Zone, the distribution of water demand under existing 
commitments may be expected to follow a pattern similar to that of the City as a whole. 
However, the coastal industrial demand for water will ultimately represent a much smaller 
percentage of total industrial demand as industrial land beyond Coastal Zone boundaries is 
developed. 
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6.6.2 SEWER SERVICE 

2. As of 1979, the City's e·o·erege ·evesteweter fiO'tt is .eaa MOD. 

a. Because over 60 percent of the City's total daily sewerage flow is composed of domestic 
water, the present distribution of the City's demand for sewer service is similar to that of the 
domestic water demand. Recreational demand, however, is somewhat lower for sewer 
service than for water because approximately 21,800 gallons of domestic water per day are 
used to irrigate a public golf course and percolate directly into the ground or are lost as runoff 
rather than entering the City's sewer system. 

4. The residential demand for sewer service is by fer the highest, contributing 96 ~ereent to the 
City's total deity flo1·•· end 72 pereent to its peek flow. 

5. Gene rei eommereiel uses eontribute 1. 7 pereent end .85 ~ercent to e·o·erege end ~eek flo't'ts 
respeeti"o'ely. 

6. Industrial uses contribute the smallest demand, about 1 pereent of the e·t'erege flo'i~t', end only 
4/10 pereent of the peek flew. 

7. Recreetienel uses contribute e disproportionately large share to the City's ~eelt fle·t•'. The 
e·terege deity flew is about 1. 7 pereent of the tetel everege flow while the reereetienel ~eek 
flow is almost 2.9 percent of the City's tote! ~eelt flow demand. It should be noted thet 
recreational uses ere the only type of use which contribute e higher pereentege to the total 
peek flew then to the total e't·erage flow. This condition a~n be attributed primarily to the 
large numbers of "o'isitors who eome to Gro·t'er Beech end Pismo State Beech only during e 
limited number of holiday periods.· 

Coastal Zone 

8. Uses ·within the Cit)ls portion of the Ceestel Zone generete en average daily sewerage flow 
of .119 million gallons daily end e ~eel< flow of .265 MGD. These figures represent 
a~prex:imetety 19 pereent of the City's total average end peek a~pecities although the Coestel 
Zone within City limits contains only about 1 a pereent of the City's total po~uletien. 

f(~. The present demand for sewer service by uses within the Coastal Zone follows a pattern 
similar to the City-wide demand. However, because the beach within the City's portion of the 
Coastal Zone is the destination of most of the City's recreational users, approximately 97 
percent of the City's total recreational demand is generated by uses within the Coastal Zone. 
Contributing to this demand are both public and private commercial recreation-related uses 
and a large number of vacation and seasonally occupied "second homes". Due largely to 
the amount of recreational activity occurring on or near the beach during peak recreational 
periods, a significant percentage of the City's total peak flow is generated by Coastal Zone 
uses. 

494,. Under existing City land use designations, the percentage of the total City demand generated 
by Coastal Zone uses can be expected to decline as land beyond Coastal Zone boundaries 

• 

is developed. For most types of use this decline will be small and gradual. However, the • 
industrial sewer service demand within the Coastal Zone is expected to drop from over 90 

City of Grover Beach 
Local Coastal Program 94 

Approved by City Council 
Apri/6, 1998 



• 

• 

• 

percent of the total industrial demand at present to only a fourth of this demand as large 
amounts of industrial land east of the coastal industrial area are developed . 

6.6.3 CIRCULATION 

1. The three major coastal access routes presently serving Grover Beach's portion of the 
Coastal Zone are North Fourth Street, Grand Avenue, and State Highway 1. 

2. Peak use of North Fourth Street norih-§g,ffil1lof Ocean View Avenue occurs at about~§:~ 
percent of its design capacity. South of Ocean 'JiC'tt .Mi.ofliJ.iji)Avenue, ~~QM~O!~!Fourth 
Street peak traffic flows represent ar~~~;percent of the design capacity. 

3. On Grand Avenue west of lligh<vvay 1 Jt§ilfi!i:§tt~~f~peak traffic flows presently occur at 4:r4 
~$.!!percent of the street's design capacity, during ~eak recreation periods. 

4. Highway 1 north of Grand Avenue carries a p~~.~ traffic flow of 58-§i[:!percent of its design 
capacity and south of Grand Avenue, only 24 §Q,~!percent of its capacity. 

5. The distribution of average and peak demands among recreational, residential, commercial, 
and industrial uses differs slightly for each of the three coastal access routes. However, 
recreational demand at peak periods is high on all parts of the three coastal access routes. 
Neither local or commuter traffic competes heavily with recreational demand at peak use 
periods. 

6. On-street, free public parking is permitted south of Ocean View Avenue on North Fourth 
Street, and on Grand Avenue to within SO t?:~~i1feet of the end of the street. Parking spaces 
fer approximately eight vehicles is available on Grand Avenue's unpaved right of vtay near 
the Grand Avenue ramp entrance. This area experiences significant congestion during peak 
use periods. No parking is permitted on Highway 1 within the City limits. 

7. Traffic on Grand Avenue east of llighway 1 is o9l1!!expected to exceed design capacities, 
during peak use periods, by 199S'i!@j,j)gjiJ~gfJ.~gl. In order to relie'V·e congestion on Grand 
A·-tenue, the Califomia Department of Trans~ortation has recommended the use of 
Transportation Systems Management strategies, such as the elimination of parldng during 
peak use periods and sequential signal timing. 

8. 

9. Traffic on Highway 1;-be#t north and. south of Grand Avenue, is also expected to exceed 
design capacities, during peak use periods, by 1995,,~f:!~!ff:HP.P:l.ift9f!t. The State Department 
of Transportation has pf~YIA.ll$!)f:proposed to widen portions of the Highway to provide 
emergency parking and to increase pedestrian and cyclist safety . 
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6.6.4 IMPACTS ON PUBLIC SERVICE DEMANDS 

The most significant impact will be a proportionate reduction in the potential residential demand for • 
services, and an increase in the demand generated by recreation-oriented, private commercial 
activity. These alterations may result in a slightly lower average daily demand and in a higher peak 
period demand than would be expected under existing land use commitments. 

6.7 RECOMMENDATIONS 

6.7.1 WATER SUPPLY 

1. Policy: The ability of the City's 1"te'9'rWell$, to produce high-quality water shall be fully utilized 
in order to reduce reliance upon Lopez Reservoir end, in the future, upon imported water. 

2. Policy: Development throughout the Citv shall be phased and planned so that at least 20 
percent of the City's total annual water supply capacity is reserved and available to new and 
existing land uses within the City's portion of the Coastal Zone. In compliance with Sections 
30252 (6) end 30254 of the Coastal Act. the following annual allocations of the Coastal Zone 
share of the City water capacity shall be made: 

Recreation-oriented uses: 17 percent of Coastal Zone capacity 
General Commercial uses: 1 percent of Coastal Zone capacity 
Residential uses: 80 percent of Coastal Zone capacity 
Industrial uses: 2 percent of Coastal Zone capacity 

6. 7.2 SEWER SERVICE 

1. Policy: Recycling of treated wastewater as an alternative to ocean disposal of all effluent 
treated in the treatment plant shall be strongly supported and encouraged by the City when 
reclamation is economically feasible. 

2. Policy: Development throughout the City shall be phased and planned so that at least 20 
percent of the City's total average daily sewer treatment capacity and 20 percent of the City's 
total peak flow capacity are available to new and existing land uses within the Coastal Zone. 
Of these amounts, the following allocations of average daily and peak flow capacities shall 
be made: 

Use 

Recreation-oriented 

General Commercial 

Residential 

Industrial 
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Average Daily 

10 percent 

2 percent 

83 percent 

5 percent 

96 

Peak Flow 

12 percent 

1 _Qercent 

83 percent 
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6.7.3 CIRCULATION 

1. Action: As the State Department of Fish and Game is actively planning a major restoration 
of the Pismo Lake Ecological Reserve the proposed road widening of North Fourth Street 
shall be jointly designed. The City strongly suggests that the City of Pismo Beach also 
participate in the joint design ·with the Department of Fish and Game and the City of Grover 
Gity:- It is proposed that North Fourth Street from Ocean View to the City's northerly City 
limits be widened to a paved widtt'l of 40 ~~iJf.9Iil':g,ii~fmf.§i~ii:t;l.§}.!ifeet providing t\vo 14 foot 

~:;:?e~aiiitttfi1i;:~~{it~1ii~ii~:i~];iiiiiiim~:lt.t~~i~~§:i~mi;~~:il~;:~~~:jfi~i~~ra~"ci 
emergency parking. The 40 foot paved section st'lould eontinue through the City of Pismo 
Beacn to the frontage road. Reasonable mitigation shall be required to protect existing 
resources to the fullest extent feasible. Actual road widening construction shall be 
eet'tetlf'l'f'!!ftt-wi+~~tfftg.e('H:t@t!'\t-fe-i!he-Pt91'191'0-1=8-k:e-roes1tefl'ttietrH!H'eteef-: .. . •,•' · .. • 

2. Action: In cooperation with the California Department of Transportation, Transportation 
Management Strategies recommended by the State for Grand Avenue should be 
implemented to reduce present and future conflicts between design capacity and peak use 
demand on this street. 

3. Policy: Highway 1, both north and south of Grand Avenue, should be retained permanently 
as a two-lane highway, although minor improvements necessary for purposes of public safety 
or for provision of bicycle and pedestrian paths should be permitted . 

4. Action: Public parking facilities north of Grand Avenue and west of llighway 1 shall be 
improved and expanded. Specifically, the area ·west, nortn and east of the existing seafood 
restaurant, a portion of the existing golf course parking lot, and tt'le area south of the golf 
course and between the clubhouse and the maintenance man's residence can all 
accommodate off beach/off road public parking and are so designated. 

5. Action: In cooperation with the Califemia State Department of Parks and Recreation tlie 
Grand Avenue ramp and general area shall be impro·ved to provide safe traffic circulation on 
and near the ramp. St!id improvements will consist of pro't'iding a designated turn around 
area at the end of Grand A·tenue, and providing street light(s) sufficient to give adequBte 
visibility to the ramp area fer public safety purposes. 

6.7.4 GENERAL 

1. Action: The City shalf develop and adopt standards which indicate a probable range of public 
service demands generated by the types of uses permitted within the City's portion of the 
Coastal Zone. These standards shall be used to evaluate specific projects within Coastal 
Zone boundaries in order to ensure that the percentage allocations to Coastal Zone land 
uses are not exceeded. 

2. Action: The City should adopt by reference the State Coastal Commission's interpretive 
guidelines on exclusion of permit requirements. These guidelines apply only to exclusions 
established in subsections 1<c) and {e) of Section 30610 of the Public Resources Code . 
NOTE: The adoption of these guidelines by reference does not exclude any public or private 
party from obtaining the required encroachment permits, but only excludes the requirement 
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for coastal permits. Copies of said interpretive guidelines for said exclusion permits are on 
file in the Planning Department of the City of Grover Beach. 
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I lOUSING COMPONE NT OF TilE LOCAL COASTAL PROGRAM 

INTRODUCTION 
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II Difference 8% above 2% belov.· II 

A large percentaae of the city's IO't't' and moderate cost housing is located within Coastal Zone • 
boundaries. Substandard housing, frequently an indicator of IO'tt'er housing costs, is more pretv·alent 
·within the Coastal Zone than in any other part of the City's estimated 2,880 ch't'elling units. 
App~imately forty three percent of all dilapidated units in the City lie within this coastal strip. This 
percentage figure indicates that a large number of homes within the Coastal Zone are in need of 
repairs but do not require extensi·.·e rehabilitation. Of the City's critically deteriorated dwellings, 
twenty one percent are located in the Coastal Zone. 

Rental housing, often an indicator of low and moderate income in non metropolitan areas, is also 
disproportionately predominant within the City's part of the Coastal Zone. Approximately sixty four 
percent of those chvelling units within the Coastal Zone are in·testo .... owned, while City Vt'ide the 
proportion of these units is forty seven percent. 

As else•Nhere in the City, the single family dwelling is the predominant housing type within the 
Coastal Zone. City 't..;de, this type of housing represents sixty nine percent of the City's total housing 
stock, and 't't'ithin the Coastal Zone nearly ninety percent of all dwelling units are single-family homes. 
Many of these were constructed more than twenty years ago. 

The Cit)Js present zoning ordinance and map were adopted in 1975. Of the 140 acres of land %oned 
for industrial use 'tvithin the Cit)-, over half is located inside Coastal Zone boundaries, although at 
present much of this industrially zoned land is occupied by single-family residences. Single·family 
el\'t'ellings also oeeupy most of the land designated for medium and high density residential uses in 
the Coastal Zone although higher density designations are applied to at least half of the land %ened 
for residential use if'l this area. The coastal land designated for sif'lale family residences is located 
either in a small, releti·v·ely undeveloped area at the City's seuthem boundary where new heusif'lg vtill • 
evef'ltuelly be cef'lstructed enlarge lots or in the f'lorthem portion of the Cit)· ·v-vhere most of the City's 
higher cost housing is located. 

Most of the elder and low·or moderate eest housif'lg within the City's portion of the Coastal Zone is 
located if'l areas desigf'lated fer higher intensity uses, either industrial, commercial, or multi uf'lit 
residential. The "highest and best use" assumption upon which prepel't)· values are traditionally 
based, the large amount of in•tester- owned housing, af'ld other eeenemie eof'lditiens will result in an 
increase if'l demolition and replacement of existif'lg elder single family homes ·with mere costly ne•e't' 
housing in the near future. 

The City's adopted I lousing Element addresses, in general terms, the housing needs of IO't't' af'ld 
moderate income residents. It does net, herttever, address the probable impact of highe,...den~ity 
%oning designatief'ls en elder, sif'lgle family homes vlhieh presently provide most of the City's low and 
moderate eost housing. In fact, the lleusif'lg Elemef'lt includes a recommendation that more land 
be designated for higher def'lsity residential use and less for single family residef'ltiel. There are no 
recommendations if'l the Elemef'lt that specif)• areas to be re%ened. 

lf'l order to protect lo'i't'er cost housif'lg oppertuf'lities, emphasis should be placed on maintenance af'ld 
repair rather thaf'l en replacement. New housing of any type can no Ienger be provided at truly low 
or moderate eest unless subsidi%ed by gevemment. Maintenaf'lee and repair of existing housing 
could be ef'leouraged by %Of'lif'lg which is cef'lsistent with existif'lg rather than potential uses. To meet 
specific requirements of State l8'v'+', the I lousing Elemef'lt may need to be amended to include 
identification of target areas, description of site specific implementation actiof'ls and an 
implementation schedule '<tt'hieh gives priority to actief'ls 't't'hich tVill insure cef'lformanee ·with Coastal 
Act policies. 
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EXISTI~.fC CONDITIONS 

• POPULATION CIIARAQTERISTICS 

• 

• 

Prejeeted Size 

Crov·er Beach's population has increased rapidly in recent years and is e~pected te continue te de 
so fer several mere. It is anticipated that the City·'s population ·will centil'lue te represent 
epp~imetely one third of the total population of the three cities area {Pismo Beech, Arroyo Grande, 
end Gro·,·er Beach). The 1980 estimated population is 9,000. 

The portion of Gro·,·er Beach which lies ·within Coastal Zone boundaries, en area of about 711 0 of a 
square mile, contains eppro~imetely 1,000 residents. It is estimated that another 1,200 people may 
ultimately be added te the population within the City's Coastal Zone under e~isting zoning. Because 
of the e~pense ef ne't't housing construction, end the increasing 't'elue of land located near any part 
of the Celifomia coastline, it is unlikely that the people who occupy new housing constructed within 
the Coastal Zone ·will be persons of lo·w and moderate incomes unless they recei•,·e government 
subsidies or are occupants of public housing projeets. 

Age Croup Distribution 

The City's population is characterized by se•t·eral atypical features 'tvhich significantly affect housing 
needs. An unusual age group distributiofl, sho·wn in Diagram 1, is one of these. Appro~imately 
f1fteefl percent of the City's total population is si~ f1•te years of age or older. Within the Coastal 
Zofle portion of the Cit)', the perceMtage of elderly, meat of ·whom live en f1~ed incomes, is probably 
higner since housing costs are generally lower due to the presence ef many older, substandard units . 

Because of ita special attractiveness for retired and elderly residents, Gro>t·er Beacn and its Coastal 
Zone are e~peeted to e~perience an iflcrease in the percentage of elderly residents in the future. 

INCOME CHARACTERISTICS 

In 1914 tne median annual income fer Gro·t•er Beach was approximately $6, "tOO. Those ef the three 
cities area, the County and tne State were $8,000, $8,800, and $10,100, resf)ectively. A relatively 
high unemf)loyment rate (apf)ro~imately eight percent) is a factor in tne City's moderate median 
income le•vel. Tne nigh rate of unemployment reflects several population characteristics including 
a large number of students and seasonal workers such as those employed in agriculture and 
construction industries. A large number of elderly and retired residents Ji·ving on fi~ed incomes is 
another factor contributing to the City's moderate median income level. 

Based en 1918 extrapolations of 1910, 1914, and 1976 Census data prepared fer the Area Planning 
and Coordinating Council's Fair Snare I lousing Needs Allocation document, the City has income 
characteristics as follo't'ts: 

39% • very lo·w• income households · less than $6,600 
19% low income households $6,600 to $11,650 
16% moderate income households $11,650 to $14,550 
26% higher income households· $14,550 and greater 

100% 
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HOUSING CO~~DITIONS 

The City's I lousing Element identifies several signifieant el'laraeteristies related to housing conditions 
in Grover Beach. These are summarized if'l the fellowif'lg pages. 

!lousing Steel< 

Grover City's rate of grovrlh has beef'l substantially higher thaf'l that of the State. More than one· 
fourth of the City's entire housing stock has been eonstrueted since 1970. 

The single family d'tt'elling is the predominant form of housing in the City, comprising sixty nine 
pereent of the City's total housing steel<. Maf'IY of the City's single unit el'tt'ellings, particularly in areas 
south of Grand Avenue and near the coastline, are elder homes which were originally constructed 
for seasonal ·vacation use. 

Ne'it housing starts in Grever Beach have been dominated by multi unit dvtellings and higher density 
condominiums for several years. Most of these, hO\'t'ever, have been "multiplex" struetures of t\t'o 
to four units rather than larger al"artment buildings. The f'8te of eonstruetion of condominiums and 
multiplex dwellings is estimated to be t\vo te three times higher in Grever Beach than in adjacent 
communities. This trend may be attributed both to a greater demand for multi plexes in Gre·ter 
Beach end to economic considerations 't•thieh mal<-e this type of development the most practical and 
profitable to build here. 

'Nithin the Coastal Zone a large number of ne·w single family homes have been constructed north 
of Oeean View Avenue, both east and west of Fourth Street. Both housing costs and incomes here 
tef'ld to be higher than else¥there, partially due to the coastal ·rie\·.·shed of the area. In the remainder 
of the Coastal Zone, where higher del'lsity zoning exists, the trend toward multiplex eonstruetien is 
more e'W·ident. The eest of occupying nevt• multi unit housing is generally less than that ef purchasing 
a new single family home. 

I lousing Costs 

In 1978 the average cost for rente! housing in Grover Beech was approximately $235 per month for 
a two bedroom unit. This cost is nearly 300 percent greeter then the average cost of a comparable 
unit in 1970. The increase in rental costs is due primarily to esealeting lend end construction costs 
as 't't'ell as interest rates as a result of inflation. 

In the City's portion of the Coastal Zone over si~y l"ercent of the dwelling units ere in'</estor owned 
end most of these ere older, single family d\vellings. Vacant lend designated fer multi unit residential 
use is extremely seeree end so the demand for appropriate multi uRit sites will be increasingly 
directed toward land zoned for high density use but already occupied by single, older, aRd often 
deteriorated units. All these characteristics increase the probability that the cost of rental housing 
in the Coastel Zone is liltely to increase substantially in the future as investor o·wners replace older, 
single family dwellings w;th more eeenomieelly predueti·v·e, but more expensh·e multi unit residences. 

The mid· 1970's median cost of ell for sale units in the City is almost 2 112 times greeter then the 
1970 medieR of $12,400. New single family homes in Gro .. ·er Beech eest bet\'t'een $45,000 end 
$100,000 or more by the late 1970's. 'Mtnin the City"s coastal area, the 8'v'erage cost of new single 
family housing is higher than elsewhere, primarily because ·teeent residential lend is limited almost 
entirely to the north em portion of the City's Coastal Zone. As mentioned earlier, this l'lOrthern area 
contains the most highly 'v'elued, low density residential lend in the City. 
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0'ver half the City's housing stock is ten or mere years old. Dwellings Ol'er tvventy years old comprise 
at least hventy tvvo percent or all housing in the City. As noted in the Gro·ver Beach !lousing 
Element, because there is a direet relationship behveen housing unit age and likelil'lood of 
demolition, it is probable that the rate of demolition and replacement of older housing will increase. 
As mentioned earlier, the City's portion of the Coastal Zone contains a disproportionately large 
number of older dwellings ·n'hieh make a significant contribution to the City's stock of lo·wer·cost 
housing. Because of the correlation betvveen housing age and demolition, it seems likely that much 
of the Coastal Zone's existing housing will be destroyed and replaced ·with new buildings in the 
future. 

Condition 

Of the approximately 2,880 d't'f'elling units in Grever Beael'l in 1976, approximately 200, or se·v·en 
peroent, v;ere found to be in deterioratedt condition and 72, or 2.5 percent were found to be 
dilapidatecf. A fiv·e unit motel and eleven group-quarter buildings were also found to be dilapidated. 
Approximately 589 of the City's dwelling units are ·within its portion of the Coastal Zone. Of these, 
forty one units were found to be deteriorated and thirty one vv·ere dilapidated. Those figures 
represent 7 percent and 5.3 percent respectively of the City's total Coastal Zone housing steel<. 

vacancies 

The City's total vacancy rate has shown a steady decline since the mid 1960's from a peak of 19 
percent in 1964 to a low of 4.1 percent in 1974. At that time the market began to respond to the 
housing si'lortage 'ivith the construction of multi unit residential developments. \lacaney rates, 
howe·ver, are still relati·vely len throughout the City, particularly among mobilehemes and multiplex 
apartments which are most in demand. 

The ·vacal"'cy rate is higher within the City's Coastal Zone than the City wide figure. llere vacel"'t 
units represent about tv1elve percent of the total housing stock. This high ·v·acency rete within the 
Coastal Zone may be attributed, in part, to a large number of units whicn are "second homes" and 
are used only during vacations and holidays. · 

I!OUSEIIOLD CIIARACTERISTICS 

llousehold Population Size 

A decline in tl'le number of people per household in Grever Beech has paralleled a similar trend 
throughout the County. Faetors such as declining birth rates and greater numbers of persons who 
choose to live alene have contributed to this decline. The average populatien per household fer 
Grover Beach has decreased from approximately 3.11 persol"'s in 1960 to 2.6 persons in 1974 and 

Deteriorated condition: Housing which needs more repair than would be provided in the course of 
regular maintenance . 

2 Dilapidated: Housing which does not provide safe and adequate shelter, and in its present condition 
endangers the health, safety orwell-being ofthe occupants. Housing of this type requires major 
rehabilitation. 
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is still deelining. (Grever Beach I lousing Element). The steady decline in the number of p~eple per 
unit, however, has been accompanied by an increase in the number of small and single person 
households formed each year so that the demand fer housing still continues to increase rapidly. The 
1980 Census ·~···ill provide the most aeeurate data as to current trends in housing characteristics. • 

Grever Beaen is characterized by a nigh percentage of rental units, an important source of housing 
fer lew and moderate income families in this area. In 1976 it Vt'8S found that appl'eximately forty· 
se't·en percent ef the City's 2,800 d·.velling units Vtel'e net e'tvnel' occupied. Within the Cit'J"s portion 
of the Coastal Zone, an e·ven larger" percentage of housing units almost sixty four percent ·were 
net ownef eeeupied. Appreximately foul' percent of the Ciey's d'tvelling units, hO'v't'e't·er, were in feet 
second homes or v•acation homes rather than rental units. It is probable that the number of such 
units is disproportionately nigh ·tt·ithin the City's Coastell Zone 

I lousehold Types 

The predominant household types in Gre·v'er Beach are the husband wife couple and the husband· 
wife family. These tv.·o groups of residents occupy M'O-thirds the Cit)•'s single family units. Single· 
person households oeeupy a large number of the City's multiple unit and mobilehome dwellings. 
llusband vt'ife families, hO't'tever, are also the Cit)"s largest group of apartment occupants, although, 
in most communities, indiv·iduals and couples predominate in this type of housing. Se·teral 
conditions may be responsible for this unusual characteristic. It is probable that much of the City's 
single family housing stock is either unacceptable, because it is substandard, or toe expensi't·e due 
to high costs of construction and financing fer many of the City's moderate income families. 
t lowerv·er, most ef the City's multi unit dvtellings are fairly new and in good condition. Because these 
units are rented, they are also more accessible to families ''lriflo cannot afford to purchase housing. • 
These rtt·o features make apartment dwelling a feasible alternative to the single family home for 
Grover Beach families. 

RESIDENTIAL BUILD OUT POTENTIAL 

The land available for residential build out is adequate to meet projected needs. In the City's 
I lousing Element it is estimated that under existing zoning as many as 2, 783 additional units could 
be prO"tided. The demand which will oecur betv;een 1978 and the year 2000 is estimated to be for 
approximately 2,350 additional units. 

TOTAL BUILDABLE 

About 80 pereent of the buildable residential land within the City's Coastal Zone is designated for 
single family dwellings. Most of the land ha·1ing this designation is located in the northern portion 
of the City's Coastal Zone. The land still available for multi unit residential use is located in the mere 
densely de\·eloped central section and consists largely of scattered vacant lots, many of 'if•i'hicn are 
oddly shaped or of substandard size making their de't·etopment difficult. 

These conditions indicate that most nev; units to be constructed en vacant Coastal Zone land in 
Gro·ver Beaeh in the future will be single·family dwellings. Because of the high ·;alue of land, 
particularly in the City's northern section, and the high cost of nevt' construction and financing, it is 
unlikely that this new housing will be accessible to low and moderate income families. 
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The scercity of vecent lend in coestel erees vt·hich ere designeted for multi unit development may 
moen tnet future construction ef less eestly multi-unit d·wellings vf'ill reetuire the demolition of the elder 
single femily homes ·which presently predominate there. 

IIOUSI~4G ASSISTANCE 

The only form of public housing assistence currently available to residents of Gro·q~er Beech is e rent 
subsidy progrem fuMded by the federal Department of I lousing end Urben Development (t IUD}. This 
program is sponsored by the I lousing Authority of the City of San Luis Obispo. It is estimated that 
eppr~imetely 30 percent ef Grover Beech's households are eligible for rent subsidy assistance. To 
date Gro'i·er Beach residents have received over one fourth of the subsidy funds allotted by the 
I lousing Authority in San Luis Obispo County. Gro·q~er Beach has been identified by the Authority 
as a "high need" area. 

VVhile an e~eet figure is not aveileble, lew income indicetors such as the disproportionately high 
number of rental units end elder, substandard housing found in the City's portion of the Coastal 
Zone, suggest that e significant percentage of the City's Coestel Zone residents may be among 
those eligible for rent subsidy assistance. 

Limited privete assistance is eveileble to Gro·t'er Beech residents through the non-profit group, 
People's Self-llelp I lousing. At present, this assistance tekes the form primarily of labor and 
materials for miner home repairs end impre·q~ements, especially for the elderly and handicapped. 
People's Self-t lelp I lousing else offers assistance in financing major housing rehabilitation repairs. 

I lOUSING NEEDS 

I lousing needs within the City's portion ef the Coastal Zone, in generel, reflect those ef the City es 
a whole. These needs, 't'll'hieh are generated by the conditions described in the preceding pages, 
are summBriz::ed belo·w. ',Nhere a specific type of need hBs been identified as particularly strong 
within the Col!lstal Zone, it is so l'loted. If e demand 'lfi'ithin the coastal area appears to be 
comparable in intensity to the same type of demand fer the City as a ·whole, ne special mention is 
mede of e Ceestal Zone demend. 

I lOUSING NEEDS OF TilE ELDERLY 

As noted earlier, an unusually lerge number ef elderly, most of ~vhem live en fi~ed ineomes, ere 
residents ef Grover Beach. Census ereas 2 end 5, the letter of 'Q'9'hich lies pertielly •within the Coastal 
Zone, he'i·e notably high concentrations of elderly. This group of residents generates a strong 
de mend for ine~pensi·q~e housing and shows a signifieent preference fer mebileheme dwellings in 
particuler. The demand for mebilehome housing is e~peeted to increase in the future in response 
to a projected increase in the proportion ef the City's elderly residents. 

The lower cost of the mBny older single family homes in the eentrel coastal erea ef the City meke 
residence within the Coastel Zone here financially attraeti•v·e te elderly residents. In most eases 
these older single family homes rent for 20 30% less than ne'n' apartment units in the seme aree. 
llevtever, many ef these older homes ere in need of repairs for which elderly residents often c~nnot 
efford to pay end ere unable to de themselves. 

Sueh problems ere augmented by z::oning designations ·whieh permit higher density residentiel uses . 
These designetiens, which permit higher F'roperty vBiues, eneourage rentBI ovmers to refrain from 
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investing in improvements and repairs to e~isting single family housing which will ultimatel)l be 
replaced. 

SINGLE FAMILY I lOUSING 

Single family dwellings eenstrueted prier to 1968 are the main seuree of inexpel'lsi·te heusil'lg 't't'ithin 
the Coastal Zel'le. Nearly all of this housing is located in the elder, central eeastal portion of the City 
vthere many ·tery small houses ·.vere originally built only fer seasonal ·tacation use. Larger and better 
constructed single family housing is flOW being built primarily in the northern part of the Coastal Zone 
(north of Oeean View A't·enue) where most of the remaining eeastal land designated fer R-1 
development is located. llev.·ever, as mel'ltioned earlier, parcels in this area are also among the 
most expensi·te in the City and so newer houses leeated here are net ·.vithin the reach of low and 
moderate income families. There is a significant need for more sound, moderate cost single family 
housing in the Coastal Zone. 

UPGRADING IIOUSI~4G QUALITY 

Although the qualit)' of housil'lg in Grever Beach is improving through better eede enforcement and 
new construction, the Cit)· still contains numbers of substandard units. A disprepertiol'lately large 
I'! umber of units in dilapidated condition are within the City's portion of the Coastal Zol'le, most of 
these in the central area between Nev;port A·,·enue and Farrell Road. This situation is due il'l part 
to the faet that many of the Cit)1s oldest houses were built near the ocean fer seasenell recreatiel'lal 
use rether than fer year round oeeupation .. Marrf sueh etwellings ne'tv pro¥ide some of the City's least 
expensive year-round housing, but demolition of these homes and their replacement 'll'v·ith higher eest 
housing or commercial development is 't'ef)· probable. If this supply of low cost housing is to be 
preserved, a housing rehabilitation program is needed in the near future. 

REGIONAL PLANNING 

!lousing is mere appropriately a regional rather than local concern. Most local housing preelems 
cannot be adequately addressed 'll't'ithout the cooperatiel'l of adjacent communities. The small size 
of Grever Beach and its portion of the Coastal Zone matte a regiol'lal approach to all the Cit)·'s 
housing concerns especially important. There is a need, identified in the City's llousil'lg Element, 
for an area wide housing authority to se~·e the specifie housing needs of south county residents. 
Such an agency could insure a coordinated appreaeh to local housing problems al'ld policies. In 
addition it could function as a sponsor fer state and federal housing assistance programs offered to 
the public or the private sector. At present sueh programs are l'lOt a't·ailable in the south county area 
due to the absence of this type of sponsor. 

CONSTRAI~ns ON LOCAL I lOUSING OPPORTUNITIES 

Conditions ·uhieh limit the a•tailability of housing can be the result of both private and public actions. 
Some constraints upol'l housing oppertul'lities are of a loeal nature vv•hile others are regional and not 
within the pre't·ince of local go·o>emment to control. Constrail'!ts on housing opportunities ·within 
Grover Beach il'lclude the following: 

STEPPED I lOUSING SIIORTAGE 
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The e·weilability of "stepped housing" housing which can be acquired by a family to satisfy its 
changing needs and aspirations is limited. Families vv·ho 't'tish to impro•o·e their living con~itiens do 
net have a wide range of housing types at a moderate price from ·which to choose. This deficiency 
may be attributed partially to the significant deeline in building activity between about 1964 and 1970. 
This decline helped to produce a gap beh·teen supplies of elder {often substandard), low co:St 
housing end ne;,•er housing >tvhich meets cede requirements but costs substantially mere. This 
deficiency in mid range owner occupied housing limits opportunities available to moderate income 
families who wish to impre•f'e their housing accommodations. 

The defieieney in stepped nousing is especially e>t•ident in tne coastal portion of tne City wnere the 
central area contains a large number of older, substandard homes and tne nortnem area contains 
tne greatest share of the City's most expensive housing. 

VACANCY SHORTAGE 

The current low 't'aeaney rate represents another type of constraint on housing opportunities witnin 
Grever Beech. The vacancy rete is particularly low among le•tver cost epertmeRt units, a situation 
which restricts neusing choices e·weileble to lo'te' end moderate income families. The deficiency in 
this type of housing may be partially attributed to the preference of de·telepers in Grover Beach fer 
multiplex projects of two to four units as opposed to larger de·v·elopments which can provide rental 
units at a lower cost. This preference itself is due to se>t·erel feetoF:S including the odd shape end 
smell size of many of the City's vacant lets and to City pari<:ing requirements for residential 
developments wnieh reduce tne amount of developable lend tnet may be used for dwelling space. 
The higner ·vacancy rate found in Coastal Zone housing in Grover Beach is due, in part, to the 
presence there of many vacation homes which are used only seasonally or on nelidays. These 
dwellings ere, tnerefere, net counted as "available". Excluding these vacation homes, the •vacancy 
rete appears to be similar in tne coastal area to the City vtide rete. 

MOBILEIIOME SIIORTAGE 

Mobilehomes hav·e become increasingly popular in recent years, as is e·9·ident in the seereity of 
vacant housing ofthis type. Yet, since 1975 only hve such dwellings ha·te been added to the City's 
nousing supply. The inability of supply to respond to demafld in the esse of mobilehomes is due to 
the feet that a City zoning ordinance pronibits mobilehemes outside of approved mobilehome parks 
or areas specifically %:Oned for mebilehome use. 

\fery few sites of the appropriate size and designation ere available anywhere in the City end ell ere 
in use ·ovithin the Coastal Zone. The scarcity of land available for mobileheme pari< development 
represents a constraint on housing opportunities, particularly for young families end fer the elderly, 
the two groups of residents to \Vhem the mobileheme most appeals. 

The only mebilehome perk located within the City's portion of the Coastal Zone, mentioned earlier, 
is in en area mere appropriate for commercial, recreation related uses. llowe·ter, because 
appropriate sites fer mobilehome housing ere e:Xtremely scarce, both within afld outside the Coastal 
Zone in Grover Besch, this facility should be protected until relocation could occur. 

PROI IIBITION AGAINST CIIILDREN 

Afl increasingly common practice among otv·v·ners of rental housing is a prohibition against childreR 
as tenants. In Grever Beech this practice has been extended through deed restrictiefls to the for 
sale units of a planned community. Because nearly fifty percent of Grov·er Beech's total housing 
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stock is irrt•estor 0\'t'ned, s tl"end to•tf'SI"d e)(elusien of pi"'spective tenants who hs'9·e ch-ildren eould 
become s eritiesl constraint en housing opportunities fer lower income families who de not ha'9·e the 
sltemsti't·e of purchasing housing. 'Mthin the Coastal :ZOne, where sixty percent of the housing steel< 
is in•9•estor ovmed and much of this pro·t'ides the City's least e)(pensi\'e housing, e)(elusien of families • 
with children as tenants represents an even more eritieal constraint on housing opportunities fer IO't't' 
end moderate income families. · 

IIOU61~4G ACTION PROGRAMS 

The housing needs and constraints described in the preceding pages are, in general, characteristic 
of the community as a ·#hole. Beesuse it is difficult to isolate housing problems •a·tithin one sub area 
of s city, it is also difficult to propose realistic. solutions w·hose effects ean be feeused en a single 
small geographic ares. Ne'Venheless, in the fellon·ing pages an attempt will be made to describe 
some programs which mey be applied solely te the limited ares within the City's pertiel"' of the 
Coastal Zone. 

The basic program categories which will be considered ere as folloviS: 

Public Financial Resources: Programs eal"' be made available through federal, state end loesl 
agencies. These include funding fer cor~struetion or rehabilitation, house payment subsidies, 
and ·various t,·pes of housing lean programs. 

Information Services: Non profit public Sl"'d pri·vate organi2::ations esn provide information to 
indh·iduals end public agencies on financial resources and set as intermediaries between 
resources end applicants. They rna, also pre·vide technical assistsl"'ce and information en 
problems such as tho!e invel·ted in individual home rehabilitation projects. Information 
service programs are most effectively operated at the regioi'ISI level rather thel"' within e sub· 
area lilte the City'! portion of the Coastal Zone. 

Regulations, Ordinances, Standards: Programs falling under this heading represent the least costly 
means by which the City can protect leVt'eF cost housing within its portion of the Coastal 
Zone. Such pi"'grsms may include both restrictive measures end these ·which will pr'O'tide 
incel"'tives te the prh·ate sector fer lew• eest housing construction andfer rehabilitatioR te 
assure replacement anel/er continued a"t·ailability. 

PUBLIC FUNDING PROGRAMS 

There are presently a large number of public funding progrsms concerned with meeting levt and 
moderste cost housing needs. Federal, state and local programs are briefly described beiO'it'. 
IIOVt'ever, fer various reasons, only a vert small number of these al"e 8'9'eilable to Grever Beech ·at 
this time. 

Federal Programs 

These ere administered primarily by the Department of !lousing and UrbaR De·telopment aRd by the 
Farmer's I lome Administration. Programs pro·vided by the Jetter agency, hO't't'ever, are net aveileble 
te Gro't·er Beach, whiel'l is considered pan ef the fi·t'e cities area fer most housing program purposes. 
Because this area has a population in O)(Cess ef 10,000, all cities within its boundaries are ineligible 
fer Farmer's lleme Administration as!istance. Se·.,·ersl programs funded by I IUD and ether Feelers! 
agencies are, however, potentially appliesble in Grever Besch. Programs include both rental end 
O'•vner occupied housing assistance. 
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State Programs 

Until recently State participation in providing solutions to local housing problems was limited primarily 
to enaetment of ordinances, code requirements, and local housing plans. The present trend, 
however, is toward a more direet and active role which includes both technical and financial 
assistance. Financial assistance tak:es the form of mortgage capital prov·ided through direct loans 
at lov; interest or through State mortgage insurance for pri·vate loans. 

Local Programs 

Despite legal and financial constraints, there are some programs v"thich may be implemented at the 
local level to pro'9'ide finafleial assistance for low and moderate cost housing. These programs 
include Marks Foran Residefltial Rehabilitatiofl bonds, pri•tate loaf! pools, redevelopment t~ 
increment bonds, community development block: grant funds, and ethers. 

Program Opportunities 

Se·teral of the above federal, state, and local programs are vre·ell suited to help meet the housing 
needs of Grover Beach's portion of the Coastal Zone and the City as a 1vhele. llo·we·ter, for a variety 
of reaseMs, very fe•fo' applicatieM programs are aetually a·v·ailable to the City. 

At preseflt the only federal·level program which is utilized in Groo·er Beach is the I IUD SectieM 8 
rental subsidy program. As mentioned elsewhere, Grover Bead'~ residents have received O'v'er a 
fourth of the subsidies allotted by the San Luis Obispo City I lousing Authority which administers 
these funds. lle•«ever, in the future, it is expeeted that fuflds from this program w·ill become 
increasingly limited and that priority in local funding allocations will be given to jurisdictieMs which 
have prepared their own housing assistance plans. 

Also av·ailable to Grever Beach is traditional, federally funded rental public housing. Such a proJect 
could be sponsored by the existing SaM Luis Obispo City I lousing Authority or through an area 
housing authority if one could be formed. In order to implemeMt such a program, however, voter 
approv·al of the housing project is presently required. 

Low and moderate eost housing stock: within the Coastal Zone might also be supplemented through 
private developments financed by low interest, direct government or government insured loans. To 
date, hO't"i'ever, the private seeter has shewn little interest in such programs in the Grover Beach 
area. The private Men profit group, People's Self I !elp I lousing, has indicated its williMgness to 
inform and assist pri•tate developers in using go·vernment programs fer assistance in financiMg 
housing eenstruetion. · 

IMPROVING ACCESS TO I lOUSING INFORMATION 

Aeeess to information on housing opportunities should be pro·1ided for both the supplier ef housing 
and the eensumer. Assistance may range from help in applying te geverl"'meMt funding programs 
te prov·iding technical information on home rehabilitation repairs. It may be offered by either a public 
or a private organization. Additional services vthich may be provided include homee'o'tner aMd 
landlord counseling, mediation fer landlord-tenant disputes, and a bilingual service for these seek:ing 
housing who de net speak English . 

Program: Priv·ate, non profit organizations 
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A private, non profit organization may pro·tiele information anel services such as those· mentioned 
abo·ve. This type of organization can be most effecti•ve operating on a regional basis. Its aeti•tities 
may be funeled by local go·,·emment contributions and by pri•1ate donations. 

Program: City Information anel Refel"''al Service 

Information and referral services may be incorporated into ether City sef'9·ice Programs or can be 
previeleel through the creation of a l'le"<'t' office ·fl'ithin the City. It is necessaf')', hO"tve¥er, to insure that 
City operated refel"''al sef'9'ices ele not duplicate e~sting pri tate market ser"~~·ices. 

Program Opportunities 

Either of the t-t·.·e program approaches described abo·,·e could be utilized in Gro·ver Beach. There 
is an e~isting private, non profit organization mentioned elsewhere which is already performing 
se"V·eral information anel referral functions throughout the County. The group is aetive in assisting 
in miner rehabilitation repairs il'l Grover Beach. The City has eontributed a portion of its general fund 
fer this purpose. Because this organization's funds are limited, howe•1er, it cannot at present make 
its advisory serv·ices •widely a•tailable. As a supplement to e~isting private ser¥ices, the Gity itself 
eeulel prOYide housing related infol"'''"'ation. The level of technical e~pertise needed to perform such 
sef'9·iees is net greet anel for this reason staff neeels for the program might e"V en be met by ~isting 
staff. The I lome Management Training anel Counseling program of the State's Di•vision of 
Community Affairs is a potential source of ful'leling fer this type of project. 

REGULATIONS. ORDINANCES. AND STANDARDS 

The innoveti-o·e use of regulatory povv'Crs at the localle•o·el caR pro-o•ide a praetical and economically 

• 

feasible approach to some housing problems both of the Cit)• as a whole anel within its portion of the • 
Coastal Zone. Legislati'V·e tools which may be utilized to improve low and moderate cost housing 
opportunities irtcluele the Zoning Orelinartce enel Zoning Map, building coelcs, and ele•,•elepment 
standards end restrictions. 

Program opportunities 

Any of several regulatory actions are a•tailable to Gre•ter Beach. Most of them may be applied either 
to the limited area within the City's portion of the Coastal Zone or usee! on a City 'ttiele basis. The 
cnief drawback of a regulatory approach to housing neeels is that tne success of such a program is 
largely dependent upon private sector cooperation. Understandably, this cooperation is slow in 
fertheoming unless it can be made financially feasible to the ele·,·eloper. For this reason regulations 
of this type should be accompanied by positive incenti·,·es fer lower eost housing where ter possible. 

RECOMMENDATIONS 

In the preceding sections, ~sting eonditions and needs rele't·ant to housing ·within the Coastal Zone 
anel throughout the Cit)' have been elescribeel. The types of programs which may be usee! to proteet 
enel encourage low and moderate cost housing opportunities have also been discussed. In this 
seetion recommendations will be made fer the use of some programs a•tailable to meet specific 
housing needs withil'l the City as a whole. · 

Four types of housing needs, identified earlier, must be addressed in order to comply with City 
I lousing Element objectives enel requirements ef the Coastal Act. These are as follows: 
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• Need fer modef'8te and higher eost ovmer oeeupied housing; 
~ Protection and upgr8ding of existing housing; 
• Affordability; and 
~ Speeial needs sueh as those genef'8ted by high concentrations of elderly. 

MODERATE AND IIIGIIER COST IIOUSIP~G 

From the !lousing Needs Allocation Study by the San Luis Obisf'O County Area Planning and 
Coordinating Couneil, it ap,ears that the City of Grover Beaeh is defieient in ovtner households, 
particularly in the moderate and higher ineome groups. This eondition also applies in the City's 
Coastal Zone area. While direct ex,enditures of public funds fer higher and moderate ineome 
families should not be needed, various actions a'tailable to the City may eneouf'8ge private activity 
in these market segments. 

PROTECTION AND UPGRADING 

The fact that about sixty percent of the dwelling units '\lvithin the City's Coastal Zone are investor 
owned, most of them small, older single family homes, suggests that the City's eoastal housing 
makes a significant contribution to its !o·~·t•er eost housing supply. llowever, high-density residential 
uses applied to many coastal areas in which older single family homes still predominate encourage 
investor ovo<ners to retain existing dwellings without investing in impro•tements or repairs until rising 
land ·values make demolition of existing structures and replacement 'INith more economically 
productive, but more costly de·velopment feasible. 

It is recommended: 

1. That the City Sf'f'IY fer state or fedef'81 aid for the f'urpose of expanding the City's present 
building eode enforcement progf'8m within the Coastal Zone and fer other subsequently 
identified f'rogf'8ms relating to the f'FOteetion and rehabilitation of existing housing stoek 
"vithin the City's f'Ortion of the Coastal Zone. 

2. That higher density designations which may f'rovide an incentive fer demolition of elder low 
and moderate cost housing be reviev,•ed and re·9·ised where f'Ossible in order to f'rotect 
existing housing. The Medium Density Coastal Residential laRd use designatioFJ described 
belo"v 'tvould be consistent with the f'reservetion of existing elder single·family homes: 

Medium Density Coastal Residential: On lots of up to 9,000 square feet a residential 
density of no more than 14 units f'er acre should be permitted. On lets of 9,000 square 
feet or more a resideFJtial density of no more than 22 units per sere shall be f'ermitted. 

3. That the above described Medium Density Coastal Residential designation be af'plied to the 
follovt·ing two areas vorithin the City's portioFJ of tl=le Coastal ZoFJe: 

1) The area bet-ween AtlaFJtic Cit)' Avenue eFJd the lots ·~·thieh front en Ramona AveFJue, 
withiFl the Coastal Zone, with the exception of four blocks on FFOFlt Street which ere 
occupied entirely by industrial or service commercial uses. 

2) All land presently desigl'lated for resideFJtial uses bebveeFJ Grand AveFJue and Farro !I 
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AFFORDABILITY 

To ensure impro¥ed opportunities for housing which the City's residents can afford, it is 
recommended: 

1. That the de't'eleper vthe offers to build IO'tt and/or moderate cost housing and receh·es a 
density eenus or ether special or negotiated treatment te de so shotlld be required by the City 
to reeord a deed restrietien or enter inte a centraet situation with the City's I lousing Authority 
ft't'hen established) limiting the unit(s) resale price(s) and1(er rental rates to the original cost 
andfer rental plus amounts based upon the County's cost of li••ting increase end the cost of 
any major irnpro¥ements. 

2. 

That the City finds that the area of the City's portion of the Coastal Zone 't'thieh is already 
de·teleped (generally bet\'t'Oen Front Street en the north and Highland VVay en the south end 
bounded by the railroad tracks on the 't)'est and the Coastal lone Boundary en the east) is 
net feasible for any mandated IO'it' or moderate cost housing as the infill lets a¥aileble fer 
de·teleprnent are net of sufficient size to aiiO't''t projeets of 10 units or larger. 

The City further finds thet in the undeveloped areas to the east of North Fourth Street and 
bounded en the east by the Coastal lone Boundary and the Cit)' limits on the north end the 
already developed areas to the south 'tVill not be feasible fer moderately lo•u or moderate eost 
housing due to the (1) significantly lo't't'81" density as compared to C R 1, C R 2, or C·R 3 
areas; (2) significantly lo'11Yer density as compared to that shall be required as pert of any 
development proposal; and (3) significeflt off-site irnpro'JrerneMts that will be necessary to 
ensure the continuanee of the en't·ironmentelly sensitive habitat areas of MeadO'i't Creek and 
Pismo Lake. 

That the City designate en area within its portion of the Coastal Zone exclusively fer 
altemati·te housing. Permitted uses ifl this area should include mobile horne and modular 
subdi\>'isiens, clustered or "zero let line" developments and moderate cost eenderniniurns. 

Mobile homes shall be allowed Ofl lets zoned fer single family homes pursuant to 
Se·q·emment Cede Section 65852.3. 

At present there are no appropriate vaeent sites within the Coastal Zone vt'hieh are large 
enough to aecernmedete a mobile horne or modular horne subdi•tision. Redevelopment at 
some future date may, hO'vve•q•er, make sueh a site available. The City should take ad•9·entage 
of e~·el')· opportunity to pro't"ide housing of this t)·pe. 

3. Conversions 

The corwersion of existing structures inte Residential Common Area De•telopments shall.be 
limited exelusi•tely to apartment projeets ·.-thieh (1) meet ell design criteria fer new Residential 
Common Area De't·elopments; and (2} ha'9'8 ne•9•er been oeeupied. The Residential Common 
Area Development Ordinance is Or'l file in beth the City Clerk's office and the City Planner's 
effiee:-

4. I lousing which provides living accommodations fer persons of levt and moderate income 
shall not be dernelisheel unless: 

(1) It is necessal')· to demolish for health end safety reasons as evideneeel by the 
determination ef the Chief Building Inspector that it is substandard (in eecerdenee 
with the criteria set forth in Chapter 10 ef the Uniform lleusing Cede) anel the eost 
of remedying the eode violations weuld; 
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(e) 

(b) 

(2) 

(3) 

result in housing which is net affordable to lew and moderate income households· or 

exceed 50 percent of the value of the structure in it::~ present deteriorated conditions. 

It is necessary to carr, out a public project which would improve coastal access; or 

VVhere de·9·elopment of ·an equal or greater number of IO'tV end moderate income 
housing opportunities has occurred in the Coastal Zone within twelve months prior 
to City eppre'll·el of demolition; ~ 

(4) The unit to be demolished is evmer occupied housing; or 

(5) The unit te be demolished is e nonconforming use subject to the Zoning Map and/or 
Lend Use Plan; m: · 

(6) The unit being demolished 'Will be replaced with one or more rental units a·9'aileble to 
families of IO'V't end/or moderate income. 

SPECIAL NEEDS 

Simply iflcreesing opportunities fer inexpensiv·e housing vtill not meet special housing needs such 
as these generated by the elderly. Because most of the City's numerous elderly resideflts are retired 
and en fixed incomes, their needs ere, ifl pert, these of ether levt· and moderate iflcome groups. lfl 
edditiofl, hewe·1er, members of this group ha·,·e special physical fleeds vthich are efiticel to their 
health, safety end comfort. These needs, hcrwever, may frequently go unmet because of the elderly 
residents' physical and income limitations. To iflsure that the special needs of City resideflts, 
pertieulerly its elderly, ere adequately met, it is recommended: 

1. That the City explore possible means through which multiple-unit housing fer retired and 
elderly residents might be de'v·eleped, either by ne•w construction or by rehabilitation of an 
existing building. To implement this recommendation the Cit)• should first identify potential 
project sites, potential profit and non profit de·telepers, end if necessat')', sources of 
government funding to partially or ·..vhelly finance the project. The second stage in 
implementation should include selection of e specifie site end a de·veleper fer the project; 
end, if the Cit)· is acting as the lead agency, application fer any necessary financial aid. 
Following these steps, construction or rehebilitetiefl of the project should be undertaken. 
Residents of the ~reject should be ghfen priority in the distribution of I IUD Section 8 rent 
subsidies or should be offered refltal units at reduced rates subsidi2:ed, if necessal')', through 
some oti'ler assistance program. 

2. Ti'let special incentives be. offered to both profit end non-profit developers fer the production 
of the abo•;e proposed housing. Incentives may include 'll'arienees in density and other 
%Ortiflg restrictions. The developer of the project should provide fer the special needs of 
elderly teneflts. 

RECOMMENDED GENERAL SUPPORT POLICIES 

The Coastal Act requires ti'let actions end policies proposed, certified end im~lemented as pert of 
the Local Coastal Program be limited to those which cafl be applied effecti•tely ·within the boundaries 
of the Coastal Zone. llowever, as noted else'tvhere, the need fer low and moderate cost housing 
is mere effectively addressed at a City wide or even regional level. Belew ere listed recommended 
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policies which deal 'ttith housing needs at the City ·wide or regional level and are supportive of the 
mere specific recommendations described in preceding pages. , 

1. Information en seurees ef funding for heme rehabilitation and technical problems relating to 
rehabilitation should be made easily accessible to City residents. The pri"v·ate, non profit 
group, People's Self Help llot1sing, already provides this sort of ser1tice to a limited extent 
throughout the County. The least complex method of pre·f'iding a sot1rce of housing 
information 'it'Ould be to contract with this organization to provide Gre·ter Beach ·evith 
expanded services. I lousing rehabilitation is particularly needed fer many of the elder, 
st1bstanderd houses south of Grand A-v·enue both within and beyond Coastal Zone 
boundaries. 

2. The City should de·telep a llet1sing Assistance Plan to be re·.·ised annually. A I lousing 
Assistance Plan is required fer certain government programs such as the I IUD Community 
Oe't'elepment Sleek Grant Program fer small cities. In the I lousing Assistance Plan, needs 
end appropriate forms of assistance should be described, end geographic areas which: ere 
to recei·.·e implementation priority identified. The City's portion of the Coastal Zone should 
be gi·.·en high: priority in e I lousing Assistance Plan fer Grever Beech:. 

3. The City should initiate the development ef a I lousing Authority for the Cit) end communities 
of the south county. Preliminal')· eetions should inelude: (a) formation of a commission made 
up of Ieee! community representatives end tv10 tenants empowered to establish: policies and 
priorities; end (b) an arrangement with the I lousing Authority of the City of San Luis Obispo 
to use the assistance of its staff ·when necesser')'. The chief objective of the Area I lousing 
Autheritt should be to ensure that maximum use is made of ell e¥eileble housing assistance 
opportunities vrhich ean help echie•te the goals of Ieee! housing elements. 

4. The City should encourage People's Self-Help !lousing to expend the assistance services 
it offers to de'v'elopers and indi·i·iduels applying fer State or Federal housing program funds . 
The City should vtork: cooperatively with People's Self.t lelp I lousing end ·with gevemment 
agencies to make me:ximum use of available resources by beth the private end public 
seetors. 
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1.0 DESCRIPTION OF LAND 
ZONING DESIGNATIONS 
of the 
LOCAL. COASTAL. PROGRAM 
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Coastal Residential Agricultureff.(~Bf3.Jli~~mi: This District is intended as an area for single-family 
homes, with not more than one (1) dwelling unit for each twenty thousand (20,000) square 
feet; crop and tree farming and customary accessory buildings upon any one (1) such 
building site. 

Coastal Planned Le·w Density S.Uft§l.i:Hi~miW~lResidential t~f::&ii~Mf#l$ln~'!: The Coastal Planned 
§!.uill~:ffijffi!tifResidential District is intended to provide low-intensity (0-4 dwelling units/acre) 
clustered residential development in a manner which will maximize protection of 
environmental, visual and archaeological resources within and adjacent to the boundaries 
of the District by minimizing removal or disturbance of native vegetation, control grading, 
erosion, and run-off and sensitively site and design structures to avoid impacting 
archaeological deposits and reducing the visual impact on surrounding and adjacent areas. 

Coastal Lew Density ~ib§llfimi.mii!®Residentia~~~:tfMlit:~~~!1~il.f.t9.1: This District is intended as an area 
for single-family homes, with approximately four (4) te se·ten (7) twa::::{a~l!Jplfl'Yi~~i:($jiilsuch 
homes per afBi!acre and with not more than one (1 > dwelling unit ancfcustoma·r:y··acce~sory 
building upon any building site. 

Coastal Medium Density Residentia11lWH:~t,~1llRI§k)l: The intent of the Coastal Residential District 
is to provide areas in which the low-profile, small scale character of existing single-family 
neighborhoods may be protected while, at the same time, providing a degree of flexibility 
which will facilitate the development of moderate-cost new multiple housing. It is further the 
purpose of the C-Rfg)!District to provide reasonable protection to the existing low and/or 
moderate cost housing while encouraging the development of new low and/or moderate cost 
housing where feasible. 

Coastallligh Density M!f!fip]§Residential![{§ttgf~)!~@i§lfiQ}: The intent of this District is to stabilize and 
maintain the residential character of the District and permit small family and individual living 
with communal and cooperative use of facilities while providing private outdoor open space 
for each unit. 

Coastal Planned Commercial!~t~gi})~!!JJ.~tftl: The Coastal Planned Commercial District is intended 
to provide for the visitor-serving needs in a manner that is sensitive to the environmental, 
visual and archaeological resources within and adjacent to the boundaries of the District by 
sensitively siting and designing structures. 

CoastallligtTway Cemmereieili~iffd.tlSi!Niei1!t~4V):l~iOiitHal: The intent of this District is to provide 
for 'ttehieuler-erientee"'u3e8"8nti'eemmereia'l recreation yf.iff.§!f:j!gffi§!gQ.![Qrl~lmlfigi![uses with 
sufficient architectural and landscaping controls to protect the amenities of the area. 

Coastal Industrial t~I)~~!District: This District is intended to provide a District exclusively for sound 
industrial development wherein manufacturing and other industries can locate and operate 
away from the restricting influences of non-industrial uses while maintaining an environment 
free from offensive or objectionable noise, dust, odor or other nuisances . 
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Coastal Open Space lfllfj!District: The Coastal Open Space District is designed to protect and 
preserve sensitive natural areas including but not limited to those containing significant 
habitat areas, rare or endangered plant and animal species, and erosion-prone lands. Said 
open space to preserve a rural and natural atmosphere, protect the ecology of the area, and 
provide opportunities for educational and scientific study of undisturbed natural 
environments. 

Coastal Golf Course ~~~District: The Coastal Golf Course District is intended to provide a public 
golf course facility within the City's portion of the Coastal Zone. 

Coastal Pedestrian Beach iiJ&JOistrict: The intent of the Pedestrian Beach District is to provide 
a public beach area in which non-vehicular beach activities can be pursued free from conflict 
with vehicular beach users. 

Coastal Vehicular Beach [:Q.fiJfilf!District: The intent of this District is to provide an area in which 
vehicular beach activities are allowed which will not significantly disrupt native vegetation or 
sensitive habitat areas. 

Coastal Secondary Flood Plain lf.tfiifli!illl!f.ifJDistrict: This combining District is intended to be 
applied to properties which lie within the natural flood plain where inundation may occur, but 
where depths and velocities will not cause appreciable damage. Such properties will require 
special regulations for the protection of property improvements from hazards and damage 
which may result from flood waters. 
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ARTICLE IX 
PLANNING AND ZONING REGULATIONS 

CHAPTER 1 
ZONING REGULATIONS 

PART 1 -ADOPTION OF ZONING PLAN 

Sec. 9101.1. Adoption. 
There is hereby adopted a precise Zoning Plan for the City of Grover Beach, State of California, 
said Zoning Plan being a Districting Plan, as provided by law. All properties within the boundaries 
of the City of Grover Beach shall be subject to the provisions of said Zoning Plan . 

Sec. 9101.2. Purpose. 
Sald Plan is adopted to promote and protect the public health, safety, peace, morals, comfort and 
general welfare, and to promote the growth of the City of Grover Beach in an orderly manner. 

Sec. 9101.3. ~· 
The Chapter shall be known by the following short title: "THE CITY OF GROVER BEACH 
ZONING ORDINANCE." 

Sec. 9101 A. Consistency with the General Plan. 
The Zoning effectuated by this Chapter implements the General Plan of the City of Grover Beach. 
The Zoning Plan consists of the establishment of various Districts that regulate the use of land 
and buildings, the space and design of buildings, and the height and bulk of buildings. Such 
regulations are compatible wtth the objectives, policies, general land uses, and programs specified 
in the General Plan. · 

· City of Grover Beach Zoning Regulations IX-1 August 15, 1996 



• 



• 

• 

• 

PART 2- ESTABLISHMENT AND DESIGNATION OF DISTRICTS 

Sec. 9102.1. Establishment of Districts. 
In order to provide a uniform basis for regulating the use of land, buildings, and structures, and 
to establish minimum site development regulations and performance standards applicable to sites 
within the City, the City is hereby divided into the following Zoning Districts: 

Residential Agricultural District or "R-A" District 
Coastal Residential Agricultural District or "C-R-A" District 
Coastal Planned Single Family Residential District or "C-P-R-1" District 
Single-Family Residential District or "R-1" District 
Coastal Single Family Residential District or "C-R-1" District 
Duplex Residential District or "R-2" District 
Coastal Residential or "C-R-2" District 
Multiple Residential District or "R-3" District 
Coastal Multiple Residential District or "C-R-3" District 
Mobilehome Residential District or "M-H" District 
Mixed Use Development District or "M-U" District 
Neighborhood Commercial District or "C-N" District 
Professional Office District or "C-P" District 
Central Business District or "C-B-D" District 
Visitor Services District or "C-V" District 
Coastal Visitor Service District or "C-C-V" District 
Shopping Center District or "C-S" District 
Planned Commercial District or "P-C" District 
Coastal Planned Commercial District or "C-P-C" District 
Light Manufacturing District or "L-M" District 
Coastal Industrial District or "C-1" District 
Coastal Industrial Commercial District or "C-1-C" District 
Planned Manufacturing District or "P-M" District 
Public Facilities District or "P-F" District 
Open Space District or "0" District 
Coastal Open Space District or "C-0" District 
Coastal Vehicular Beach District or "C-V-B" District 
Coastal Pedestrian Beach District or "C-P-8" District 
Coastal Golf Course District or "C-G-C" District 

Sec. 9102.2. Combining Districts Established. 
In addition to the Districts established in Section 9102.1, there are hereby established Combining 
Districts which may be combined with any of the Districts set forth in Section 9102.1, said 
Combining Districts to be designated as follows: 

Flood Plain Combining District or "F-P" District 
Design Development Combining District or "D" District 
Planned Community Development District or "P-D" District 
Agriculture Combining District or "AG" District 
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Sec. 9102.3. Zoning Map. 
The boundaries of the Districts designated and established by Section 91 02.1 hereof are shown 
on that certain map entitled "ZONING MAP OF THE CITY OF GROVER BEACH" (hereafter 
"Zoning Map"), incorporated herein and made a part of this Chapter by reference as if herein fully 
set forth. Said Zoning Map is on file in the office of the City Clerk and is to be referred to for full 
particulars as to the location of the areas shown within said Districts. 

The Districts shown on the Zoning Map are hereby declared to be subject to the regulations 
pertaining to such designated Districts as set forth in this Chapter. No person shall use any land, 
building, or structure, nor shall any building or structure be erected, constructed, enlarged, altered, 
moved, or used in any District shown on said Zoning Map, except in accordance with the 
regulations established by this Chapter. 

Sec. 9102.4. Determination of Zoning District Boundaries. 
Where the exact boundaries of a District cannot be readily or exactly ascertained by reference 
to the Zoning Map of the City of Grover Beach, the boundary shall be deemed to be along the 
nearest street or lot line, as the case may be. If a District boundary line divides or splits a lot, 
the lot shall be deemed to be included within the District which is the more restrictive. The 
provisions of the Section shall not apply to acreage. 

Sec. 9102.5. Amendment of Zoning District Boundaries. 

··; 

Changes in the boundaries of Districts shall be made by ordinance in the manner provided in Part 
46, said ordinance describing the area to be changed either by Assessor's Parcel Number, lot and 
block number, or by metes and bounds. After adoption of any ordinance changing any ... 
boundaries of any District, the City Clerk shall mark the aforementioned map to show the number 
and date of the adoption of the ordinance making such change. 

• 
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PART 3 - ADMINISTRATION 

Sec. 9103.1. Establishment of Regulations. 
The following regulations are hereinafter established for the Districts. 

Sec. 9103.2. Applicability. 
Except as provided in' this Chapter, no structure shall be erected, reconstructed, enlarged, altered 
or moved; nor shall any building or land be used except as hereinafter specifically provided and 
allowed in the Districts in which such structure or land is so located. 

Sec. 9103.3. Enforcement. 
It shall be the duty of the Director of Community Development of the City of Grover Beach to 
enforce the provisions of this Chapter pertaining to the use of land or buildings and erection, 
construction, reconstruction, moving, alteration of, or addition to any buildings or structures. Any 
permit or license of any type issued by any department or officer of the City of Grover Beach, 
issued in conflict with the provisions of this Chapter, is hereby declared to be null and void. 

Sec. 9103.4. Nuisance. 
Any building or structure erected, constructed, altered, enlarged, converted, moved or maintained 
contrary to the provisions of this Chapter and any use of land or buildings operated or maintained 
contrary to the provisions of this Chapter are hereby declared to be public nuisances. The City 
Attorney, upon order of the City Council, shall commence the necessary action or proceedings 
for the abatement, removal and enjoinment thereof in the manner prescribed by law in the courts 
which may have jurisdiction to grant such relief as will accomplish such abatement and restraint. 
The remedies provided for in this Section shall be in addition to any other remeqy ·or remedies 
or penalties provided in this Chapter or any other law or ordinance. 

Sec. 9103.5. Severability. 
If any section, subsection, sentence, clause or phrase of this Chapter is, for any reasc.)!'\ held by 
a court of competent jurisdiction to be invalid, such decision shall not affect the validity of the 
remaining portions of this Chapter. The City Council hereby declares that it would have enacted 
this Chapter and each section, subsection, sentence, clause and phrase hereof irrespective of 
the fact that any one or more sections, subsection, sentence(s), or phrases be declared invalid. 

Sec. 9103.6. Repeal of Conflicting Ordinances. 
Chapter 1 of Article IX of the Grover City Municipal Code, adopted the 7th day of July, 1975, and 
ordinances amendatory thereto are hereby repealed . 
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PART 4 - RESIDENTIAL AGRICULTURAL DISTRICT OR "R-A" DISTRICT 

Sec. 9104.1. Purpose. (R-A) 
This District is intended as an area for single-family homes, with not more than one (1) dwelling 
unit for each twenty thousand (20,000) square feet and a maximum density of two (2) dwelling 
units per gross acre. The District is intended as an area for development of detached one or two
story dwelling units with substantial yards. 

Sec. 9104.2. Uses Permitted. (R-A) 

(A) One (1) single-family dwelling per building site, including mobile homes complying with the 
provisions of Section 9137.16. 

(B) Crop and tree farming. 

(C) Animal husbandry. 

(D) Wholesale plant nurseries. 

Sec. 9104.3 . Uses Permitted Subject to Obtaining a Use Permit. (R-A) 

(A) Churches, public and private schools, child care facilities, parks, play-grounds and public 
buildings and uses. 

(B) Retail plant nurseries. 

(C) Electrical substations, including microwave facilities incorporated as a part of a public 
utility installation not including corporation or service yards. 

(D) Condominiums, Planned Unit Developments, and similar type developments when 
requirements of Part 40 are met. 

(E) Guest quarters. 

(F) Housing for farm labor and labor _camps. 

(G) Large family day care homes, residential care facilities serving more than six persons. 

(H) Mobilehome parks, subject to the provisions of Part 39 of this Chapter. 

Sec. 9104.4. Accessory Buildings and Uses Permitted. (R-A} 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

City of Grover Beach Zoning Regulations IX-5 August 15, 1996 



(B) Accessory uses normally incidental to single-family residences. This is hot to be 
construed as permitting any commercial uses other than set out above. 

Sec. 9104.5. Maximum Allowable Height. (R-A) 
Two (2) stories and not to exceed thirty (30) feet; accessory buildings, fourteen (14) feet. 

. Sec. 9104.6. Minimum Building Site and Lot Width Required. (R·A) 

(A) Minimum building site: Twenty thousand (20,000) feet of area for residential or agricultural 
uses, churches and other public uses. 

(B) Minimum Jot width: One hundred (1 00) feet for residential uses and agricultural uses, 
churches and other public uses. 

(C) Minimum lot depth: One hundred fifty {150) feet. 

Sec. 9104.7. Maximum Building Site Coverage by Buildings or Structures. (R-A) 
The maximum coverage of a lot by all structures shall not exceed thirty (30} percent of the parcel 
area, and that a minimum of forty-five (45) percent landscaping shall be provided. However, upon 
securing approval of a Use Permit such maximum coverage may be increased to a maximum of 
forty (40) percent. Any covered patio structure which is used solely for general open use shall 
not be counted as a structure in ascertaining coverage. Nor shall swimming pools be counted. 
See Section 9137.24 for location requirements for swimming pools and Section 9137.3 (B) for 
covered patios. 

Sec. 9104.8. Minimum Yards Required. (R-A) 

(A) Front Yard: Each lot in the "R-A" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than thirty (30) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yard. There shall be no dismantling or keeping of any 
disabled vehicles in the front yard or driveway. 

{B) Side Yard: There shall be a side yard on each side of the lot extending from the front 
yard to the rear yard of not less than ten (10) feet from an interior and comer lot line. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the required side yards abutting a street. There shall be no 
dismantling or keeping of any disabled vehicles in the side yard or driveway. 
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(C) Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than twenty (20) feet, provided that a minimum of two thousand (2, 000) square feet 
of open area is maintained to the side or rear of the main building or in any ell or "U" 
design; otherwise thirty (30) feet shall be required. Any minimum rear yard covered by 
accessory structures shall be replaced elsewhere on the lot, exclusive of required yard 
areas. 

Sec. 9104.9. Fences, Hedges and Walls. (R-A) 
Fences, hedges and walls are permitted but not required. Such fences, hedges and walls shall 
not exceed six (6) feet in height, and where the same are located in the required front yard or 
side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9104.10. Minimum Off-Street Parking Reguired. (R-A) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 
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PART 6- COASTAL RESIDENTIAL AGRICULTURAL DISTRICT 
OR "C-R-A" DISTRICT 

Sec. 9105.1. Purpose. (C-R-A) 
This District is intended as a coastal area for single-family homes, with not more than one (1) 
dwelling unit for each twenty thousand (20,000) square feet and a maximum density of two (2) 
dwelling units per gross acre. The District is intended as an area for development of detached 
one or two story dwelling units with substantial yards. 

Sec. 9105.2. Uses Permitted. (C-R-A) 

(A) One (1) single-family dwelling per building site, including mobile homes complying with the 
provisions of Section 9137.16 of the Municipal Code. 

(B) Crop and tree farming. 

(C} Animal husbandry. 

(D) Wholesale plant nurseries. 

Sec. 9105.3 • Uses Permitted Subject to Obtaining a Use Permit. (C-R-A) 

(A) Condominiums, Planned Unit Developments, and similar type developments when 
requirements of Part 40 of the Municipal Code are met. 

(B) Guest quarters. 

(C) Housing for farm labor and labor camps. 

(D) Large family day care homes, residential care facilities serving more than six persons. 

(E) Mobilehome parks, subject to the provisions of Part 39 of this Chapter. 

Sec. 9105.4. Accessory Buildings and Uses Permitted. (C-R-A) 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to single-family residences. This is not to be 
construed as permitting any commercial uses other than set out above. 

Sec. 9105.5. Maximum Allowable Height. (C-R-A) 
Two (2) stories and not to exceed thirty (30) feet; accessory buildings, fourteen (14) feet. 
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Sec. 9105.6. Minimum Building Site and Lot Width Required (C-R-A) 

(A) Minimum building site: Twenty thousand (20,000) feet of area for residential or agricultural 
uses, churches, and other public uses. 

(B) Minimum lot width: One hundred (100) feet for residential and agricultural uses, churches, 
and other public uses. 

(C) Minimum lot depth: One hundred fifty (150) feet. 

Sec. 9105.7. Maximum Building Site Coverage by Buildings or Structures. (C-R-A) 
The maximum coverage of a lot by all structures shall not exceed twenty (20) percent of the 
parcel area, and that a minimum of forty-five (45) percent landscaping shall be provided. 
However, upon securing approval of a Use Permit such maximum coverage may be increased 
to a maximum of forty (40) percent. Any covered patio structure which is used solely for general 
open use shall not be counted as a structure in ascertaining coverage. Nor shall swimming pools 
be counted. See Section 9137.24 for location requirements for swimming pools and Section 
9137.3 (B) for covered patios. 

Sec. 9105.8. Minimum Yards Required. (C-R-A) 

(A) Front Yard: Each lot in the "C-R-A" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than thirty (30) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yard. There shall be no dismantling or keeping of any 
disabled vehicles in the front yard or driveway. ~ • 

(B) Side Yard: There shall be a side yard on each side of the lot extending from the front 
yard to the rear yard of not less than ten (10) feet from an interior and corner lot line. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the required side yards abutting a street. There shall be no 
dismantling or keeping of any disabled vehicles in the side yard or driveway. 

(C) Rear Yard: Each lot shall have a rear yard extending acro$s the full width of the lot of not 
less than twenty (20) feet, provided that a minimum of two thousand (2,000) square feet 
of open space is maintained to the side or rear of the main building or in any ell or "U" 
design; otherwise thirty (30) feet shall be required. Any minimum rear yard covered by 
accessory structures shall be replaced elsewhere on the lot, exclusive of required yard 
areas. 
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Sec. 9105.9. Fences, Hedges and Walls. (C-R-A) 
Fences, hedges and walls are pennitted but not required. Such fences, hedges and walls shall 
not exceed six (6) feet in height, and where same are located in the required front yard or side 
yard abutting the street, the same shall not exceed three (3) feet in height unless the conditions 
outlined in Section 9137.13 (D) are met. 

Sec. 9105.10. Minimum Off-Street Parking Required. (C-R-A) 
The provisions of Section 9138.1 shall apply in detennining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 
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PART 6 - COASTAL PLANNED SINGLE FAMILY RESIDENTIAL DISTRICT 
OR "C-P-R-1" DISTRICT -

Sec. 9106.1. Purpose. (C*P-R-1) 
The Coastal Planned Single Family Residential District is intended to provide a low*intensity 
single family detached clustered residential development in a manner which will maximize 
protection of environmental, visual and archaeological resources within and adjacent to the 
boundaries of the District by minimizing removal or disturbance of native vegetation, controlling 
grading, erosion, and run-off and sensitively siting and designing structures to avoid impacting 
archaeological deposits and reducing the visual impact on surrounding and adjacent areas. 

Sec. 9106.2. Plan Required. (C-P-R-1) 
A general development plan and specific development plans shall be required of the developer 
and approved as required herein before any development shall take place in any area. The 
required general and specific plans shall implement and be responsive to the policies and 
concerns of the Local Coastal Program's various components and sections, and the development 
standards listed in various portions of this Part. 

Sec. 9106.3. Elements of the General Development Plan. (C-P-R-1) 
Said General Development Plan shall, by means of charts, maps and text material, address the 
following: 

TOPIC EXISTING I PROPOSED I 
! (A) Land Use X X . 

(B) Streets X 
. 

X 

(C) Topography X X 

(D) Groundcover and vegetation X X 

(E) Utilities, public services X X 

(F) Economic impact analysis X X 

(G) Drainage patterns X X 

{H) Environmentally Sensitive Areas X X 

(I) Archaeologically Sensitive Area X X 

In addition to the subject property, said General Development Plan shall, for purposes of 
information, also include adjacent areas for a reasonable distance therefrom . 
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Sec. 9106.4. Elements of Specific Development Plans. (C-P-R-1) 
Upon approval of said general development plan by the City Council, after receipt of 
recommendations thereon from the Planning Commission, specific development plans in 
conformity with the general development plan may be presented for approval to the Planning 
Commission. Said plans may be presented for all parts of the Coastal Planned Single Family 
Residential area and shall include all of the following items: 

(A) Grading plans. 
(B) Landscaping plans. 
(C) Utilities plans, plans for public improvements. 
(D) Erosion control plans. 
(E) Sample building elevations and information showing how buildings and roads will be fitted 

to their respective sites with a minimum of grading and vegetation removal. 
(F) Subdivision plans. 
(G) Proposals relative to land use, parking, building heights, building site areas in general 

conformity with, or in excess of minimum requirements set forth in this section with relation 
to land uses corresponding with land uses proposed. 

(H) Mitigation of potential significant environmental impacts. 

Sec. 9106.5. Adoption of Development Plans. (C-P-R-1} 

(A) General development plans shall be presented to the Planning Commission for review at 
a public hearing. The Planning Commission shall indicate by resolution their 
recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a period not 
to exceed ninety {90) days from the date the application is accepted as complete. The 
time period may be extended by mutual consent of the Planning Commission and the 
developer. The Planning Commission recommendation shall be reported to the City 
Council and to the developer. 

Upon receipt of said report, the City Council shall consider the general development plan 
at a public hearing. The City Council may approve, conditionally approve, or disapprove 
the general development plan. 

{B) Upon approval of the general development plan by the City Council, specific development 
plans in conformity with the general development plan may be presented for approval. 
Specific development plans shall be considered by the Planning Commission at a public 
hearing in the same manner prescribed in Section 9144.5 for Use Permits. The Planning 
Commission shall indicate by resolution their decision to approve, conditionally approve, 
or disapprove specific development plans. The Planning Commission shall act on said 
plans within a period not to exceed ninety {90) days from the date the application is 
accepted as complete. The time period may be extended upon mutual consent of the 
Planning Commission and developer. 

(C) General development plans and specific development plans may be amended in the same 
manner as they are adopted, provided that no specific development plan may be amended 
which also requires an amendment to the general development plan until the latter has 
been amended. 
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Sec. 9106.6. Effect. (C-P-R-1) 
No construction or grading shall be done until the said plans have been adopted as outlined 
herein provided, however, that minor grading which is necessary for the safety of the existing use 
of any developed land in the Coastal Planned Single Family Residential District shall be allowed 
as a matter of right and subject only to City Ordinances pertaining to grading. Any and all other 
construction and/or grading shall be consistent with the policies and concerns of the Local Coastal 
Program's various components. 

Sec. 9106.7. Uses Permitted (C-P-R-1} 
Clustered single-family detached dwelling units and Coastal Open Space District uses shall be 
allowed in any Coastal Planned Single Family Residential District provided such uses conform 
to the approved General Development Plan for the said Coastal Planned Single Family 
Residential District and to the regulations, conditions and restrictions imposed by any Coastal 
Permit approving a Specific Development Plan as required by Section 9106.4. 

Sec. 9106.8. Maximum Allowable Height. (C-P-R-1) 

(A) Within the Coastal Planned Single Family Residential District, a main structure shall not 
exceed two (2) stories and at the highest point of the lot at the building's edge the 
maximum height shall not exceed fifteen (15) feet while at the lowest point of the lot at 
the building's edge the maximum height shall not exceed twenty-five (25) feet (see Figure 
1 at Section 9107.5); provided that upon securing Architectural Approval the height may 
be increased to an average height of twenty-five (25) feet. 

If a site plan review for a building over fifteen (15) feet is initiated under this Section, such 
• review shall include a determination as to whether the views from adjacent properties are 
substantially or needlessly obstructed by such- project. All owners of record within three 
hundred (300} feet as listed in the latest Assessor's Parcel Book shall be notified of any 
hearings under this Section by first class mail. 

The height of any building shall be measured from the natural grade at the edge of the 
building to the topmost point of the- roof. Natural grade · si1all be determined by the 
Community Development Department through the use of the best available information. 
In addition, the elevations of all structures shall be consistent with policies of the Visual 
Resource Component of the Local Coastal Program. 

(B) Accessory buildings shall not exceed fourteen (14) feet in height. 

Sec. 9106.9. Minimum Building Site. (C-P-R-1} 

(A} In Planned Unit Development subdivisions there shall be a minimum of 6,000 square feet 
per dwelling unit exclusive of roads or open space dedications; however, the number of 
units is restricted to a maximum of four (4) units per gross acre . 
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(B) The maximum number of dwelling units allowed shall be determined by the evaluation of 
general and specific plans that clearly demonstrate that the proposed development has 
been sited and designed to prevent impacts which would significantly degrade adjacent 
environmentally sensitive habitats and that such proposed developments shall be 
compatible with the continuance of the adjacent ~nvironmentally sensitive habitat areas. 
Reasonable mitigation shall be required to insure the protection and/or enhancement of 
said areas. 

The maximum number of dwelling units are shown on the conceptual cluster plan exhibit 
found at the end of the Coastal Resource Component of the Local Coastal Program. 

Sec. 9106.10. Maximum Building Site Coverage by Buildings, Structures, and 
Impermeable Surfaces (C-P-R-1) 

The maximum coverage by all structures, buildings, and impermeable surfaces in any Planned 
Unit Development shall not exceed forty (40) percent of the area exclusive of any roads or open 
space dedications. In a Planned Unit Development the coverage shall be determined on a total 
project basis, exclusive of any roads or open space area. Of the minimum area per unit of 6,000 
square feet only 2,400 square feet may be covered. 

Sec. 9106.11. Fences, Hedges and Walls. (C-P-R-1) 
Fences, hedges and walls are permitted and may be required. Fences, hedges and walls shall 
not exceed six {6) feet in height, and where same are located in the required front yard or side 
yard abutting the street, the same shall not exceed three (3) feet in height unless the conditions 
outlined in Section 9137.13 (D) are met. 

Sec. 9106.12. Access. (C-P-R-1) 
Where a lot abuts upon an alley or private drive, garages or accessory buildings having access 
from the alley or private drive shall be located not less than thirty (30) feet from the opposite side 
of such abutting alley or private drive. The ingress and egress to any such garage or accessory 
building housing, or intended to house, any motor vehicles shall be from such abutting alley or 
private drive only and not from lhe street unless specifically waived by the Planning Commission. 

Sec. 9106.13. Open Area per Family Unit. (C-P-R-1) 
A minimum of five hundred (500) square feet of private usable open space shall be provided for 
each unit in any Planned Unit Development. 

Sec. 9106.14. Development Standards. {C·P-R-1) 
All development plans and subsequent construction shall implement the following standards: 

(A) (1) Lands with a slope of 25% or greater shall not be developed. Lands with a slope 
between 10% and 25% may be developed if the development incorporates specific 
measures to minimize ~ading and drainage systems which limit the rate of runoff, 
including siltation and erosion, to that which occurs naturally on the undeveloped 
site. · 
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(2) 

(3) 

(4) 

(5) 

(6) 

(7) 

Applications for development on sites between 10% and 25% shalf be 
accompanied by site specific professional engineering plans. 

Prior to the transmittal of a coastal development permit, the permittee shall submit 
a runoff control plan designed by a licensed engineer qualified in hydrology and 
hydraulics, which would assure no increase in peak runoff rate from developed site 
over the greatest discharge expected from the existing undeveloped site as a 
result of a 100 year frequency storm. Runoff control shall be accomplished by such 
means as on-site detention/desiltation basins or other devices. Energy dissipating 
measures at the terminus of outflow drains shall be constructed. The runoff 
control plan including supporting calculations shall be in accordance with the latest 
adopted City Standards and shall be submitted to and determined adequate in 
writing by the Community Development Department. 

All permanent erosion control devices shall be developed and installed prior to or 
concurrent with any on-site grading activities and shall be permanently maintained. 
Periodic monitoring of said devices shall be carried out by the City and the 
California Department of Fish and Game. 

All grading activities for roads, future building pads, utilities and installation of 
erosion and sedimentation devices shall be prohibited during September 30 
through May 1. 

Prior to commencement of any grading activity, the permittee shall submit a 
grading schedule which indicates that grading will be completed within the 
permitted time frame designated in this condition an~ that any variation from the 
schedule shall be promptly reported to the Community Development Department. 

All areas disturbed by grading shall be planted prior to October 15th with 
temporary or permanent (as in the case of finished slopes) erosion control 
vegetation. Vegetative cover must be established by November 1 of each year. 
Said planting shall be accomplished under the supervision of a licensed landscape 
architect or landscape contractor and shall consist of seeding, mulching, 
fertilization and irrigation adequate to provide 90% coverage within 90 days. 
Planting shall be repeCited if the required level uf coverage is not established. This 
requirement shall apply ·to all disturbed soils including stockpiles, and to all building 
pads. 

Prior to transmittal of a coastal development permit, a detailed landscape plan 
indicating the type, size, extent, and location of plant materials, the proposed 
irrigation system, and other landscape features shall be submitted, reviewed and 
determined to be adequate by the Community Development Department. Drought 
tolerant plant materials shall be utilized to the maximum extent feasible. 

Moderate Soil Limitations: Cut and fill slopes on areas under 20% slope shall not 
be over 4:1 slope and four feet high, compacted (if fill), with straw mulch broadcast 
and rolled at 3000 pounds per acre, and seeded with a grass and native shrub 
seed mixture generally having the following basic ratio of components: 
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Native woody shrubs--6 lbs/acre 
Native herbaceous annuals and perennials--15 lbs/acre 
Native grasses-SO lbs/acre 
Wood fiber mulch with soil binder--1500 lbs/acre 
Fertilizer--150 lbs/acre 

Low Soil Limitations: Cut and fill slopes on areas under 1 0% slope shall not 
exceed 3:1 slope and four feet in height. Disturbed soil shall be hydroseeded (no 
straw mulch needed) with the seed mixture as recommended above, except 
additional wood fiber shall be incorporated at a minimum of 2000 lbs/acre. 

(8) Temporary dust controls shall be employed during construction. Watering down 
methods used to control dust shall not erode the soil. Downhill cut or fill areas 
shall be lined with straw bales to control erosion from runoff. Where exposed soil 
conditions exist within the landscaped and irrigated portions of the sites near 
dwellings, slopes shall be planted with ground cover netting to retain soil. Plant 
materials shall be selected, sized and spaced to achieve total soil surface 
coverage in one year with irrigation provided. Trees and shrubs having fibrous 
root systems shall be used. Any of the mulch and seed mitigation measures 
described in {A)(7) above may be used instead of erosion control netting. 

(9) That the City and the State Department of Fish and Game be made "third party" 
to the project's CC and R's to the extent that the City and/or the Department of 
Fish and Game may come onto private property to inspect and if necessary 
perform maintenance on drainage and erosion control devices and place a lien on 
the subject properties to recover cost of said maintenance. 

(B) That multi-level construction designs be used to reduce required grading. 

(C) That a combination of slopes and low retaining walls be ·used to reduce grading. 

(D) That pier or post and beam type construction be used for sites in excess of fifteen (15) 
percent cross slope. Under area to be closed in or made aesthetically acceptable to the 
Planning Commission. 

(E) That areas of significant natural vegetation be protected and enhanced where feasible. 

(F) That architectural designs shall generally follow the criteria set forth in the adopted 
Advisory Architectural Design Guidelines. 

(G) That native plant material shall be the major theme in all landscape designs. 

{H) That roads, driveways, and structures shall be sited and designed to prevent impacts 
which would significantly degrade the adjacent environmentally sensitive area. 

(I) That public utilities and cable TV shall be placed underground. 

(J) That reasonable mitigation to protect Archaeological or Paleontological resources shall be 
required: 
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(K) That all roof material shall be of fire resistant material such as tile or healjy asphalt 
shingles, not wood shakes or shingles. 

(L) That there be a minimum of ten (10) feet between any single family detached dwellings . 
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PART 7 - SINGLE-FAMILY RESIDENTIAL DISTRICT OR "R-1" DISTRICT 

Sec. 9107.1. Purpose. (R-1} 
This District is intended as an area for single-family homes, with approximately two (2) to five (5) 
such homes per gross acre and with not more than one (1) dwelling unit and customary 
accessory building upon any building site. The District is intended as an area for development of 
detached one or two-story dwelling units with substantial yards. 

Sec. 9107.2. Uses Permitted. (R-1) 
One (1) single-family dwelling per building site, including mobile homes complying with the 
provisions of Section 9137.16. 

Sec. 9107.3. Uses Permitted Subject to Obtaining a Use Permit. (R-1) 

(A) Churches, public and private schools, child care facilities, parks, playgrounds and public 
buildings and uses. 

(B) Electrical substations, including microwave facilities incorporated as a part of a public 
utility installation not including corporation or service yards. 

(C) Condominiums, Planned Unit Developments, and similar type developments when 
requirements of Part 40 are met. 

(D) Guest quarters. 

(E) Large family day care homes, residential care facilities serving more than 6 persons. 

(F) Mobilehome parks, subject to the provisions of Part 39 of this Chapter. 

Sec. 9107.4. Accessory Buildir-as ar.d Uses Permitted. (R-1) 

(A} Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(8) Accessory uses normally incidental to single-family residences. This is not to be 
construed as permitting any commercial uses. 

Sec. 9107.5. Maximum Allowable Height. (R-1) 

(A) South of Grand Avenue: Two (2) stories and not to exceed twenty-five (25) feet. 

(B) North of Grand Avenue: Two (2) stories and at the highest point of the lot at the building's 
edge the maximum height shall not exceed fifteen (15) feet while at the lowest point of the 
lot at the building's edge the maximum height shall not exceed twenty-five (25) feet (see 
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Figure 1, below); provided, that upon securing architectural approval the height may be 
increased to an average height of twenty-five (25) feet. 

Figure 1: Maximum Building Height without Architectural Approval 
(C-P-R-1, R-1, C-R-1 Districts) 

---

If a site plan review for a building over fifteen (15) feet is initiated under this Section, s·uch 
review shall include a determination as to whether the views from adjacent properties are 
substantially or needlessly obstructed by such project. All owners of record within three 
hundred (300) feet as listed in the latest Assessor's Parcel Book shall be notified of any 
hearings under this Section by first class mail. 

· The height of any building shall be measured from the natural grade at the edge of the 
building to the topmost point of the roof. Natural grade shall be determined by the 
Community Development Department through the use of the best available information. 

(C) Accessory buildings shall not exceed fourteen (14) feet in height. 

Sec. 9107.6. Minimum Building Site and Lot Width Required. (R-1) 

(A) Minimum building site: Six thousand (6,000) square feet of Jot for residential uses; 
churches and other public uses, twenty thousand (20,000) square feet. 

(B) Minimum lot width: Sixty (60) feet for residential uses; churches and other public uses, 
one hundred (100) feet. 

(C) Minimum Jot depth: Ninety (90) feet. 
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Sec. 9107.7. Maximum Building Site Coverage by Buildings or Structures. (R-1) 
The maximum coverage of a lot by all structures shall not exceed thirty-five (35) percent of the 
lot area, and a minimum of forty {40) percent landscaping shall be provided. Any covered patio 
structure which is used solely for general open use shall not be counted as a structure in 
ascertaining coverage. Nor shall swimming pools be counted. See Section 9137.24 for location 
requirements for swimming pools and Section 9137.3 (B) for covered patios. Coverage of the 
rear yard, by covered patio or any accessory structure, shall not exceed thirty (30) percent of the 
required rear yard. · 

Sec. 9107.8. Minimum Yards Required. (R-1) 

(A) Front Yard: Each lot in the "R-1" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than twenty (20) feet, provided, however, that the Planning Commission may require 
staggering of setbacks with variation of three (3) feet from setback lines. In no case shall 
a setback less than seventeen (17) feet be allowed, except on cui-de-sacs, where the 
Planning Commission may approve a setback of fifteen {15) feet as part of a total 
development plan except for garages {Refer to Section 9137.3 (0)(2)). 

(B) 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yards; nor shall it be permitted to dismantle or keep 
any disabled vehicles in this front yard or driveway; nor shall storage of any material be 
permitted . 

If a boat, recreation vehicle or trailer is kept in said required front yard a maintained all 
weather surface, including a grassy area, shall be provided for each such unit and said 
boat, recreation vehicle or trailer shall not be less than ten (10) feet from the lot line for 
a eomer lot and five (5) feet from the lot line for an interior lot. 

Side Yard: 

(1) Interior Lots: There shall be a side yard on each side of the lot, extending from 
the front yiiirc:l to the rear yard, of not less than five {5) feet from an interior lot line. 
Accessory buildings must adhere to the location requirements of Section 9137.3. 

(2) Comer Lots: A comer lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (10) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or 
driveway; nor shall storage of any material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required side yard abutting a 
street a maintained all weather surface, including a grassy area, shall be provided 
for each such unit and said boat, recreation vehicle or trailer shall not be less than 
ten (10) feet from the lot line. · 
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(C) Rear Yard: Eac~~ lot shall have a rear yard 
extending across the full width of the lot of 
not less than ten (10) feet, provided that a 
minimum of fifteen hundred (1500) square 
feet of open area is maintained to the side 
or rear of the main building or in any ell or 
"U" design; otherwise twenty (20) feet shall 
be required. (See Figure 2.) Accessory 
buildings are permitted in the rear yard. 
Any minimum rear yard covered by 
structures shall be replaced elsewhere on 
the lot, exclusive of required yard areas. 

Sec. 9107.9. Fences, Hedges and Walls. (R-1) 

open .,..,. to &i<ie and ....,.., of main 
l>uUdi"4 ,. 1,150 !f(\Wirc ,. 

SINCE LESS THAN 1,500 SQUARE FEET, 
ENllRE REAR YAAD MUST 6E 20 FEET 

ure 2: Rear Yard Area 

Fences, hedges and walls are permitted but not required. Such fences, hedges and walls shall 
not exceed six (6) feet in height, and where the same are located in the required front yard or 
side yard abutting the street, the same shall not exceed three (3) feet in height unless the ··;) 
conditions outlined in Section 9137.13{0) are met. 

Sec. 9107.10. Minimum Off-Street Parkihg RequireCI. (R-1) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 
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PART 8 -COASTAL SINGLE FAMILY RESIDENTIAL DISTRICT 
OR "C-R-1" DISTRICT 

Sec. 9108.1. Purpose. (C-R-1) 
This District is intended as a coastal area for single-family homes, with approximately two (2) to 
five (5) such homes per gross acre and with not more than one (1) dwelling unit and customary 
accessory building upon any building site. The District is intended as an area for development 
of detached one or two-story dwelling units with substantial yards. 

Sec. 9108.2. Uses Permitted. (C-R-1) 
One (1} single-family dwelling per building site, including mobile homes complying with the 
provisions of Section 9137.16. 

Sec. 9108.3. Uses Permitted Subject to Obtaining a Use Permit. (C-R-1) 

(A) Churches, public and private schools, child care facilities, parks, playgrounds and public 
buildings and uses. 

(B) Electrical substations, including microwave facilities incorporated as a part of a public 
utility installation not including corporation or service yards . 

(C ) Condominiums, Planned Unit Developments, and similar type development when 
requirements of Part 40 are met. 

(D) Guest quarters. 

(E) Large family day care homes, residential care facilities serving more than six persons. 

(F) Mobilehome parks, subject to the provisions of Part 39 of this Chapter. 

Sec. 9108.·~. Accessory Buildings and Uses Permitted. (C-R-1) 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to single-family residences. This is not to be 
construed as permitting any commercial uses. 

Sec. 9108.5. Maximum Allowable Height. (C-R-1} 

(A) South of Grand Avenue: Two (2) stories and not to exceed twenty-five (25) feet. 
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(B) North of Grand Avenue: Two (2) stories and at the highest point of the lot at the' building's 
edge the maximum height shall not exceed fifteen (15} feet while at the lowest point of the 
lot at the building's edge the maximum height shall not exceed twenty-five (25) feet (see 
Figure 1 at Section 9107.5); provided that upon securing Architectural Approval the height 
may be increased to an average height of twenty-five (25) feet. 

If a site plan review for a building over fifteen (15) feet is initiated under this Section, such 
review shall include a determination as to whether the views from adjacent properties are 
substantially or needlessly obstructed by such project. All owners of record within three 
hundred (300) feet as listed in the latest Assessor's Parcel Book shall be notified of any 
hearings under this Section by first class mail. 

The height of any building shall be measured from the natural grade at the edge of the 
building to the topmost point of the roof. Natural grade shall be determined by the 
Community Development Department through the use of the best available information. 

(C) Accessory buildings shall not exceed fourteen (14) feet in height. 

Sec. 9108.6. Minimum Building Site and Lot Width Required (C-R-1) 

(A) Minimum building site: Six thousand (6,000} square feet of lot for residential uses; 
churches and other public uses, twenty thousand (20,000} square feet. 

(B) Minimum lot width: sixty (60) feet for residential uses; churches and other public uses, 
one hundred (1 00) feet. 

(C) Minimum lot depth: Ninety (90) feet. 

Sec. 9108.7. Maximum Building Site Coverage by Buildings or Structures. (C-R-1) 

The maximum coverage of a lot by all structures shall not exceed forty (40) percent of the lot 
area, and that a minimum of thirty-five (35) percent landscaping shall be provided. Any covered 
patio structure which is used solely for general open use shall not be counted as a structure in 
ascertaining coverage. Nor shall swimming pools be counted. See Section 9137.24 for location 
requirements for swimming pools and Section 9137.3 (B) for covered patios. Coverage of the 
minimum rear yard, by covered patio or any accessory structure, shall not exceed thirty (30) 
percent of the required rear yard. 
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Sec. 9108.8 . Minimum Yard Required (C-R-1) 

(A) Front Yard: Each lot in the R-1 District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than twenty (20} feet, provided, however, that the Planning Commission may require 
staggering of setbacks with variation of three (3) feet from setback lines. In no case shall 
a setback less than seventeen (17) feet be allowed, except on cui-de-sacs, where the 
Planning Commission may approve a setback of fifteen (15) feet as a part of a total 
development plan except for garages (Refer to Section 9137.3 {D)(2)). 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yards; nor shall it be permitted to dismantle or keep 
any disabled vehicles in this front yard or driveway; nor shall storage of any material be 
permitted. 

If a boat, recreational vehicle or trailer is kept in said required front yard, a maintained all 
weather surface, including a grassy area, shall be provided for each such unit; and said 
boat, recreation vehicle or trailer shall not be less than ten (10) feet from the lot line for 
comer lot and five (5) feet from the lot line for an interior lot. 

(8) Side Yard: 

(1) Interior Lots: There shall be a side yard on each side of the lot, extending from 
the front yard to the rear yard, of not tess than five (5) feet from an interior lot 
line. Accessory buildings must adhere to the location requirements of Section 
9137.3. 

(2) Comer Lots: A comer lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (10) feel 

Except for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or 
driveway; nor shall storage of any material be permitted. 

If a boat, recreational vehicle or trailer is kept in said required side yard abutting 
a street, a maintained all weather surface, including a grassy area, shall be 
provided for each such unit; and said boat, recreation vehicle or trailer shall not be 
less than ten (10) feet from the lot line. 

(C) Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than ten {10) feet, provided that a minimum of fifteen hundred (1500) square feet of 
open area is maintained to the side or rear of the main building or in any ell or "U" design; 
otherwise twenty (20) feet shall be required (see Figure 2 at Section 9107.8 (C)). 
Accessory buildings are permitted in the rear yard. Any minimum rear yard covered by 
structures shall be replaced elsewhere on the lot, exclusive of required yard areas . 
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Sec. 9108.9. Fences, Hedges and Walls. (C-R-1) ····.".·) 
Fences, hedges and walls are permitted but not required. Such fences, hedges and walls shall . 
not exceed six (6) feet in height, and where the same are located in the required front yard or 
side yard abutting the street, the same shall not exceed three (3} feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9108.10. Minimum Off-Street Parking Required. (C-R-1) 
The provisions of Section 9138. 1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 
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PART 9 - DUPLEX RESIDENTIAL DISTRICT OR "R-2" DISTRICT -

Sec. 9109.1. Purpose. (R-2) 
The Duplex Residential District is intended as an area that permits a suitable environment for 
family living on a smaller scale by permitting a density ranging from six (6) to nine (9) dwelling 
units per gross acre, while maintaining individual privacy, open space and other facilities 
necessary for good living. This District is intended to provide a transition from low-density 
residential to other Districts. The District serves as an area for development of detached or 
attached one or two-story dwelling units with a private yard for each unit. 

Sec. 9109.2. Uses Permitted. (R-2) 

(A) Single-family dwellings, including mobile homes complying with the provisions of Section 
9137.16. 

(B) Two (2) single-family structures, provided the density requirements specified in Section 
9109.1 and 9109.11 are met. 

(C) One (1) duplex (single structure) per parcel, provided the density requirements specified 
in Section 9109.1 and 9109.11 are met. 

Sec. 9109.3. Uses Permitted Subject to Obtaining a Use Permit. (R-2) 

(A) One (1) triplex (single structure), provided the density requirements specified in Section 
9109.1 and 9109.11 are met. 

(B) Three (3) single-family structures, provided the density requirements specified in Section 
9109.1 and 9109.11 are met. 

(C) One (1) duplex and one (1) single family structure, provided the density requirements 
spec:ified in S&ction 9109.1 and 9109.11 are met. 

(D) Churches, public and private schools, child care facilities, parks, playgrounds and public 
buildings and uses. 

(E) Electrical substations, including microwave facilities incorporated as part of a public utility 
installation not including corporation or service.yards. 

(F) Condominiums, Planned Unit Developments, and similar type developments when 
requirements of Part 40 are met. 

(G) Public or private parking lots for automobiles when contiguous to any commercial or 
industrial District and when fenced, landscaped and maintained to the approval of the 
Planning Commission . 

(H) Large family day care homes, residential care facilities serving more than six persons. 
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(I) 

(J) 

Mobilehome parks, subject to the provisions of Fart 39 of this Chapter. 

Boarding or rooming houses. 

Sec. 9109.4. Accessory Buildings and Uses Permitted. {R-2) 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses allowed in this District. This is not to be 
construed as permitting any commercial uses. 

Sec. 9109.5. Maximum Allowable Height. (R-2) 

{A) Main building: Two (2) stories and not to exceed twenty-five (25) feet provided that upon 
obtaining approval of a Use Permit such height may be increased to a maximum of 
thirty-five (35) feet. 

(B) Accessory buildings: Fourteen (14) feet. 

Sec. 9109.6. Minimum Building Site and Lot Width Required. (R-2} 

(A) Minimum building site: 

(1) Six thousand (6,000) square feet of lot for residential uses. 
(2) Churches and other public uses, twenty thousand (20,000) square feet. 

(B) Minimum lot width: Sixty (60) feet 'for residential uses; churches and other public uses, 
one hundred (100} feet. 

(C) Minimum lot depth: Ninety (90) feet. 

Sec. 9109.7. Maximum Building Site Coverage by Buildings or Structures. (R-2) 
The maximum coverage of a lot by all structures shall not exceed forty (40) percent of the lot 
area, and a minimum of thirty-five (35) percent landscaping shall be provided. However, such 
coverage may be increased to a maximum of sixty (60) percent upon approval of a Use Pennit. 
Any covered patio structure which is used solely for general open use shall not be counted as 
a structure in ascertaining coverage. Nor shall swimming pools be counted. See Section 9137.24 
for ·location requirements for swimming pools and Section 9137.3 (B) for covered patios. 
Coverage of the rear yard, by covered patio or any accessory structure, shall not exceed thirty 
(30) percent of the required rear yard. 
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Sec. 9109.8. Minimum Yards Required. (R-2) 

(A) Front Yard: Each lot in the "R-2" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than fifteen (15) feet, provided, however, that the Planning Commission may require 
staggering of setbacks with variation of three (3) feet between houses. In no case shall 
a setback less than twelve (12) feet be allowed, except on cui-de-sacs, where the 
Planning Commission may approve a setback of ten (10) feet as part of a total 
development plan except for garages (Refer to Section 9137.3 (0)(2)). 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yards; nor shall it be permitted to dismantle or keep 
any disabled vehicles in this front yard or driveway; nor shall storage of any material be 
permitted. 

If a boat, recreation vehicle or trailer is kept in said required front yard a maintained all 
weather surface, including a grassy area, shall be provided for each such unit and said 
boat, recreation vehicle or trailer shall not be less than ten (1 0) feet from the lot line for 
a comer lot and five (5) feet from the lot line for an interior lot. 

(B) Side Yard: 

(1) Interior Lots: There shall be a side yard on each side of the lot, extending from 
the front yard to the rear yard, of not less than five (5) feet from an interior lot line . 
Accessory buildings must adhere to the location requirements of Section 9137.3. 

(2) Corner Lots: A corner lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (1 0) feet. 

~xcept for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or 
driveway; nor shall storage of any material be permitted. 

!t a boat, recreation vehicle or trailer is kept in said required side yarcJ a::,utting a 
street a maintained all weather surface, including a grassy area, shall be provided 
for each such unit and said boat, recreation vehicle or trailer shall not be less than 
ten (1 0) feet from the lot line. 

(C) Rear· Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than ten (10) feet, provided that a minimum of one thousand (1,000) square feet of 
open area is maintained to the side or rear of the main building or in any ell or "U" design; 
otherwise fifteen (15) feet shall be required. Accessory buildings are permitted in the rear 
yard. Any minimum rear yard covered by structures shall be replaced elsewhere on the 
lot, exclusive of required yard areas . 
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Sec. 9109.9. Fences, Hedges and Walls. (R-2) 
Fences, hedges and walls are permitted but not required. Such fences, hedges and walls shall .: 
not exceed six (6) feet in height, and where the same are located in the required front yard or 
side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9109.10. Minimum Off-Street Parking Required. (R-2) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38. 

Sec. 9109.11. Density Per Dwelling Unit. (R-2) 
There shall be a minimum lot area of thirty-four hundred (3,400) square feet per dwelling unit 
provided in each building site for single family dwellings and duplexes, and a minimum lot area 
of four thousand (4,000) square feet per dwelling unit provided in each building site for triplexes. 

Sec. 9109.12. Development Plan. (R-2) 
Development of property in the "R-2" District, except single-family dwellings, shall require 
Architectural Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit 
application submittal. The application shall be accompanied by detailed architectural drawings 
and site plans, all to a workable scale, showing the elevation and location of proposed buildings 
and the following additional information: 

(A) Location and type of landscaping. 

(B) Use and treatment of grounds around buildings or structures. 

(C) Off-street parking. 

(D) Physical features; such as, trees, utility poles, hydrants, floodlights, driveways, fences, 
signs and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection by the · 
Building Department. 

Sec. 9109.13. Development Standards. (R-2) . 
All development in this District, except single-family dwellings, shall comply with the following 
standards: 

(A) All required open areas shall be landscaped and maintained in accordance with the 
approved detailed landscaping plan. 

(B) All trash and garbage storage areas used by more than three (3) residences shall be 
surrounded and adequately screened on at least three (3) sides by a five (5) foot wall and 
shall have adequate access for collection vehicles. (Refer to Section 5401 and 5417 of 
Article V and the adopted City Standards and Specifications). 
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(C) All points of vehicular access to and from off-street parking areas and driveways onto 
public rights-of-way shall be approved by the Community Development Department. 

(D) A maximum of three (3) units per structure is permitted. 

(E) Outdoor Private Use Area: Outdoor living space for duplexes, triplexes, and other multiple 
units shall be provided as follows: 

{1) A private yard located at ground level shall be provided for each dwelling unit as 
follows: 

Studio Unit: 1 00 square feet 

1 Bedroom Unit: 120 square feet 

2.2 Bedroom Unit: 140 square feet 

(2) Private yards shall have a minimum dimension in any direction of ten (10) feet. 

(3) Second floor or above decks and balconies may be included in project design in 
addition to the above ground floor private yard requirements . 
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PART 10 - COASTAL RESIDENTIAL DISTRICT OR "C-R-2" DISTRICT 

Sec. 9110.1. Purpose. (C-R-2) 
The intent of the Coastal Residential District is to provide areas in which the low-profile, small 
scale character of existing single-family neighborhoods may be protected while, at the same time, 
providing a degree of flexibility which will facilitate the development of moderate-cost new multiple 
housing. It is further the purpose of the C-R-2 District to provide reasonable protection to the 
existing low and/or moderate cost housing while encouraging the development of new low and/or 
moderate cost housing where feasible. The density permitted ranges from six (6) to nine (9) 
dwelling units per gross acre. The District serves as an area for development of detached or 
attached one or two-story dwellings units with a private yard for each unit. 

Sec. 9110.2. Uses Permitted. (C-R-2} 

(A) Single-family dwellings, including mobile homes complying with the provisions of Se~tion 
9137.16. 

(B) Duplexes, triplexes, multiple-family residential uses, ten (1 0) or less apartments, 
townhouses, provided the density requirements specified in Section 9110.1 are met. 

Sec. 9110.3. Uses Permitted Subject to Obtaining a Use Permit. (C-R-2} 

(A) Condominiums, Planned Unit Developments, or similar types of development when the 
requirements of Part 40 are met. 

. 
(B) Churches, public and private schools, child care facilities, parks, playgrounds and public 

buildings and uses. 

(C) Large family day care homes, residential care facilities serving more than six persons. 

(D) Mob1le:-~ome parks, subject to the provisions of Part 39 of this Chapter. 

(E) Boarding or rooming houses. 

Sec. 9110.4. Accessory Buildings and Uses Permitted. (C-R-2) 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses permitted. This is not to be construed as 
permitting any commercial uses . 
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Sec. 9110.5. Maximum Allowable Height. (C-R-2) 
The maximum building or structural height of the main building shall be two (2) stories, not to 
exceed twenty-five (25) feet; fourteen (14) feet for accessory buildings; garages for storage of 
vehicles of one-half (1) story or less shall not be considered a story or calculated in maximum 
height. 

Sec. 9110.6. Minimum Building Site and Lot Width Required. (C-R-2) 

(A) Minimum Building Site: 

(1) Six thousand (6,000) square feet of lot for residential uses. 
(2) Churches and other public uses, twenty thousand (20,000) square feet. 

(B) Minimum Lot Width: Sixty (60) feet for residential uses; churches and other public uses, 
one hundred (100) feet. 

Sec. 9110.7. Maximum Building Site Coverage bv Buildings or Structures. (C-R-2) 
The maximum coverage of a lot by all structures shall not exceed forty (40) percent of the lot 
area, and that a minimum of thirty-five (35) percent landscaping shall be provided. However, 
such coverage may be increased to a maximum of sixty (60) percent upon approval of a Use 
Permit. Any covered patio structure which is used solely for general open use shall not be 
counted as a strudure in ascertaining coverage. Nor shall swimming pools be counted. See 
Sedion 9137.24 for location requirements for swimming pools and Sedion 9137.3 (B) for covered 
patios. Coverage of the rear yard, by covered patio or any accessory strudure, shall not exceed 
thirty (30) percent of the required rear yard. 

Sec. 9110.8. Minimum Yards Required. (C-R-2) 

(A) Front Yard: Each lot in the Coastal Residential Distrid shall have a front yard extending 
(except for access drives and walks) across the full width of the subjed property of a 
depth of not less than twenty (20) feet, provided, however, that the Planning Commission 
may require staggering of setbacks with variation of three (3) feet from setback lines. In 
no case shall a setback less than seventeen (17) feet be allowed, except on cui-de-sacs, 
where the Planning Commission may approve a setback of fifteen (15) feet as a part of 
a total development plan except for garages (Refer to Sedion 9138.3 (C)(2)}. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yards; nor shall it be permitted to dismantle or keep 
any disabled vehicles in this front yard or driveway; nor shall storage of any material be 
permitted. 

If a boat, recreational vehicle or trailer is kept in said required front yard, a maintained all
weather surface, including a grassy area, shall be provided for each such unit; and said 
boat, recreation vehicle or trailer shall not be less than ten (10) feet from the lot line for 
a comer lot and five (5) feet from the lot line for an interior lot. 
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(8) 

(C) 

Side Yard: 

(1) Interior Lots: There shall be side yard on each side of the lot, extending from the 
front yard to the rear yard, of not less than five (5) feet from an interior lot line. 
Accessory buildings must adhere to the location requirements of Section 9137.3. 

(2) Comer Lots: A comer lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (1 0) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or 
driveway; nor shall storage of any material be permitted. 

If a boat, recreational vehicle or trailer is kept in said required side yard abutting 
a street, a maintained all-weather surface, including a grassy area, shall be 
provided for each such unit; and said boat, recreation vehicle or trailer shall not be 
less than ten (10) feet from the lot line. 

Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than ten (1 0) feet, provided that a minimum of fifteen hundred (1500) square feet of 
open area is maintained to the side or rear of the main building or in any ell or "U" design; 
otherwise, twenty (20) feet shall be required. Accessory buildings are permitted in the 
rear yard. Any minimum rear yard covered by structures shall be replaced elsewhere on 
the lot, exclusive of required yard areas. 

Sec. 9110.9. Fences, Hedges and Walls. (C-R-2) 
Fences, hedges and-walls are permitted but not required. Such fences, hedges and walls shall 
not exceed six (6) feet in height, except in the front yard -setback area and then not to exceed 
three (3) feet in height unless the conditions outlined in Section 9137.13 (D) are met. 

Sec. tl_1.0.10. Minimum Off-Street Parking Required. (C-R-2) 
The prov;.;;i~n of Section 9138.1 shall apply in determining the amount of parkin~ space that must 
be provided for each use. The parking space shall be improved as set forth in Part 38. 

Sec. 9110.11. Development Plan. (C-R-2) 
Development of property in the "C-R-2" District, except single-family dwellings, shall require 
Architectural Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit 
application submittal. The application shall be accompanied by detailed architectural drawings 
and site plans, all to a workable scale, showing the elevation and location of proposed buildings 
and the following additional information: 

(A) Location and type of landscaping. 

(B) Use and treatment of grounds around buildings or structures . 
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(C) Off-street parking. 

(D) Physical features; such as, trees, utility poles, hydrants, floodlights, driveways, fences, 
signs and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection by the 
Building Department. 

Sec. 9110.12. Development Standards. (C-R-2) 
All development in this District, except single-family dwellings, shall comply with the following 
standards: 

(A) All required open areas shall be landscaped and maintained in accordance with the 
approved detailed landscaping plan. 

(B) All trash and garbage storage areas used by more than three (3) residences shall be 
surrounded and adequately screened on at least three (3) sides by a five (5) foot wall and 
shall have adequate access for collection vehicles. {Refer to Section 5401 and 5417 of 
Article V and the adopted City Standards and Specifications). 

(C) All points of vehicular access to and from off-street parking areas and driveways onto 
public rights-of-way shall be approved by the Community Development Department. 

(D) 

(E) 

A maximum of six (6) units per structure is permitted. 

Outdoor Private Use Area: Outdoor living space for duplexes, triplexes, and other multiple 
units shall be provided as follows: 

(1) A private yard located at ground level shall be provided for each dwelling unit as 
follows: 

Studio Unit: 1 00 square feet 

1 Bedroom Unit: 120 square feet 

2:2 Bedroom Unit: 140 square feet 

(2) Private yards shall have a minimum dimension in any direction of ten (10) feet. 

(3) Second floor or above decks and balconies may be included in project design in 
addition to the above ground floor private yard requirements. 
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PART 11 -MULTIPLE RESIDENTIAL DISTRICT OR "R-3" DISTRICT 

Sec. 9111.1. Purpose. (R-3) 
The Multiple Residential District is intended to provide areas that permit small family and 
individual living with small private outdoor open space for each unit and a larger common outdoor 
use area for the entire development. This District is intended as an area for development of 
attached dwelling units in one or two-story buildings at an allowable density of ten (1 0) to twenty 
(20) dwelling units per gross acre. 

Sec. 9111.2. Uses Permitted. (R-3) 

(A) Single family dwellings, including mobile homes complying with the provisions of Section 
9137.167; 

(B) Two (2) or more single-family structures, provided the density requirements of Sections 
9111.1 and 9111.12 are met; 

(C) Duplexes, triplexes, multiple family uses, ten (10) or less apartments, provided the density 
requirements of Sections 9111.1 and 9111.12 are met; 

(D) Construction of conforming addition onto conforming use . 

Sec. 9111.3. Uses Permitted Subject to Obtaining a Use Permit. (R-3) 

(A) 

(B) 

(C) 

(D) 

(E) 

(F) 

(G) 

(H) 

Apartment developments of eleven (11) or more units, provided density requirements of 
Section 9111.1 and 9111.12 are met. 

Mobilehome parks, subject to the provisions of Part 39 of this Chapter. 

Churches, public and private schools, child care facilities, parks, playgrounds and public 
buildings and uses. 

Electrical substations, including microwave facilities incorporated as part of a public utility 
installation not including corporation or service yards. 

Condominiums, Planned Unit Developments, and similar type developments when 
requirements of Part 40 are met. 

Homeless shelters. 

Private non-profit community centers. 

Public or private parking lots for automobiles when contiguous to any commercial or 
industrial District and when fenced, landscaped and maintained to the approval of the 
Planning Commission . 
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(I) Large family day care homes, residential care facilities serving more than six persons. 

Sec. 9111.4. Uses Permitted Subject to Obtaining an Administrative Use Permit. 
(R-3) 

Boarding or rooming houses. 

Sec. 9111.5. Accessory Buildings and Uses Permitted. {R-3) 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(8) Accessory uses normally incidental to uses allowed in this District. This is not to be 
construed as permitting any commercial uses. 

Sec. 9111.6. Maximum Allowable Height. (R-3) 
The maximum building or structural height of the main building shall be three (3) stories, not to 
exceed forty (40) feet; fourteen (14) feet for accessory buildings; garages for storage of vehicles 
of one-half ('312) story or less shall not be considered a story or calculated in maximum height. 

Sec. 9111.7. Minimum Building Site and Lot Width Required. (R-3) 

(A) Minimum building site: 

(1) Six thousand (6,000) square feet of lot for residential uses 
(2) Churches and other public uses, twenty thousand (20,000) square feet. 

(B) Minimum lot width: Comer and interior lots, sixty (60) feet. 

(C) Minimum lot- depth: One hundred (100) feet. 

Sec. 9111.8. Maximum Building Site Coverage by Buildings or Structures. (R-3) 
The maximum coverage of a lot by all structures shall not exceed fifty-five (55) percent of the total 
lot area, and a minimum of twenty (20) percent landscaping shall be provided; Any covered patio 
structure used solely for general open use shall not be counted as a structure in ascertaining 
coverage. Nor shall swimming pools be counted. See Section 9137.24 for location requirements 
for swimming pools and Section 9137.3 {B) for covered patios. Coverage of the rear yard, by 
covered patio or any structure, shall not exceed thirty (30) percent of the required rear yard . 
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Sec. 9111.9 . Minimum Yards Required. (R-3) 

(A) Front Yard: Each lot in the "R-3" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than fifteen (15) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the front yards abutting a street; nor shall it be permitted to 
dismantle or keep any disabled vehicles in this front yard or driveway; nor shall storage 
of any material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required front yard a maintained all 
weather surface, including a grassy area, shall be provided for each such unit and said 
boat, recreation vehicle or trailer shall not be less than ten (1 0) feet from the lot line for 
a corner lot and five (5) feet from the lot line for an interior lot from the lot line. 

(B) Side Yard: 

(1) Interior Lots: There shall be a side yard on each side of the lot, extending from 
the front yard to the rear yard, of not less than five (5) feet on an interior lot line. 
Accessory buildings must adhere to the location requirements of Section 9137.3. 

(2) Corner Lots: A corner lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (1 0) feet. 

Except for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or · 
driveway; nor shall storage of any material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required side yard abutting a 
street a maintained all weather surface, including a grassy area, shall be provided 
for each such unit and said boat, recreation vehicle or trailer shall not be less than 
ten (1 0) feet from the lot line. 

(C) Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of nat 
less than ten (1 0) feet. 

Sec. 9111.10. Fences, Hedges and Walls. (R-3) 
Fences, hedges and walls are permitted but not required unless abutting an "R-A," "R-1," or "R-2" 
District, then they shall be required to the maximum height set out. Such fences, hedges and 
walls shall not exceed six (6) feet in height, and where the same are located in the required front 
yard or side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

City of Grover Beach Zoning Regulations IX-37 August 15, 1996 



Sec. 9111.11. Minimum Off-Street Parking Required. {R-3) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38. 

Sec. 9111.12. Open Area and Density Per Dwelling Unit. (R-3) 
A minimum of three hundred (300) square feet per unit shall be provided on the building site of 
landscaped areas, walkways, recreation areas, but not including structures, driveways or parking 
areas. There shall be a minimum lot area of two thousand (2,000) square feet per dwelling unit 
for the first unit and fifteen hundred (f,SOO) square feet for each additional unit provided on each 
building site. 

Sec. 9111.13. Development Plan. (R-3) 
Development of property in the "R-3" District, except single-family dwellings on individual lots, 
shall require Architectural Approval, as set forth in Section 9144.3 of this Chapter, prior to building 
permit application submittal. The application shall be accompanied by detailed architectural 
drawings and site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(A) Location and type .of landscaping. 

(B) Use and treatment of grounds around buildings or structures. 

Off-street parking. (C) 

(D) Physical features; such as, trees, utility poles, hydrants, floodlights, driveways, fences. 
signs and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection by the 
Building Department. 

Sec. 9111.14. Development Standards. (R-3) 
All development in this District, except single-family dwellings on individual lots, shall comply with 
the following standards: 

(A) · All required open areas shall be landscaped and maintained in accordance with the 
approved detailed landscaping plan. 

(B} All trash and garbage storage areas used by more than three (3) residences shall be 
surrounded and adequately screened on at least three (3) sides by a five (5) foot wall and 
shall have adequate access for collection vehicles. (Refer to Sections 5402 and 5417 of 
Article V and the adopted City Standards and Specifications}. 

(C) All points of vehicular access to and from off-street parking areas and driveways onto 
public rights-of-way shall be approved by the Community Development Director. 
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(D) Apartment units shall be subject to the following minimum gross floor areas, exclusive of 
parking areas, open porches and patios: 

Bachelor apartment 400 square feet 

One-bedroom apartment 600 square feet 

Two-bedroom apartment 750 square feet 

For each additional bedroom in excess of two 1 00 square feet 

(E) A maximum of six (6) units per structure is permitted. 

(F) Multi-family developments of four or more units shall provide a common outdoor use area 
for the entire development. 

(G) Outdoor Private Use Areas: Outdoor living space for multiple family residential units shall 
be provided as follows: 

(1) Private outdoor living space shall be provided for each dwelling unit as follows: 

Studio Unit: Ground floor units = 100 square feet 
Second floor units & above = 60 square feet 

1 Bedroom Unit: Ground floor units = 120 square feet 
Second floor units & above = 72 square feet 

~2 Bedroom Unit: Ground floor units = 140 square feet 
Second floor units & above = 84 square feet 

. 

(2) Private outdoor living space areas shall have a mmrmum dimension in any 
direction as follows: Ground floor units = 10 feet; second floor units and above = 
6 feet. 

(3) Private outdoor living space may include patio areas, balconies, and decks, but 
shall not include stairs, entrance decks, and/or landings. 

(4) Private outdoor living space on the ground floor may be within required yards . 
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PART 12 -COASTAL MULTIPLE RESIDENTIAL DISTRICT OR "C-R-3" DISTRICT 

Sec. 9112.1. Purpose. (C-R-3) 

The Coastal Multiple Residential District is intended to provide areas that permit small family and 
individual living with small private outdoor open space for each unit and a larger common outdoor 
use area for the entire development. This District is intended as an area for development of 
attached dwelling units in one or two-story buildings at an allowable density of ten (1 0) to twenty 
(20) dwelling units per gross acre. 

Sec. 9112.2. Uses Permitted. (C-R-3) 

(A) Single-family dwellings, including mobile homes complying with the provisions of Section 
9137.16. 

(B) Duplexes, triplexes, multiple family uses, ten (10) or less apartments; townhouses, 
provided the density requirements of Section 9112.1 and 9112.12 are met. 

Sec. 9112.3. Uses Permitted Subject to Obtaining a Use Permit. (C-R-3) 

(A) Apartment developments of eleven (11) or more units, provided density requirements of 
Section 9112.1 and 9112.12 are met. 

(B) Mobile home parks, subject to the provisions of Part 39 of this Chapter.' 

(C) Churches, public and private schools, child care facilities, parks, playgrounds and public 
buildings and uses. · 

(D) Electrical substations, including microwave facilities incorporated as a part of a public 
utility installation not including corporation or service yards. 

(E) Condominium, Planned Unit Developments, or similar type developments when 
requirements of Part 40 are met. 

(F) Public or private parking lot for automobiles when contiguous to any commercial or 
industrial Districts and when (enced, landscaped and maintained to the approval of the 
Planning Commission. 

(G) Large family day care homes, residential care facilities serving more than six persons. 

Sec. 9112.4. Uses Permitted Subject to Obtaining an Administrative Use Permit. 
(C-R-3) 

• Boarding or rooming houses. 
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Sec. 9112.5. Accessory Buildings and Uses Permitted. (C-R-3} 

(A) Accessory buildings, only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses permitted. This is not to be construed as 
permitting any commercial uses. 

Sec. 9112.6. Maximum Allowable Height. {C-R-3) 
The maximum building or structural height of the main building shall be three (3) stories, not to 
exceed forty (40) feet; fourteen (14) feet for accessory buildings; garages for storage of vehicles 
of one-half (1) story or less shall not be considered a story or calculated in maximum height. 

Sec. 9112.7. Minimum Building Site and Lot Width Required. {C-R-3) 

(A) Minimum building site: 

{1) Six thousand {6,000) square feet for comer or interior lots for residential uses 
(2) Churches and other public uses, twenty thousand (20,000) square feet. 

(B) Minimum lot width: Corner and interior lots, sixty (60) feet. 

(C) Minimum lot depth: One hundred (1 00) feet. 

Sec. 9112.8. Maximum Building Site Coverage by Buildings or Structures. (C-R-3) 
The maximum coverage of a lot by all structures shall not exceed seventy-five (75) percent of the 
total lot area, which will include main and accessory buildings, parking areas, driveways and 
covered patios. The remaining twenty-five (25) percent of the total Jot area shall be devoted to 
landscaping, lawn outdoor recreation facilities incidental to residential developments such as 
swimming pools, tennis courts, putting greens, uncovered patios, walkways and fences. See 
Section 9137.24 for location requirements for swimming pools and Section 9137.3 (B) for covered 
patios. 

Sec. 9112.9. Minimum Yards Required. (C-R-3) 

(A) Front Yard: Each lot in the "C-R-3 .. District shall have a front yard extending {except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than fifteen {15) feet. 

Except for access driveways, walks, fences, and minor ornamental structures, there shalf 
be no structures located in the required front yards; nor shall it be permitted to dismantle 
or keep any disabled vehicles in this front yard or driveway; nor shall storage of any 
material be permitted. 
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(B) 

If a boat, recreation vehicle or trailer is kept in said required front yard, a maintained all 
weather surface, including a grassy area, shall be provided for each such unit; and said 
boat, recreation vehicle or trailer shall not be less than ten (10) feet from the lot line for 
a comer lot and five (5) feet from the lot line for an interior lot. 

Side Yard: 

(1) Interior Lots: There shall be a side yard on each side of the lot, extending from 
the front yard to the rear yard, of not less than five (5) feet on an interior lot line. 
Accessory buildings must adhere to the location requirements of Section 9137.3. 

(2) Comer Lots: A comer lot shall have a side yard of not less than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than ten (10) feet. 

Except for access driveways, walks, fences, and minor ornamental structures, 
there shall be no structures located in the required side yards abutting the street; 
nor shall it be permitted to dismantle or keep any disabled vehicles in this side 
yard or driveway; nor shall storage of any material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required side yard abutting a 
street, a maintained all weather surface, including a grassy area, shall be provided 
for each such unit; and said boat, recreation vehicle or trailer shall not be less than 
ten (10) feet from the lot line . 

(C) . Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than ten (1 0) feet. 

Sec. 9112.10. Fences, Hedges and Walls. (C-R-3) 
Fences, hedges and walls are permitted but not required unless abutting an "R-A", "R-1", or "R-2" 
District, then they shall be required to the maximum height set out. Such fences, hedges and 
walls shall not exceed six (6) feet in height, and where the same are located in the required front 
yard or side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section.13 (D) are met. 

Sec. 9112.11. Minimum Off-Street Parking Required. (C-R-3) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 

. Sec. 9112.12. Open Area and Density Per Dwelling Unit. (C-R-3) 
A minimum of three hundred (300) square feet per unit shall be provided on the building site of 
landscaped areas, walkways, recreation areas, but not including structures, driveways or parking 
areas. There shall be a minimum lot area of two thousand (2,000) square feet per dwelling unit 
for the first unit and fifteen hundred (1,500) square feet for each additional unit provided on each 
building site . 
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Sec. 9112.13. Development Plan. (C-R-3} 
Development of property in the "C-R-3" District, except single family dwellings on individual lots, •. i 
shall require Architectural Approval, as set forth in Section 9144.3 of this Chapter, prior to building 
permit application submittal. The application shall be accompanied by detailed architectural 
drawings and site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(A) Location and type of landscaping. 

(B) Use and treatment of grounds around buildings or structures. 

(C) Off-street parking. 

(D) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, fences, 
signs and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection by the 
Building Department. 

Sec. 9112.14. Development Standards. (C-R-3) 
All development in this District, except single family dwellings, shall comply with the following 
standards: 

(A) All required open areas shall be landscaped and maintained in accordance with the 
approved detailed landscaped plan. 

(B) All trash and garbage storage areas used by more than three (3) residences shall be 
surrou.nded and adequately screened on at least three (3) sides by a five (5) foot wall and 
shall have adequate access for collection vehicles. (Reler to Section 5402 and 5417 of 
Article V and the adopted City Standards and Specifications}. 

(C) All points of vehicular access to and from off-street parking areas and driveways onto 
public right-of-way shall be approved by the Community Development Director. 

(D) Apartment units shall be subject to the following minimum gross floor areas, exclusive of 
parking areas, open porches and patios: 

Bachelor apartment 400 square feet 

One-bedroom apartment 600 square feet 

Two-bedroom apartment 750 square feet 

For each additional bedroom in excess of two 100 square feet 

{E) A maximum of six {6) units per structure is permitted. 
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(F) Multi-family developments of four or more units shall provide a common outdoor use area 
for the entire development. 

(G) Outdoor Private Use Areas: Outdoor living space for multiple family residential units shall 
be provided as follows: 

(1) Private outdoor living space shall be provided for each dwelling unit as follows: 

Studio Unit: Ground floor units= 100 square feet 
Second floor units & above = 60 square. ft. 

1 Bedroom Unit: Ground floor units = 120 square feet 
Second floor units & above = 72 square feet 

~ Bedroom Unit: Ground floor units = 140 square feet 
Second floor units & above = 84 square feet 

(2) Private outdoor living space areas shall have a m1mmum dimension in any 
direction as follows: Ground floor units = 10 feet; second floor units and above = 
6 feet. 

(3) 

(4) 

Private outdoor living space may include patio areas, balconies, and decks, but 
shall not include stairs, entrance decks, and/or landings . 

Private outdoor living space on the ground floor may be within required yards. 
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PART 13 - MOBILEHOME DISTRICT OR "M-H" DISTRICT 

Sec. 9113.1. Purpose. (M-H) 
The Mobilehome District is intended to provide areas that permit a suitable environment for 
mobilehome units, one (1) to each parcel, while maintaining individual privacy, open space and 
other facilities. This District may be used as a Combining District with the "R-A," "R-1," and "R-2" 
Districts or an independent District. As an independent District a density of two (2) to (5) dwelling 
units per gross acre is permitted. Ten {10) acre minimum area is required for development. 

Sec. 9113.2. Uses Permitted. (M-H) 

(A) Mobilehomes of not less than four hundred (400) square feet of living area and bearing 
the seal of the Department of Housing and Community Development of the State of 
California. 

{B) Prefabri~ted modular homes of not less than four hundred (400) square feet of living 
area. 

(C) Public or private schools; child care facilities. 

(D) Any use allowed in the District with which the "M-H" District is combined subject to the 
restrictions set out in the respective Districts . 

Sec. 9113.3. Uses Permitted Subject to Obtaining a Use Permit. (M-H) 

(A) Electric substations, water pumping stations and gas pressure stations, but not including 
warehouse or service yards. 

(B) Corporate or community recreational, utility or sanitary facilities not operated by a public 
agency. Marinas, when for use of the occupants of the development. 

(C) Public uses such as p;;;•ks, playgrounds, pub!ic buildings, and churches. 

Sec. 9113.4. Accessory Buildings and Uses Permitted. (M-H) 

(A) Accessory buildings only when constructed simultaneously with or subsequent to the 
location of the mobilehome unit on the same lot; these to include utility room, recreation 
room, storage room, cabana, or a nursery or greenhouse for a hobby and/or domestic use 
only; docks and bGathouses. 

(B) Accessory uses normally incidental to single-family uses . 

City of Grover Beach Zoning Regulations IX-45 August 15, 1996 



Sec. 9113.5. Maximum Allowable Height. (M-H) 
Maximum allowable ·height of buildings and structures shall not exceed twenty-five (25) feet •.. ') 
provided that additional height may be permitted upon securing approval of a Use Permit to a 
maximum of thirty-five (35) feet. 

Sec. 9113.6. Minimum Building Site and lot Width Required. (M-H) 

{A) Minimum building site: 

(1) Churches, schools, twenty thousand {20,000) square feet. 
(2) Other public buildings and quasi-public buildings, twenty thousand (20,000) square 

feet. 
(3) Mobilehome units and prefabricated units, six thousand (6,000) square feet. 

(8) Minimum lot width: 

(1) Schools, churches, public and quasi-public buildings, one hundred (100) feet. 
(2) Mobilehome and prefabricated units, sixty (60) feet 

Sec. 9113.7. Minimum Yards ~egulred. {M-H) 

(A) Front Yard: Each lot in the "M-H" District shall have a front yard extending (except for 
access drives and walks) across the full width of the subject property of a depth of not 
less than twenty (20) feet provided, however, that the Planning Commission may require 
staggering of setbacks with variation of three {3) feet from setback lines. In no case shall 
a setback less than seventeen (17) feet be allowed, except on cui-de-sacs, where the 
Planning Commission may approve a setback of fifteen (15) feet as a part of a total 
development plan, except for garages (Refer to Section 9137.3 (0)(2)). 

Except for access driveways, walks, fences and minor ornamental structures, there shall 
be no structures located in the required front yards; nor shall it be permitted to dismantle 
or keep any disabled vehicles in this front yard or driveway; nor shall storage of any 
material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required front yard a maintained all 
weather surface, including a grassy area, shall be provided for each such unit and said 
boat, recreation vehicle or trailer shall not be less than ten (1 0) feet from the lot line for 
a comer lot and five (5) feet from the lot line for an interior Jot from the lot line. 

(8) Side Yard: 

(1) Interior Lots: There shall.be a side yard on each side of the lot, extending from 
the front yard to the rear yard, of not less than five (5) feet on an interior lot line. 
Accessory buildings must adhere to the location requirements of Section 9137.3. · 

{2) Comer Lots: A corner lot shall have a side yard of not Jess than five (5) feet from 
an interior lot line and a side yard abutting the street of not less than· ten (10) feet. 
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Except for access driveways, walks, fences and minor ornamental structures, there 
shall be no structures located in the required side yards abutting a street; nor shall 
it be permitted to dismantle or keep any disabled vehicles in this side yard or 
driveway; nor shall storage of any material be permitted. 

If a boat, recreation vehicle or trailer is kept in said required side yard abutting a 
street, a maintained all weather surface, including a grassy area, shall be provided 
for each such unit and said boat, recreation vehicle or trailer shall not be less than 
ten (1 0) feet from the lot line. 

(C) Rear Yard: Each lot shall have a rear yard extending across the full width of the lot of not 
less than ten (10) feet provided that not less than fifteen hundred (1,500) square feet of 
open area is left unobstructed on a building site to the rear of the main building or in any 
ell or "U" design in addition to any required front and side yards. 

Sec. 9113.8. Fences, Hedges and Walls. (M-H) 
Fences, hedges and walls are permitted but not required. Such fences, hedges and walls shall 
not exceed six (6) feet in height, and where the same are located in the required front yard or 
side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9113.9 . Development Standards. (M-H) 

(A) Maximum lot coverage, forty (40) percent by all structures; all recreational type 
development shall meet the requirements of Section 919107.7 . 

. 
(B) Minimum land area per mobile home or prefabricated unit, six thousand {6,000) square 

feet. 

(C) Access to any panhandle or "keyhole" lots shall be not less than twenty-five (25) feet in 
width and not more than one hundred fifty (150) feet in length measured from the street 
line. 

(D) Minimum Construction Requirements: 

(1) Skirting shall conform to the standards of the State Department of Housing and 
Community Development around the entire perimeter of the mobilehome or 
comparable structural screening. 

(2) The foregoing required construction must be completed prior to occupancy. 

Sec. 9113.10. Minimum Off-Street Parking Required. (M-H) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space shall be improved as set forth in Part 38 . 
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PART 14 - MIXED USE DEVELOPMENT DISTRICT OR "M-U" DISTRICT 

Sec. 9114.1. Purpose. {M-U) 
The M-U District allows a combination of commercial, office, residential, recreational, and 
institutional uses. Allowing non-residential uses along with residences can reduce the cost of the 
housing development. The District is intended to implement the affordable mixed use 
designations B, D and E in the Land Use Element of General Plan along Grand Avenue, however, 
it may be applied to other areas as designated by the City Council. Residential density is not to 
exceed twenty (20) dwelling units per gross acre, unless otherwise restricted in the General Plan. 

Sec. 9114.2. Development Plans Required. (M-U) 
The compatibility and interaction between mixed uses is to be insured through adoption of a 
general development plan and specific development plans, which indicate proper orientation, 
desirable design character and compatible land use to provide for: 

(A) A more pedestrian-oriented non-automotive environment and flexibility in the design of 
land uses and structures than are provided by single-purpose zoning districts, included 
but not limited to shared parking; 

(B) Recreation areas that are most accessible to the M-U district's inhabitants; 

(C) Environments that are more conductive to mutual interdependence in terms of living, 
working, shopping, entertainment and recreation. 

Sec. 9114.3. Elements of the General Development Plan. (M-U) 
The general development plan shall, by means of charts, maps, and text material, address the 
following items: 

TOPIC EXISTING PROPOSED 

(A) Land Uses and Compatibility X X 

(B) Streets and Public Parking Lots X X 

{C) Pedestrian and Bicycle Paths X X 

(D) Water System X X 

(E) Sewer System X X 

(F) Drainage System X X 

(G) Other Utilities X X 

(H) Public Services X X 

(I) Phasing X 

(J) Conversion of Mobilehome parks X 
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TOPIC EXISTING PROPOSED 

(K) Subdivision Configuration X 

(l) Economic Analysis X X 

In addition to the subject property, the general development plan shall, for purposes of 
information, also include adjacent areas for a reasonable distance therefrom. 

Sec. 9114.4. Elements of Specific Development Plans. (M-U) 
Specific development plans shall include all of the following items: 

(A) Preliminary grading plans .. 
(B) Landscaping plans. 
(C) Utilities and public improvement plans. 
(D) Sample building elevations showing general architectural style and height. 
(E) Subdivision plans. 
(F) Access points for loading. 
(G) Buffer zones and setbacks. 
(H) How the proposal is in general conformity with, or in excess of, minimum requirements set 

forth for the M-U District. 
(I) A list of the permitted and conditionally permitted uses proposed for the development. 

Sec. 9114.5. Adoption and Amendment of Development Plans. (M-U) 

(A) General development plans shall be presented to the Planning Commission for review at 
a public hearing. The Planning Commission~ shall indicate by resolution their 
recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a period not 
to exceed ninety (90) days from the date the application is accepted as complete. The 
time period may be extended upon mutual consent of the Planning Commission and 
developer. The Planning Commission recommendation shall be reported to the City 
Council and the developer. Upon receipt of said report, the City Council shall consider 
the general development plan at a public hearing. The City Council may approve, 
conditionally approve, or disapprove the general development plan 

(B) Upon approval of the general development plan by the City Council, specific development 
plans in conformity with the general development plan may be presented for approval. 
Specific development plans shall be considered by the Planning Commission at a public 
hearing in the same manner prescribed in Section 9144.5 for Use Permits. The Planning 
Commission shall indicate by resolution their decision to approve, conditionally approve, 
or disapprove specific development plans. The Planning Commission shall act on said 
plans within a period not to exceed ninety (90) days from the date the application is 
accepted as complete. The time period may be extended upon mutual consent of the 
Planning Commission and developer. 
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(C) General development plans and specific development plans may be amended in the same 
manner as they are adopted, provided that no specific development plan may be amended 
that also requires an amendment to the general development plan until the latter has been 
amended. 

Sec. 9114.6. Uses Permitted. (M-U) 
The types of permitted uses shall be determined at the time the general development plan is 
reviewed by the Planning Commission. 

Sec. 9114.7. Uses Permitted Subject to Obtaining a Use Permit. (M-U) 
The types of uses requiring approval of a Use Permit shall be determined at the time the general 
development plan is reviewed by the Planning Commission. 

Sec. 9114.8. Pre-existing Uses. (M-U) 
The foHowing regulations shall remain in effect until a general and specific development plan are 
approved for a project site: 

(A) Residential: 

(1) 

(2) 

All residential units in existence in the month of July, 1996, shall be permitted 
uses. Additions to such residences not creating new units and not exceeding fifty 
percent of the existing floor area or 1,500 square feet, whichever is greater, shall 
be permitted. 
Additions to existing residential developments greater than fifty percent of the 
existing floor area may be permitted subject to obtaining a Use Permit in 
accordance with Section 9144.5. • 

(B) Mobilehome Parks: All mobilehome parks in existence in the month of July, 1996, shall 
be permitted uses. Repair and maintenance of units within mobilehome parks shall be 
permitted. An increase in the number of mobilehome units within the park is not 
permitted. 

(C) Commercial Uses: 

(1) All commercial businesses holding valid City Business Tax Certificates in the 
month of July, 1996, shall be permitted uses. Transfer of ownership, name 
changes, or establishment of a new business within the same general use 
classification shall be permitted. 

(2) Uses permitted in the commercial district closest to the boundary of the M-U 
District shall be permitted uses. Uses requiring approval of a Use Permit in the 
commercial district closest to the boundary of the M-U District shall be uses 
permitted subject to obtaining a Use Permit. 
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Sec. 9114.9. Maximum Allowable Height. (M-U) 

(A) The maximum building or structural height of all buildings shall be three (3) stories and 
not exceed thirty-five (35} feet, including roof equipment screens. 

(B) Accessory buildings may not exceed fourteen (14) feet in height. 

Sec. 9114.10. Maximum Building Site Coverage by Buildings or Structures. (M-U) 
The maximum coverage of a lot by all structures shall not exceed fifty (50) percent of the lot area 
and, provided further, that a minimum of ten (1 0) percent of the land area shall be landscaped 
with suitable plants, trees, or shrubs; such landscaping to be maintained to the approval of the 
Planning Commission as a condition of the use. 

Sec. 9114.11. Minimum Yards Required. (M-U) 

The following minimum yard requirements refer to the perimeter of the planned site. 

(A) Front Yard: None along Grand Avenue. For Jots fronting on other streets, there is no 
minimum front yard, unless adjacent to a residential district, then ten (10) feet. 

(B) Side and Rear Yard: None, unless adjacent to a residential zone, then five (5) feet. 

Sec. 9114.12. Elevations, Site Plans and Landscaping Approval. (M-U) 

(A) Aoorovals: Development of property in the "M-U" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. · 
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(B) Landscape/Open Space: Landscaping and open spaces should be designed as an 
integral part of the overall site plan design. Landscaping and open spaces should 
enhance the building design, enhance public views and spaces, provide buffers and 
transitions, provide for a balance of solar uses, and provide screening. Additionally, the 
landscape design should accent the overall design theme through the use of structures 
such as arbors or trellises, hardscape, and special paving. 

(C) Outdoor Living Space: Outdoor living space for residential units shall be provided as 
follows: 

(1) Private outdoor living space shall be provided for each dwelling unit as follows: 

(2) 

Studio Unit: Ground floor units = 100 square feet 
Second floor units & above = 60 square feet 

1 Bedroom Unit: Ground floor units = 120 square feet 
Second floor units & above = 72 square feet 

~ Bedroom Unit: Ground floor units = 140 square feet 
Second floor units & above = 84 square feet 

Private outdoor living space areas shall have a mm1mum dimension in any 
direction as follows: Ground floor units = 10 feet; second floor units and above = 
6 feet. 

(3) Private outdoor living space may include planter areas of less than 50 square feet, 
patio areas, balconies, and decks, but shall not include stairs, entrance decks, 
and/or landings. 

(4) Private outdoor living space on the ground floor may be within required yards. 

Sec. 9114.1 !'!:. Architectural Design. (M-U) 

(A) Design Theme: The overall project design shall be consistent with the adopted General 
Plan, Neighborhood Plan, and design plans for the area. A recognizable design theme 
shall be established for each building.· That theme shall be one which creates a 
harmonious building style, form, size, color, material and roof line, as it relates to 
surrounding planned or existing developments. Subtle variations are encouraged which 
provide visual interest but do not create abrupt changes causing discord in the overall 
design of the immediate area. Emphasis shall be placed on pedestrian pathways, plazas 
and common oreas to connect the various uses and structures on the site . 
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(B) Scale: The mass and scale of the buildings need to be proportionate to the site, open 
spaces, street locations, and surrounding developments. No matter what the scale of a 
building, setbacks and overall heights should provide an element of openness and human 
scale. Multi-story buildings shall be setback toward the center of the site or be designed 
in a stepped style. Adequate spacing shall be maintained between residential and 
nonresidential uses to insure visual and acoustical privacy for dwelling units. 

(C) Materials and Colors: Colors, textures, and materials shall be coordinated to achieve total 
compatibility of design. They should blend well with the environment and not cause 
abrupt changes. 

(D) Equipment Screening: Any equipment, whether on the roof, side of building, or ground, 
shall be screened. The method of screening shall be architecturally integrated in terms 
of material, color, shape, and size. The screening design shall blend with the building 
design. Where individual equipment is provided, a continuous screen is desirable. 

Sec. 9114.14. Site Design. (M-U) 

(A) Building Spacing: Adequate spacing shall be maintained between residential and 
nonresidential uses to insure visual and acoustical privacy for dwelling units. Fences, 
insulation, walks, landscaping, and sound reducing construction techniques shall be used 
as appropriate for the aesthetic enhancement of the development and the privacy of its 
occupants, the screening of objectionable views or uses, and the reduction of noise. 

(B) Access/Circulation: The access and circulation of a development should be designed to 
provide a safe. and efficient system, both on and off the site. Points of acces;s shall be 
designed in conformance with City regulations. The circulation system shall be designed 
to reduce conflicts between vehicular and pedestrian traffic, minimize impacts on adjacent 
properties, combine circulation and access areas where possible, and provide adequate· 
maneuvering areas. Points of access shall not conflict with other planned or existing 
access points. Where appropriate, the internal circulation system shall provide pedestrian 
and bicycle paths that are physically separated from vehicular traffic. 

Sec. 9114.15. Parking Areas. (M-U) 

(A) The provisions of Sections 9138.1 and 9138.8 shall apply in determining the amount of 
required parking space that must be provided for each use and if a reduction can be made 
for shared parking. The parking spaces and loading areas shall be improved as set forth 
in Part 38. 

(B) Parking should not be the dominant element in the overall design of a project and should 
be designed to minimize visual disruption. 

(C). Parking areas should be screened from streets through combinations of mounding, 
landscaping, low profile walls and grade separations. 
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(D) The design of parking areas should minimize auto noise, light and glare, and ambient air 
temperature. This can be accomplished through the use of sound walls, general location, 
use of well designed lights, and landscaping throughout the parking lot. 

Sec. 9114.16. Fencing and Screening. (M~U) 
The use of any fencing or walls should be consistent with the overall design theme. Fences and 
walls are discouraged unless needed for a specific screening, noise mitigation, or safety 
purposes. Where they are needed, color, material and variation of the vertical/horizontal plane 
are needed to blend with the site and building design. 

Sec. 9114.17. Exterior Design. (M-U) 

(A) Lighting: On-site lights shall provide a safe, functional, and aesthetic design. Enough 
lighting should be provided to ensure a safe environment while at the same time not 
cause areas of intense light or glare. Fixtures and poles shall be designed and placed 
in a manner consistent and compatible with the overall site and building design. 

(B) Utilities and Ancillary Equipment: On-site utilities and equipment shall be located in 
inconspicuous areas, away from public view. Where they are located in public view, they 
shall be screened with a combination of material that best suits the overall design theme. 

(C) Signs: Signage shall comply with the requirements of the City's sign ordinance (Chapter 4 
of Article IX of the Municipal Code) for the C-B-D zone. A sign program shall be required 
for the entire development. Such program shall include design criteria to establish an 
integrated and harmonious use of signs with respect to letter style, materials, color, size, 
shape and other design characteristics. 

(D) ·Street Furniture: Benches, trash receptacles, information kiosks, and other street furniture 
shall be incorporated into the public areas of the project. Such furniture shall be designed 
and placed in a manner consistent and compatible with the overall site and building 
design . 
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PART 15- NEIGHBORHOOD COMMERCIAL DISTRICT OR "C-N" DISTRICT 

Sec. 9115.1. Purpose. (C-N) 
This District is intended to provide centers for convenience shopping in residential neighborhoods. 
Development should be planned and controlled to the extent that any such center will perform a 
vital service to the neighborhood in which it is located and become an integra! part of the 
neighborhood. 

Sec. 9115.2. Uses Permitted. (C-N) 

See Table 1 (following Part 22) for a Jist of permitted uses. Permitted uses are identified with a 
11P" in the column headed "C-N." These uses are permitted within a building that does not exceed 
five thousand (5,000) square feet in single use. 

Sec. 9115.3. Uses Permitted Subiect to Obtaining a Use Permit. {C-N) 

See Table 1 (following Part 22) for a list of uses permitted subject to issuance of a Use Permit. 
Conditionally permitted uses are identified with a "UP" in the column headed "C-N." Any use that 
is listed as permitted in Table 1 and exceeds five thousand (5,000) square feet of floor area 
requires a Use Permit. All business shall be conducted within a building . 

Sec. 9115.4. Accessory Buildings and Uses Permitted. (C-N) 

{A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to the uses permitted. 

Sec._9115.5. Maximum Allowable Height. (C-N) 
The maximum bv;Jding or structural height of all main buildings shall be thirty (30) feet, ~:.~ccessory 
buildings, fourteen (14) feet. 

Sec. 9115.6. Minimum Building Site and Lot Width Required. (C-N} 

(A) Minimum building site: Five thousand (5,000) square feet. 

(B) Minimum lot width: Fifty (50) feet. 

Sec. 9115.7. Maximum Building Site Coverage by Buildings or Structures. (C-N) 
One hundred (100) percent less required parking, landscaping, and required minimum yards . 
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Sec. 9115.8. Minimum Yards Required (C-N) 

{A) Front Yard: Each lot in the "C-N" District shall have a front yard extending across the full 
width of the subject property of a depth of not less than twenty (20) feet, which may be 
used for landscaping and parking. 

(B) Side Yard: None required unless bordering on a residential District, then ten (10) feet. 

(C) Rear Yard: None required unless bordering on a residential District, then ten {10) feet. 

Sec. 9115.9. Fences and Walls. (C-N) 
Fences and walls are permitted but not required except when contiguous to any residential 
District; then such fences shall be required to the maximum height set out in this Section. Fences 
and walls shall not exceed six (6) feet in height, and where the same are located in the required 
front or side yard abutting the street, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9115.10. Minimum Off-Street Parking Required. (C-N) 
The provision of Section 9138.1 shall apply in determining the amount of parking space that must 
be provided for each use. The parking space shall be improved as set forth in Part 38. 

Sec. 9115.11. Elevations, Site Plans and Landscaping Approval. (C-N) 

(A) ADorovals: Development of property in the "C-N" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 

• submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) Landscaping: Minimum landscaping required shall be ten (10) percent of the gross area 
of the building site. Such landscaping shall be maintained to the approval of the Planning 
Commission as a condition of the use. 
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Sec. 9115.12. Standards for Residential Uses. {C-N) 
Residential dwelling units within the "C-N" District are subject to the following standards in 
addition to those set forth above: 

(A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) Only one (1) dwelling unit is permitted per lot. 

(C) The dwelling unit shall be located on either the second floor or rear of the building/site. 

(D) The dwelling unit shall not comprise more than fifty (50) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. Residential parking shall be located 
on the rear half of the lot unless a garage is provided. 

(F) Perimeter fencing shall be required to the maximum height allowed in Section 9115.9. 

(G) A minimum of 200 square feet of ground-level private open space shall be provided on 
the site . 
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PART 16 - PROFESSIONAL OFFICE DISTRICT 
OR "C-P" DISTRICT 

Sec. 9116.1. Purpose. (C-P) 
The Professional Office District is intended as an area that provides for professional and general 
offices with yard, open space and architectural requirements similar to those in residential 
Districts, to ensure compatibility between office and residential uses in close proximity to one 
another. 

Sec. 9116.2. Uses Permitted. (C-P) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-P." 

Sec. 9116.3. Uses Permitted Subject to Obtaining a Use Permit. (C-P) 
See Table 1 (following Part 22) for a list of uses permitted subject to issuance of a Use Permit. 
Conditionally permitted uses are identified with a "UP" in the column headed "C-P ." 

Sec. 9116.4. Accessory Buildings and Uses Permitted. (C-P) 

(A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidenta.l to the uses permitted. 

Sec. 9116.5. Signs Appurtenant to Uses Permitted. (C-P) 
No flashing, running, scintillating or similar lights or lighting is permitted. There shall be no 
excessive light, glare or reflection into pedestrian or traffic ways; nor shall there be any animation 
or motion. 

Sec. 9116.6. Architectural Features. (C-P) 

(A) Architectural features such as cornices, eaves, canopies, awnings, marquees, or similar 
projections may encroach a mi;!ximum of thirty-six (36) inches into any public right-of-way, 
providing a minimum of eight (8) feet clearance is maintained to grade of sidewalk. 

(B) Flower boxes, planters and architectural features placed on grade shall not exceed 
thirty-six (36) inches above the grade or sidewalk and shall not exceed twelve (12) inch 
encroachment. 

(C) No encroachment shall be permitted into a vehicle traffic way . 

City of Grover Beach Zoning Regulations IX-58 August 15, 1996 



Sec. 9116.7. Maximum Allowable Height. (C-P) • 
The maximum building or structural height of all buildings shall be two (2) stories and shall not ' 
exceed thirty (30) feet, provided that upon securing approval of a Use Permit such height may 
be increased to three (3) stories and forty (40) feet. 

sec. 9116.8. Minimum Building Site and Lot Width Required. (C-P) 

(A) Minimum building site: Five thousand (5,000) square feet. 

(B) Minimum lot-width: Fifty (50) feet. 

Sec.·9116.9. Maximum Building Site Coverage by Buildings or Structures. (C-P) 
The maximum coverage of a lot by all structures may be one hundred (100) percent less required 
parking, landscaping, and required minimum yards. 

Sec. 9116.10. Minimum Yards Required. (C-P) 
Front. side and rear yards: None specified except when lot abuts a lot in a residential District, 
then ten (10) feet. In the case of combined apartment-retail commercial office uses, minimum 
requirements shall be the same as required in the "C-N" District, Section 9115.8. 

Sec. 9116.11. Fences and Walls. (C-P) • 
Fences and walls are permitted but not required except when contiguous to any residential , 
District; then such fences shall be required to the maximum height set out in this section. Fences 
and walls shall not exceed six (6} feet in height, and where the same are located adjacent to any 
access into a public street the same shall not exceed three (3) feet in height unless the conditions. 
outlined in Section 9137.1.3 (D) are met. 

Sec. 9116.12. Minimum Off-Street Parking Required. (C-P) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space and loading areas shall be improved as set 
forth in Part 38. 

Sec. 9116.13. Elevations, Site Plans and Landscaping Approval. (C-P) 

{A) Approvals: Development of property in the "C·P" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) 

{2) 

Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 
Use and treatment of grounds around buildings and structures. 

City of Grover Beach Zoning Regulations IX·59 August 15, 1996 

• 



• 

• 

• 

(3) 
(4) 

Off-street parking. 
Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) Landscaping: Minimum landscaping required is ten (1 0) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval of the Planning 
Commission as a condition of the use. 

Sec. 9116.14. Standards for Residential Uses. (CNP) 
Residential dwelling units within the "C-P" District are subject to the following standards in addition 
to those set forth above: 

{A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) The maximum density is twenty (20) dwelling units per gross acre. 

(C) The dwelling units shall be located on either the second floor or rear of the building/site. 

(D) The dwelling unit shall not comprise more than sixty (60) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. 

(F) Perimeter fencing shall be required to the maximum height allowed in Section 9116.11. 

(G) The private open space requirements described in Section 9114.12 (C) for the "M-U" 
District shall apply to mixed use developments in the "C-P" District. 
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• PART 17 - CENTRAL BUSINESS DISTRICT OR "C-8-D" DISTRICT 

Sec. 9117.1. Purpose. (C-8-D} 
The Central Business District is intended as a pedestrian-oriented commercial district that 
provides for a balance of retail, civic, office, and residential uses. Active evening uses and street 
life are encouraged. 

Sec. 9117.2. Uses Permitted. (C-8-D) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-8-D." 

Sec. 9117.3. Uses Permitted Subject to Obtaining a Use Permit. (C-8-D} 
See Table 1 (following Part 22) for a list of uses permitted subject to issuance of a Use Permit. 
Conditionally permitted uses are identified with a "UP" in the column headed "C-8-D." 

Sec. 9117.4. Accessory Buildings and Uses Permitted. (C-8-D} 

(A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

• (B) . Accessory uses normally incidental to uses permitted. 

• 

(C) Sidewalk cafes as an accessory use to a legally established restaurant or other eating and 
drinking establishment provided the standards and requirements set forth in Section 
9137.2~ of this Chapter are met. 

Sec. 9117.5. Architectural Features. (C-8-0) 

(A) Architectural features such as cornices eaves, canopies, awninf!S. marquees or similar 
projections may encroach a maximum of thirty-six (~6) inches into any public right-of-way, 
providing a minimum of eight (8) feet clearance is maintained to grade of sidewalk. 

(B) Flower boxes, planters and architectural features placed on grade shall not exceed 
thirty-six (36) inches above the grade or sidewalk and shall not exceed a twelve (12) inch 
encroachment. · 

(C) No encroachment shall be permitted into a vehicle traffic way. 

Sec. 9117.6. Maximum Allowable Height. (C-8-D) 
The maximum building or structural height of all buildings shall be three (3) stories and shall not 
exceed forty (40) feet. 
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Sec. 9117.7. Minimum Building Site and Lot Width Required. (C-B-0) 

(A) Minimum building site: 

(1) Mixed residential-commercial developments: Five thousand (5,000) square feet. 
(2) All other uses: Twenty-five hundred (2,500) square feet. 

(B) Minimum lot width: 

(1} Mixed residential-commercial developments: Fifty (50) feet. 
(2) All other uses: Twenty-five (25) feet. 

Sec. 9117.8. Maximum Building Site coverage by Buildings or Structures. (C-B-0) 
The maximum coverage of a lot by all structures may be one hundred (100) percent Jess required 
parking, landscaping, and minimum yards. 

Sec. 9117.9. Minimum Yards Required. (C-B-0) 
Front, side and rear yards: None specified except when lot abuts a lot in a residential District, 
then ten (10) feet. · 

Sec. 9117.10. Fences and Walls. (C-B-0) 
Fences and walls are permitted but not required except when contiguous to any resi<;Jential • 
District; then such fences and walls shall be required to the maximum height set out in this ' 
Section. Fences and walls shall not exceed six (6) feet in height, and where the same are 
located adjacent to any access into a public street the same shall not exceed three (3) feet in 
height unless the conditions outlined in Section 9137.13 {D) are met. 

Sec. 9117.11. Minimum Off..Street Parking Required. (C-B-0) 
The provisions of Section 9138.1 and 9138.9 shall apply in determining the amount of parking 
space that must be provided for each use. The parking space and loading areas shall be 
improved as set forth in Part 38. 

Sec. 9117.12. Elevations, Site Plans and Landscaping Approval. (C-B-0) 

(A) Development of property in the i·e-s-0" District shall require Architectural Approval, as set 
forth in Section 9144.3 of this Chapter, prior to building permit application submittal. The 
application shall be accompanied by detailed architectural drawings and site plans, all to 
a workable scale, showing the elevation and location of proposed buildings and the 
following additional information: 

(1) 

{2) 
(3) 

Location and type of landscaping. Landscape plans shalf be prepared by qualified 
professionals. 
Use and treatment of grounds around buildings and structures. 
Off-street parking. · 
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(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

{B) Landscaping: Minimum landscaping required is five (5) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval of the Planning 
Commission as a condition of the use. 

Sec. 9117.13. Adult-Oriented Recreational Businesses. (C-8-D) 

{A) The following described businesses are deemed to be adult-oriented recreational 
businesses, and shall only be permitted in the Central Business District {C-B-D): 

(1) Adult bookstores. 
(2) Adult motion picture theaters. 
(3) Adult mini-motion picture theaters. 
(4) Cabarets. · 
(5) Coin-operated adult entertainment facilities. 
(6) Massage parlors (see Section 3900 et. seq. of the Grover Beach Municipal Code). 
(7) Body painting studios. 
(8) Dance halls . 
(9) Model studios. 
(1 0} Sexual encounter studios and rap parlors. 
(11) Narcotic or drug paraphernalia shops (see Section 3220 et. seq. of the Grover 

Beach Municipal Code). 

(B) Location Requirements: An adult-oriented recreational business shall only be located in 
the "C-B-D" District, and no such business shall be located within one hundred (1 00) feet 
of residentially zoned areas, which is measured radially from any proposed location to the 
boundary line of said residentially zoned or used properties; or is located within five 
hundred (500} feet measured radially of any building site containing a school, park, 
church, or playground. Furthermore, no adult-oriented recreational business shall be 
located within one thousand (1,000) feet of another adult-oriented recreational business 
measured radially. 

(C) Specific Standards: All building openings, entries and windows from adult entertainment 
establishments shall be located, covered or screened in such a manner as to prevent a 
view into the interior from any public or semi-public area, including public sidewalks, 
streets, arcades, hallways, or passageways, of any material which has as its primary or 
dominant theme matter depicting, illustrating, describing, or relating to specified anatomical 
areas, or of drug paraphernalia, as defined in the Municipal Code. 

Further, such businesses may not have signs, graphics, or window displays which in any 
way present, depict, illustrate, or describe any such material. 
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Sec. 9117.14. Standards for Residential Uses. (C-B-D) 
Residential dwelling units within the "C-B-D" District are subject to the following standards in 
addition to those set forth above: 

(A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) The maximum density is twenty (20) dwelling units per gross acre. 

(C) The dwelling units shall be located on the second floor or above of the building. 

(D) The dwelling unit shall not comprise more than fifty (50) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. 

(F) Perimeter fencing shall be required to the maximum height allowed in Section 9117.10. 

(G) The private open space requirements described in Section 9114.12 (C) for the "M-U" 
District shall apply to mixed use developments in the ••c-B-D" District. 
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PART 18 -VISITOR SERVICES DISTRICT or "C-V" DISTRICT 

Sec. 9118.1. Purpose. (C-V) 
The Visitor Services District is intended as an area for tourist-dependent and oriented retail and 
service businesses. 

Sec. 9118.2. Uses Permitted. (C-V) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-V." 

Sec. 9118.3. Uses Permitted Subject to Obtaining a Use Permit. (C-V) 
See Table 1 (following Part 22) for a list of uses permitted subject to obtaining a Use Permit. 
Conditional uses are identified with a "UP" in the column headed "C-V." 

Sec. 9118.4. Accessory Buildings and Uses Permitted. (C-V) 

(A) Accessory building maximum height, fourteen (14) feet, only if constructed simultaneously 
with or subsequent to the main building on the same lot. 

{B) Accessory uses normally incidental to uses permitted . 

Sec. 9118.5. Architectural Features. (C-V) 

(A) Architectural features such as cornices, eaves, canopies, awnings, marquees, or similar 
projections may encroach a maximum of thirty-six (36) inches into any public right-of-way, 
providing a minimum of eight (8) feet clearance is maintained to grade of sidewalk. 

(B) Flower boxes, planters and architectural features placed on grade shall not exceed 
thirty-six (36) inches above the grade or sidenalk and shali not exce*='d twelve ( 12) inch 
encroachment. 

(C) No encroachment shall be permitted into a vehicle traffic way. 

Sec. 9118.6. Maximum Allowable Height. (C-V) 
The maximum building or structural height of all buildings shall be two (2) stories and shall not 
exceed thirty (30) feet, provided that upon securing approval of a Use Permit such height may 
be increased to three (3) stories and forty (40) feet 
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Sec. 9118.7. M:nimum Building Site and Lot Width Required. (C-V} 

(A) Minimum Building Site: 

(1) Public and private recreation uses: Twenty thousand (20,000) square feet. 
(2) Travel trailer and recreation vehicle parks: Three (3) acres. 
(3) All other uses: Ten thousand (10,000) square feet. 

(8) Minimum Lot Width: 

(1) Travel trailer and recreation vehicle parks: Two hundred (200) feet. 
(2) All other uses: Sixty (60) feet except when site requirement is twenty thousand 

(20,000) square feet or more, then one hundred (100) feet in width. 

Sec. 9118.8. Maximum Building Site Coverage by Buildings or Structures. (C-V) 
The maximum coverage of a lot by all structures shall not exceed fifty (50) percent of the lot area. 

Sec. 9118.9. Minimum Yards Required. (C-V) 

(A) Front Yard: None specified. 

{B) Side and Rear Yard: None specified unless contiguous to a residential District, then ten 
(10) feet. 

Sec. 9118.10. Fences and Walls. (C-V) 
Fences and walls are permitted but not required except when contiguous to any residential 
District, then such fences and walls shall be required to the maximum height set out in this 
Section. Fences and walls shall not exceed six (6) feet in height, and where the same are 
located adjacent to any access into a public street the same shall not exceed three (3) feet in 
height unless the conditions outlined in Section 9137.13 {D) are met. 

Sec. 9118.11. Minimum Off-Street Parking Required. (C-V) 
The provisions of Section 9138.1 shall apply in determining the amount of required parking space 
that must be provided for each use. Parking space shall be improved as set forth in Part 38. 

Sec. 9118.12. Elevations, Site Plans and Landscaping Approval. {C-V) 

(A) Aocrovals: Development of property in the "C-V'' District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

City of Grover Beach Zoning Regulations IX-66 August 15, 1998 

• 

• 

• 



• 

• 

• 

(1) 

(2) 
(3) 
(4) 

Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 
Use and treatment of grounds around buildings and structures. 
Off-street parking. 
Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) Landscaping: Minimum landscaping required is ten {10) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval by the Planning 
Commission as a condition of the use. 

Sec. 9118.13. Standards for Residential Uses. (C-V} 
Residential dwelling units within the C-V District are subject to the following standards in addition 
to those set forth above: 

(A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) The maximum density is twenty (20) dwelling units per gross acre . 

(C) The dwelling units shall be located on the second floor of the building. 

(D) The dwelling unit shall not comprise more than fifty (50) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. 

(F) Perimeter fencing shall be required to the maximum he-ight allowed in Section 9118.10. 

(G) The private open space requirements described in Section 9114.12 (C) for the "M-U" 
District shall apply to mixed use developments in the "C-V" District. 
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PART 19- COASTAL VISITOR SERVICES DISTRICT 
OR "C-C-V DISTRICT 

Sec. 9119.1. Purpose. (C-C-V) 
The Coastal Visitor Services District is intended as a coastal area for tourist-dependent and 
oriented retail and service businesses. 

Sec. 9119.2. Uses Permitted. (C-C-V) 
See Table 1 (following Part 22} for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-C-V." 

Sec. 9119.3. Uses Permitted Subject to Obtaining a Use Permit. (C-C-V) 
See Table 1 (following Part 22) for a list of uses permitted subject to issuance of a Use Permit. 
Conditionally permitted uses are identified with a "UP" in the column headed "C-C-V." 

Sec. 9119.4. Accessory Buildings and Uses Permitted. (C-C.V) 

{A) Accessory building maximum height, fourteen (14) feet, only if constructed simultaneously 
with or subsequent to the main building on the same lot. 

(B) · Accessory uses normally incidental to uses permitted. 

Sec. 9119.5. Architectural Features. (C-C-V) 

{A) Architectural features such as cornices, eaves, canopies, awnings, marquees, or similar 
projections may encroach a maximum of thirty-six (36) inches into any public right-of-way, 
providing a minimum of eight (8) feet clearance is maintained to grade of sidewalk. 

(B) F!ower boxes, planters and architectural features placed on grade shall not exceed 
thirty-six (36) inches above the grade or sidewalk and shall not exceed twelve (12) inch 
encroachment. 

{C) No encroachment shall be permitted into a vehicle traffic way. 

Sec. 9119.6. Maximum Allowable Height. (C-C-V) 
The maximum building or structural height of all buildings shall be two (2) stories and shall not 
exceed thirty (30} feet, provided that upon securing approval of a Use Permit such height may 
be increased to three (3) stories and forty (40) feet. 
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Sec. 9119.7. Minimum Building Site and Lot Width Required. (C-C-V) 

(A) Minimum Building Site: 

(1) Travel trailer and recreation vehicle parks: Three (3) acres. 
(2) Public and private recreation uses: Twenty thousand (20,000) square feet. 
(3) All other uses: Ten thousand (1 0,000) square feet. 

(B) Minimum Lot Width: 

(1) Travel trailer and recreation vehicle parks: Two hundred (200) feet. 
(2) All other uses: Sixty (60) feet except when site requirement is twenty thousand 

(20,000) square feet or more, then one hundred (1 00) feet in width. 

Sec. 9119.8. Maximum Building Site Coverage by Buildings or Structures. (C-C-V) 
The maximum coverage of a lot by all structures shall not exceed fifty (50) percent of the lot 
area. 

Sec. 9119.9. Minimum Yards Required. (C-C-V) 

(A) Front Yard: None specified. 

(B) Side and Rear Yard: None specified unless contiguous to a residential District, then ten 
(10) feet. 

Sec. 9119.10. · Fences and Walls. (C-C-V) • 
Fences and walls are permitted but not required except when contiguous to any residential 
District, then such fences and walls shall be required to the maximum height set out in the 
Section. Fences and walls shall not exceed six (6) feet in height, and where the same are 
located adjacent to any access into a public street the same shall not exceed three (3) feet in 
height unless the conditions outlined in Section 9137.13 (D) are met. 

Sec. 9119.11. Minimum Off-Street Parking Required. (C-C-V) 
The provision of Section 9138.1 shall apply in determining the amount of required parking space 
that must be provided for each use. Parking space shall be improved as set forth in Part 38. 

Sec. 9119.12. Elevations, Site Plans and Landscaping Approval. (C-C-V) 

(A) Approvals: Development of property in the "C-C-V" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 
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(1) 

(2) 
(3) 
(4) 

Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 
Use and treatment of grounds around buildings and structures. 
Off-street parking. 
Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) Landscaping: Minimum landscaping required is ten (1 0) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval of the Planning 
Commission as a condition of the use. 

Sec. 9119.13. Standards for Residential Uses. (C·C-V) 
Residential dwelling units within the "C-C-V" District are subject to the following standards in 
addition to those set forth above: 

(A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) The maximum density is twenty (20) dwelling units per gross acre . 

(C) The dwelling units shall be located on the second floor of the building. 

(D) The dwelling unit shall not comprise more than fifty (50) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. 

(F) Perimeter fencing shall be required to the maximum height allowed in Section 9119.10. 

(G) The private open space requirements described in Section 9114.12 (C) fo( the "M-U" 
District shall apply to mixed use developments in the "C-C-V" District 
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PART 20 ·SHOPPING CENTER DISTRICT OR "C-S" DISTRICT 

Sec. 9120.1. Purpose. (C-S) 
The Shopping Center District provides for the retail needs of the community and area residents 
with sufficient architectural and landscaping controls to protect the amenities of the area. 

Sec. 9120.2. Uses Permitted. (C-S) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-S." 

Sec. 9120.3. Uses Permitted Subject to Obtaining a Use Permit. (C-S) 
See Table 1 (following Part 22) for a list of uses permitted subject to obtaining a Use Permit. 
Conditional uses are identified with a "UP" in the column headed "C-S." 

Sec. 9120.4. Accessory Buildings and Uses Permitted. {C-S) 

(A) Accessory building maximum height, fourteen {14) feet, only if constructed simultaneously 
with or subsequent to the main building on the same lot. 

(B) Accessory uses normally incidental to uses permitted . 

Sec. 9120.5. Maximum Allowable Height. (C-S) 
The maximum building or structural height of all buildings shall be three (3) stories and not 
exceed forty {40) feet, provided that upon securing approval of a Use Permit such height may be 
increased to fifty (50) feet. 

Sec. 9120.6. Minimum Building Site and Lot Width R~guired. (C-S) 

(A) Minimum Building Site: 

(1) Public and private recreation uses: Twenty thousand (20,000) square feet. 
(2) All other uses: Ten thousand (10,000) square feet. 

(B) Minimum Lot Width: Sixty (60) feet except when site requirement is twenty thousand 
(20,000) square feet or more, then one hundred {100) feet in width. 

Sec. 9120.7. Maximum Building Site Coverage by Buildings or Structures. (C-S) 
The maximum coverage of a lot by all structures shall not exceed fifty (50) percent of the lot area . 
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Sec. 9120.8. Minimum Yards Required. (C-S) 

(A) Front Yard: None specified. 

(B) Side and Rear Yard: None specified unless contiguous to a residential District, then ten 
(10) feet. 

Sec. 9120.9. Fences and Walls. (C-S) 
Fences and walls are permitted but not required except when contiguous to any residential 
District, then such fences and walls shall be required to the maximum height set out in. the 
Section. Fences and walls shall not exceed six (6) feet in height, and where the same are 
located adjacent to any access into a public street the same shall not exceed three (3) feet in 
height unless the conditions in Section 9137.13 (D) are met. 

Sec. 9120.10. Minimum Off-Street Parking Required. (C-S) 
The provisions of Section 9138.1 shall apply in determining the amount of required parking space 
that must be provided for each use. Parking space shall be improved as set forth in Part 38. 

Sec. 9120.11. Elevations, Site Plans and Landscaping Approval. (C-S) 

(A) Approvals: Development of property in the "C-S" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) · Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

(B) Landscaping: Minimum landscaping required is ten (10) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval by the Planning 
Commission as a condition of the use. 

Sec. 9120.12. Standards for Residential Uses. (C-S) 
Residential dwelling units within the "C-S" District are subject to the following standards in addition 
to those set forth above: 

(A) A Use Permit is required for the establishment of a mixed residential and commercial 
development. 

(B) The maximum density is twenty (20) dwelling units per gross acre. 
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(C) The dwelling units shall be located on the second floor of the building. 

(D) The dwelling unit shall not comprise more than fifty (50) percent of the total floor area of 
all buildings on the site. 

(E) Parking for the dwelling unit shall be provided as set forth in Part 38 in addition to the 
required parking for the commercial use on the site. 

(F) Perimeter fencing shall be required to the maximum height allowed in Section 9120.9. 

(G) The private open space requirements described in Section 9114.12 (C) for the "M-U" 
District shall apply to mixed use developments in the "C-S" District. 
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PART 21 - PLANNED COMMERCIAL OR "P-C" DISTRICT 

Sec. 9121.1. Purpose. (P-C) 
The Planned Commercial District is intended to provide for visitor-serving needs in a manner that 
is sensitive to the environmental, visual and archaeological resources within and adjacent to the 
boundaries of the District by sensitively siting and designing structures. 

Sec. 9121.2. Plans Required. (P-C) 
A general development plan and specific development plans shall be required of the developer 
and approved as required herein before any development shall take place in any area. 

Sec. 9121.3. Uses Permitted. (P-C) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "P-C." 

Sec. 9121.4. Elements of the General Development Plan. (P-C} 
Said general development plan shall, by means of charts, maps, and text materials, address the 
following: 

TOPIC EXISTING PROPOSED 

(A) Land Use X X 

(B) Streets . X X 
. 

(C) Topography X X 

(D) Groundcover and vegetation X X 

(E) Utilities, public services X X 
"'""~-.·---~---

(F) Economic impact analysis X X 

(G) Drainage patterns X X 

Sec. 9121.5. Elements of Specific Development Plans. {P-C) 
Upon approval of said general development plan by the City Council, after receipt of 
recommendations thereon from the Planning Commission, specific development plans in 
conformity with the General Plan may be presented for approval to the Planning Commission. 
Specific development plans shall be presented, considered, and approved in the same manner 
prescribed in Section 9144.5 for Use Permits. Said plans may be presented for all parts of the 
Planned Commercial area and shall include all of the following items: 

(A) 
(B) 

Grading plans . 
Landscaping plans. 
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(C) 
(D) 
(E) 

(F) 
(G) 

Utilities plans; plans for public improvements. 
Erosion control plans. 
Sample building elevations and information showing how buildings and roads will be fitted 
to their respective sites with a minimum of grading and vegetation removed. 
Subdivision plans. 
Proposals relative to land use, parking, building heights, building site areas in general 
conformity with, or in excess of, minimum requirements set forth in this Part with relation 
to land uses corresponding with land uses proposed. 

Said specific development plans shall demonstrate their conformance to the appropriate parts of 
this Article that delineate development standards. 

Sec. 9121.6. Adoption of Plans: (P-C) 

(A) 

(B) 

General development plans shall be presented to the Planning Commission for review at 
a public hearing. The Planning Commission shall indicate by resolution their 
recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a period not 
to exceed ninety (90) days from the date the application is accepted as complete. The 
time period may be extended by mutual consent of the Planning Commission and the 
developer. The Commission recommendation shall be reported to the City Council and 
to the developer. Upon receipt of said report, the City Council shall consider the general 
development plan at a public hearing. The City Council may approve, conditionally 
approve, or disapprove the general development plan. 

Specific development plans shall be considered by the Planning Commission at a public 
hearing in the same manner prescribed in Section 9144.5 for Use Permits. The Planning 
Commission shall indicate by resolution their decision to aP.prove, conditionally approve, 
or disapprove specific development plans. The Planning Commission shall act on said 
plans within a period not to exceed ninety (90) days from the date the application is 
accepted as complete. The time period may be extended upon mutual consent of the 
Planning Commission and developer. 

(C) General development plans and specific development plans may be amended in the same 
manner as they are adopted, provided that no specific development plan maybe amended 
which also requires an amendment to the general development plan until the latter has 
been amended. 

Sec. 9121.7. Effect. (P-C} 
No construction or grading shall be done until the said plans have been adopted as outlined 
herein provided, however, that minor grading which is necessary for the safety of the existing use 
of any land in the Planned Commercial District shall be allowed as a matter of right and subject 
only to City Ordinances pertaining to grading. 
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Sec. 9121.8. Maximum Allowable Height. (P-C) 
The maximum allowable height in the "P-C" District shall be three (3) stories but not to exceed 
forty {40) feet. 

Sec. 9121.9. Minimum Building Site and Lot Width Required. (P-C) 

(A) Minimum Building Site: Ten thousand (1 0,000) square feet. 

(B) Minimum Lot Width: Sixty (60) feet. 

Sec. 9121.10. Minimum Yards Required. (P-C} 

(A) Front Yard: Each lot in the "P-C" District shall have a front yard extending across the full 
width of the subject property of not less than ten (10) feet. 

(B) Side and Rear Yards: None specified unless contiguous to a residential District; then ten 
(10) feet. 

Sec. 9121.11. Fences and Walls. (P-C) 
Fences and walls are permitted but not required except when contiguous to any residential 
District, then such fences shall be required to the maximum height set out in this Section. Fences 
and walls shall not exceed six (6) feet in height, and where the same are located adjacent to 
access to, or visible from any public street, the same shall not exceed three (3) feet in height 
unless the conditions outlined in Section 9137.13 (D) are met 

Sec. 9121.12. Minimum Off-Street Parking Required. (P-C) 
The provision of Section 9138.1 shall apply in determining the amount of required parking space 
that must be provided for each use. Parking areas shall be improved as set forth in Part 38. 

Sec. 9121.13. Elevations, Site Plans and Landscaping Approval. (P-C) 

(A) Approvals: Development of property in the "P-C" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) 

(2) 
(3) 
(4) 

Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 
Use and treatment of grounds around buildings and structures. 
Off-street parking. 
Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 
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(B) Landscaping: Minimum landscaping required is ten (1 0) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval of the Planning 
Commission as a condition of the use. 
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PART 22 -COASTAL PLANNED COMMERCIAL DISTRICT OR "C-P-C" DISTRICT 

Sec. 9122.1. Purpose. (C-P-C) 
The Coastal Planned Commercial District is intended to provide for visitor-serving needs in a 
manner that is sensitive to the environmental, visual and archaeological resources within and 
adjacent to the boundaries of the District by sensitively siting and designing structures. 

Sec. 9122.2. Plans Required. (C-P-C) 
A general development plan and specific development plans shall be required of the developer 
and approved as required herein before any development shall take place in any area. 

Said specific plans shall demonstrate their conformance to the policies and concerns of the 
various sections of the Local Coastal Program, and appropriate sections of this Article that 
delineate development standards. · 

Sec. 9122.3. Uses Permitted. (C-P-C) 
See Table 1 (following Part 22) for a list of permitted uses. Permitted uses are identified with a 
"P" in the column headed "C-P-C." 

Sec. 9122.4. Elements of the General Development Plan. {C-P-C) 
Said general development plan shall, by means of charts, maps, and text materials, address the 
following: 

TOPIC EXISTING PROPOSED 

(A) Land Use X X 

(B) Streets X X 

(C) Topography .. X X 
·~ 

(D) Groundcover and vegetation X X 

(E) Utilities, public services X X 

(F) Economic impact analysis X X 

(G) Drainage patterns X X 
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Sec. 9122.5. Elements of Specific Development Plans. (C-P-C} 
Upon approval of said general development plan by the City Council, after receipt of •. 
recommendations thereon from the Planning Commission, specific development plans in 
conformity with the General Plan may be presented for approval to the Planning Commission. 
Specific plans shall be presented, considered, and approved in the same manner prescribed in 
Section 9144.5 for Use Permits. Said plans may be presented for all parts of the Coastal 
Planned Commercial area and shall include all of the following items: 

(A) Grading plans. 
(B) Landscaping plans. 
(C) Utilities plans; plans for public improvements. 
(D) Erosion control plans. 
(E) Sample building elevations and information showing how buildings and roads will be fitted 

to their respective sites with a minimum of grading and vegetation removed. 
(F) Subdivision plans. 
(G) Proposals relative to land use, parking, building heights, building site areas in general 

conformity with, or in excess of, minimum requirements set forth in this section with 
relation to land uses corresponding with land uses proposed. 

Said specific development plans shall demonstrate their conformance to the appropriate parts of 
this Article that delineate development standards. 

Sec. 9122.6. Adoption of Plans. (C-P-C) 

(A) General development plans shall be presented to the Planning Commission for review at 
a public hearing. The Planning Commission shall indicate by resolution their 
recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a period not 
to exceed ninety· (90) days from the date the application is accepted as complete. The 
time period may be extended by mutual consent of the Planning Commission and the 
developer. The Planning Commission recommendation shall be immediately reported to 
the City Council and to the developer. Upon receipt of said report, the City Council shall 
consider the general development plan at a public hearing. The City Council may 
approve, conditionally approve, or disapprove the general development plan. 

(B) Specific development plans shall be considered by the Planning Commission at a public 
hearing in the same manner prescribed in Section 9144.5 for Use Permits. The Planning 
Commission shall indicate by resolution their decision to approve, conditionally approve, 
or disapprove specific development plans. The Planning Commission shall act on said 
plans within a period not to exceed ninety (90) days from the date the application is 
accepted as complete. The time period may be extended upon mutual consent of the 
Planning Commission and developer. · 

{C) General development plans and specific development plans may be amended in the same 
manner as they are adopted provided, however, that no specific development plan may 
be amended which also requires an amendment to the general development plan until the 
latter has been amended. 
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Sec. 9122.7. Effect. {C-P-C) 
No construction or grading shall be done until the said plans have been adopted as outlined 
herein provided, however, that minor grading which is necessary for the safety of the existing use 
of any land in the "C-P-C" District shall be allowed as a matter of right and subject only to the 
policies of the Local Coastal Plan and City Ordinances pertaining to grading. 

Sec. 9122.8. Maximum Allowable Height. (C-P-C) 
The maximum allowable height in the "C-P-C" District shall be three (3) stories but not to exceed 
forty (40) feet for sixty (60) percent of any project and shall be two (2) stories but not to exceed 
twenty-eight (28) feet for the remaining forty (40) percent of any project. In each case the 
protection of existing view corridors shall be required. 

Sec. 9122.9. Minimum Building Site and Lot Width Required. (C-P-C} 

(A) Minimum Building Site: Ten thousand (10,000) square feet. 

(B) Minimum Lot Width: Sixty (60) feet. 

Sec. 9122.10. Minimum Yards Required. (C-P-C) 

(A) Front Yard: Each lot in the 11C-P-C" District shall have a front yard extending across the 
full width of the subject property of not less than ten (1 0) feet. 

(B) Side and Rear Yards: None specified unless contiguous to a residential District; then ten 
(1 0) feet. . 

. . 
Sec. 9122.11. Fences and Walls. (C-P-C) 
Fences and walls are permitted but not required except when contiguous to any residential 
District, then such fences shall be required to the maximum height set out in this Section. Fences 
and walls shall not exceed six (6) feet in height, and where the same are located adjacent to 
access tu, or visible from any public street, the same shall not exceed three (3) feet in height 
unless the conditions outlined in Section 9137. 13 (D) aie met. 

Sec. 9122.12. Minimum Off-Street Parking Required. (C-P-C} 
The provision of Section 9138.1 shall apply in determining the amount of required parking space 
that must be provided for each use. Parking areas shall be improved as set forth in Part 38 . 

City of Grover Beach Zoning Regulations IX-80 August 15, 1996 



-------------------------------------------

Sec. 9122.13. Elevations, Site Plans and Landscaping Approval. (C-P-C) 

(A) Approvals: Development of property in the "C-P-C" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 

(3) Off-street parking. 

(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 
fences, signs, trash enclosures, and proposed drainage facilities. 

{B) Minimum landscaping required is ten (1 0) percent of the gross area of the building site. 
Such landscaping shall be maintained to the approval of the Planning Commission as a 
condition of the use. 

Sec. 9122.14. Development Standards. {C-P-C) 
All development plans and subsequent construction shall implement the following standards: 

(A) That all development in this area be sited and designed to protect existing view slots or 
corridors from Highway 1 and upland areas to the dunes and shoreline . 

. 
(B) That all development in this area be sited and designed to enhance or create new view 

slots from Highway 1 to the dunes and shoreline. 

(C) That all development be sited and designed to protect and enhance where feasible the 
filtration capabilities of Meadow Creek. 

(D) That reasonable mitigation measures shall be required to protect archaeological or 
paleontological resources. 

(E) That native plant material shall be the major theme in all landscape designs. 

{F) That all roads, parking lots, and structures shall be sited and designed to prevent impacts 
which would significantly degrade the adjacent environmentally sensitive area. 

(G) That the architectural theme of development in this area shall generally follow the criteria 
set forth in the adopted Advisory Architectural Design Guidelines and additionally said 
architectural theme shall be compatible and complimentary to the existing natural 
vegetation and land forms. 
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(H) That drainage systems be designed to insure that all silts and oils are removed prior to 
the water entering a natural drainage channel. 

(I) That areas of significant natural vegetation be protected and enhanced where feasible. 

(J) That the existing habitat value of Meadow Creek be protected and enhanced by the use 
of buffer zones, additional native landscaping, sediment/oil control devises and controlled 
and limited pedestrian access to buffer zone areas. 

(K) That the maximum allowable coverage for any project in this District shall be sixty (60) 
percent. The remaining forty (40) percent shall be in landscaped open areas. 

(L) That for hotel/motel/lodge type developments the maximum rooms/acre density south of 
Le Sage Drive is twenty (20) rooms/acre while north of Le Sage Drive is a maximum of 
thirty (30) rooms/acre . 
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LEGEND 
p = 
UP = 
AUP = 

TUP = 

NP = 

TABLE 1 
USES PERMITTED WITHIN COMMERCIAL DISTRICTS 

PERMITTED 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF A USE PERMIT 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF AN ADMINISTRATIVE 
USE PERMIT 
PERMITTED SUBJECT OBTAINING ApPROVAL OF A TEMPORARY USE 
PERMIT 
NOT PERMITTED 

USES · .. · C-V .· C-S 

NP 
NP 
NP 
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USES C-8-0 

FINANCIAL SERVICES 

banks p 

credit institutions ·: ··:. ... p:, . 

financial institutions p 

insurance offices.·.= .:.p .·. 

mortgage bankers, brokers, and 
services 

savings and. loan.offices · ... :p< .. 

stock brokerages<' · ·. ·. AUP/P1 

FOOD/BEVERAGE. SERVICE USES : :.. =: :,.,: 

cafes 

cocktail loungeslbars/microbreweries - · 
access. to restaurant 

p 

p 

... 

C-N 

NP 

NP 

NP 
:p.==:. 

NP>:· 
· .. · . .. / 

C-P 

NP 

NP 

NP 
p 

p 

C-V 
and 

C-C-V 

AUP 

P/NP2 

UP 
.P/NP2 

··\eiNPf· .. ··:;,:-: 

· .. NP · ·I<·AUP 

. · ::_:),:•,:::-: :.: .. 
:.·.·.:::;:::::·:-::::·· ·' .. 

AUP.·.·, .. AUP 

UP 

,·· ... p 

cocktail lounges/bars UP NP NP 
·delicatessens., :=·=, . :: · ··. )p,.,.:.:. 

ice cream/frozen yogurt shops p .P'> AUP :.: .. P'· 

refreshment stands<. 

C-S P-C C-P-C 

p NP · NP 
p NP· ... ·.·.,·.··NP 

p NP NP 
p NP · :1 NP 
p .... NP NP 

NP '· ····= NP 
p Np ·:·,: .... ,:,:::NP' .. 

····.· ;·.·:;:·: . 

.... ::·: ?::/1 ':)(.'::::.<.: . · ... ;.· ........ · .. ,.·. ·:::·······::·:· . 

p 
. ,p .··•· p 

p p 

UP ·. NP<·• NP 

p .. p,·:=. p 

. p .,:,,. ··:=·:.P : :i(l ':):)p/ :: 

.:GENERAL COMMERCIAL USES.: :=:::/\i ==::=:::::=::::::::I' ::,.,_,, .u:: 1

'' ,, :::: .,.=:·= ,.·. ::=J :.:' :=t:=:::::rr .,. ·' · 
adult-oriented recreational businesses 

ambulance services 

animal grooming salons 

antenna sales and service 

antique stores 

apparel shops 

appliance repair and service - access. 
to retail 

NP 

UP 

NP 

NP 

NP 

NP 

NP 

NP :\Np:::::. NP 

UP 
p '·::Np\:? NP 

pp 

p 

·.··.· .. ·.·.-..•. _, ... p 

p 

appliance repair and service AUP /'f':::pJ?:%%if NP )::::=::==i:NP.)':::}::: AUP ::=:=:=:f'Ng::i}f:f NP 
appliance sales P : :::::=tJp'\i:) NP : :.,, NP' ·. · P '?:NP: ::::; NP 

artgalleries P :/+Ne::.\ AUP l::,·,:''f?\:0:::) P ·==P::''i:J: P 

·ib~kli!ftgg==q~fuit::;!=::/\ . :.:·:··=:::::: :=:::=/ '::.n::::=::i'i}'':) !')'('(:.#.\!((': [:=:=:.=·=F::::::::::. ::::f?Npi:::;:?': , ":/=:=:: FV · !' :·· ' .. P : '·· ·:=·:;:· P':i?::: ,= ... ·: o:c···/:: 
·:hafD~:r arid''~~au!Y•$11ops:.· ' =·=•'===:: =':"':':,=m::t\':(t tAQP.rAt• ,::::= :::=:p-:::'=m:::::::• =:::t:•=AOA:t=,:: :::::=:: =p::=::::,:f ....... ·.·: e ::::.• .::. t : <p : :::::==:: ,._ ..••...•.•. ,.· •••..•. 

· bicyclesales;rental;service · :-:: ::,,, ·· ,,p:::=;:;:, · ·UP·: ·• ''· NP .. · .. · ..... ··pi . P .. =. P · .,:.•: ,, p: ·. 

•billi~rcfaridpOofehlablishments · · · :: o,'::Qp):,:: .• :·:NP :,:, \:'::'NPi>:' >>i:'AUP< ·· UP . UP) <::::up<,: 

bookstores ... •·· ·,: P ·· P · ·<.· 'NP ·· P P P · P 

City of Grover Beach Zoning Regulations IX-84 Revised , 1998 

• 

• 

• 



USES c.s.o C·N C-P C-V C-S P-C C-P.C 

• and 
C-C-V 

building materials sales entirely w/in NP NP. NP NP AUP NP NP 

p p p p 
p·.',·· p p 

NP' p 

p 

NP 
NP 
NP 
NP 

• 

• 
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USES C-B-0 C~N C-P C-V c..s 
and 

C-C-V 
AUP ·•. NP p 

p p 

p 
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uses C-B-0 C-N C-P C-V C-S P-C C-P-C 
and • C-C-V 

NP 

• 
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USES C-8-0 C-N C-P c~v C-S P-C C-P-C 

architectural feature exceeding 
maximum 

UP 

UP 

=.UP. 

NP UP 
UP UP 

UP< UP 

.UP· UP 
·.···: ··.· 

and 
C..C-V 

UP UP p. 

UP UP p 

UP 'UP 

NP UP 

arts and crafts shows TUP 

uses similar to, and no more 
objectionable to permitted or 
conditional uses identified above, as 
determined by the Planning 
Commission 

NP 

1. This use requires approval of an Administrative Use Permit if located on the first floor of a commercial 
building, but is a permitted use on the second floor. 

2. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property line. Use is permitted on lots with frontage on other streets in the 
District or in any unit whose entrance does not directly front onto Grand Avenue and is located greater 
than 20 feet from the Grand Avenue property line. 

3. Subject to Section 3900 et. al. of the Municipal Code. 
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4. Must rtot include product manufacture for general sale or distribution. 

5. Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property line. Use is permitted subject to obtaining approval of a Use Permit 
on lots with frontage on other streets in the District or in any unit whose entrance does not directly front 
onto Grand Avenue and is located greater than 20 feet from the Grand Avenue property line. 

6. Subject to Section 9117.12 ofthe Municipal Code. 

7. Use requires approval of an Administrative Use Permit in any unit whose entrance fronts on Grand 
Avenue or has an entrance within 20 feet of the Grand Avenue property line. Use is permitted on lots 
with frontage on other streets in the District or iri any unit whose entrance does not directly front onto 
Grand Avenue and is located greater than 20 feet from the Grand Avenue property line. 

8. Use requires approval of a Use Permit in any unit whose entrance fronts on Grand Avenue or has an 
entrance within 20 feet of the Grand Avenue property line. Use is permitted on lots with frontage on 
other streets in the Distrtct or in any unit whose entrance does not directly front onto Grand Avenue and 
is located greater than 20 feet from the Grand Avenue property line. 

9. 

10. 

11. 

12. 

13. 

Butchering is prohibited. 

Subject to Section 3112 of the Municipal Code. 

See development standards for applicable Zoning District for regulations on location and size of 
dwelling unit . 

Storage of vehicles is prohibited. 

Use is not permitted in any unit whose entrance fronts on Grand Avenue or has an entrance within 20 
feet of the Grand Avenue property line. Use is permitted subject to obtaining approval of a Use Permit 
on lots with frontage on other streets in the District or in any unit whose entrance does not directly front 
onto Grand Avenue and is located greater than 20 feet from the Grand Avenue property line .. 
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PART 23 - LIGHT MANUFACTURING DISTRICT or "L-M" DISTRICT 

Sec. 9123.1. Purpose. (L-M) 
The Light Manufacturing District provides an area for sound industrial development wherein small
scale manufacturing, commercial service, and other industries can locate and operate away from 
the restricting influences of non-industrial uses while maintaining an environment free from 
offensive or objectionable noise, dust, odor or other nuisances. 

Sec. 9123.2. Uses Permitted. (L-M) 
Permitted uses in the "L-M" District are listed in Table 2 (following Part 26). Permitted uses are 
identified with a "P" in the column headed "L-M." 

Sec. 9123.3. Uses Permitted Subject to Obtaining a Use Permit. (L-M) 
Uses permitted subject to issuance of a Use Permit are listed in Table 2 (following Part 26). 
Conditionally permitted uses are identified with a "UP" in the column headed "L-M." 

Sec. 9123.4. Accessory Buildings and Uses Permitted. (L-M) 

{A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses permitted. 

Sec. 9123.5. Maximum Building or Structural Height of the Main Building. (L-M) 

(A) The maximum building or structural height of the main building shall be two (2) stories and 
not exceed twenty-five (25) feet, including roof equipment screens, providing, however, 
that height may be increased to a maximum of forty (40) feet upon obtaining approval of 
a Use Pei mit. 

(B) A Use Permit is required for any building or structure that exceeds one (1} story or 18 feet 
in height if located 100 feet or less from a residential district boundary. 

Sec. 9123.6. Minimum Building Site and Lot Width Required. (L-M) 

(A) Minimum building site: Twenty thousand (20,000) square feet for corner and interior lots. 
Condominium developments may establish smaller unit sizes, provided that overall parking 
and site amenities are consistent with City standards. 

(B) Minimum lot width: Corner and interior lots, one hundred (1 00) feet. 

(C) Minimum lot depth: One hundred (100) feet. 
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Sec. 9123.7. Maximum Building Site Coverage and Floor Area by Buildings or 
Structures. (L-M) 

(A) The maximum coverage of a lot by all structures shall not exceed fifty (50) percent. 

(B). Floor Area Design Incentive: An additional 1,000 square feet of floor area per net acre 
may be granted on the finding of the Planning Commission that the project provides 
excellent, innovative architectural design and siting and exceeds the minimums for 
landscaping coverage and design. 

Sec. 9123.8. Minimum Yards Required. (L-M) 

(A) Front yard: Fifteen (15) feet, except that when the character of an existing block has 
been established through the application of earlier setback requirements, as determined 
by the Planning Commission, the required front yard may be reduced or increased by 
taking the average of the required 15-foot setback and the different setbacks applied to 
each of the businesses on that block. No outdoor storage shall be permitted within the 
front yard setback or front yard area. 

(B) Side yard: None except when abutting on any residential District, then ten (10) feet. A 
minimum buffer of ten (10) feet in width adjoining the residential district shall be heavily 
landscaped with large-scale trees and vegetation to separate and protect residential uses. 
Properties separated by alleys are considered to be adjacent. 

{C) Rear yard: None except when abutting on any residential District; then ten (1 0) feet. A 
minimum buffer of ten (10) feet in width adjoining the residential district shall be heavily 
landscaped with large-scale trees ~nd vegetation to separate and protect residential uses. 
Properties separated by alleys are copsidered to be adjacent. 

Sec. 9123.9. Fences, Walls and Screening. {L-M) 

(A) Residential Zone Protection: When a lot abuts a residential zone, a solid masonry wall 
of not less than six feet in height shall be erected on the property line. Such walls shall 
not exceed eight (8) feet in height, and where the same are located adjacent to any 
access into a public street the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

(B) Equipment Screens: With the exception of solar collectors, all roof and all 
ground-mounted equipment, including utility facilities, shall be screened on all sides with 
an opaque screen or fence, architecturally integrated with the building design. 

(C) Loading Areas: Outdoor loading and sales areas need not be screened unless 
specifically required by the Planning Commission or this Chapter. 

{D) Trash Collection Areas: All trash and garbage storage areas shall be surrounded by an 
enclosure in accordance with Sections 5401 and 5417 of Article V of the Municipal Code 
and City Standards and Specifications. 
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(E) Outdoor Storage: All exterior storage areas and service yards, electrical cage enclosures 
or storage tanks are to be screened from view from access streets, highway and adjacent 
properties by a fence, wall or mature landscape material. 

Sec. 9123.10. Access. (L-M) 
Access to any required parking shall be approved by the Director of Community Development. 

Sec. 9123.11. Minimum Off-Street Parking Required. (L-M) 

(A) The provisions of Section 9138.1 shall apply in determining the amount of parking space 
that must be provided for each use. The parking space and loading area shall be 
improved as set forth in Part 38. 

(B) Parking shall be provided at the side or rear of proposed structures when practical. 

(C) AU parking areas shall be screened to a minimum height of 3 feet from the top of curb by 
landscaping, mounding, decorative fences or walls, or a combination thereof. 

(D) All areas not specifically used for vehicle parking or access shall be landscaped with 
trees, shrubbery and groundcover . 

Sec. 9123.12. Elevations, Site Plans and Landscaping Approval. (L-M) 

(A) Aoorovals: Development of property in the "L-M" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and locatibn of proposed 
buildings and the following additional information: 

(B) 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professicnals. 

(2) Usc and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prio·r to final inspection 
by the Building Department. 

Minimum Landscaping: Landscaping shall be incorporated into the site plan for at least 
fifteen (15) percent of the total lot area for the first 100,000 square feet of lot area, and 
at least five (5) percent for each increment of lot area greater than 100,000 square feet. 
Landscaping may be used for any of the following purposes: 
o to provide a framework for pedestrian/jogging/bicycle paths along the street yard 

setbacks; 
o to screen and soften parking areas; 
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to provide a setting for the building(s); 
to provide drainage swales or basins; and 
to buffer and merge the various on-site uses. 

(C) Allowable Landscape Materials: The use of drought-resistant plants appropriate for the 
Central Coast area shall be emphasized to avoid the need for permanent irrigation and 
to conserve water. Temporary irrigation shall be provided for the first two years or until 
the landscaping has become well established. Other non-plant landscaping materials may 
be used to provide a well-balanced landscaped environment, provided that such materials 
do not exceed 50 percent of the total area of landscaping. These other materials include 
brick, bark, timber, decorative rock or other decorative materials, but excluding artificial 
plants; or structural features such as fountains, pools, artwork, walls and fences of 
architectural merit. 

(D) Front Yard Landscaping: 

(E) 

(1) All parking and loading areas located in the front yard or front yard setback shall 
be screened from view from public streets or from adjacent properties in a 
residential district. 

{2) Where parking is provided in the required front yard setback, a minimum ten (10) 
foot wide landscaped strip shall be provided between the parking area and public 
right-of-way. 

Side and Rear Yard Landscaping: 

(1) Interior yards need not be landscaped except where used for parking lots or where 
adjacent to a residential district. 

(2) Where landscaping is required in side and rear yar-ds, one tree or tree-like shrub 
for each thirty (30) feet of exterior wall length shall be planted, where possible, for 
each side and rear exterior wall. 

Sec. 9123.13. Exterior Design. (L-M) 

(A) Architectural Treatment: All exterior walls of buildings facing on streets are to have 
architectural treatment. No building exterior fronting on a street shall have a flat, void 
surface· lacking architectural design; large roof and wall planes lacking shadow or textural 
relief shall be avoided. 

(B) Utilities: All utilities shall be placed underground. 

(C) Signs: Signs shall be permitted as set forth for the industrial zoning districts in Section 
9404(c) of Chapter 4 of Municipal Code. 

(D) Lighting: The following standards apply: 

(1) Parking lot lighting fixtures are to be shown on the site plan. Their design shall be 
compatible with the architectural design of the proposed development. 
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(2) Walkway light fixtures are to be in scale with the overall design concept of the 
proposed development. 

Sec. 9123.14. Performance Standards. (L-M) 
All developments in the "L-M" District will adhere to the performance standards outlined in Part 41 
of this Chapter . 
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PART 24- COASTAL INDUSTRIAL DISTRICT OR "C-1" DISTRICT 

Sec. 9124.1. Purpose. (C-1) 
The Coastal Industrial District provides a coastal area exclusively for sound industrial 
development wherein manufacturing and other industries can locate and operate away from the 
restricting influences of non-industrial uses while maintaining an environment free from offensive 
or objectionable noise, dust, odor or other nuisances. 

Sec. 9124.2 Uses Permitted. (C-1) 
Permitted uses in the "C-1" District are listed in Table 2 (following Part 26). Permitted uses are 
identified with a "P" in the column headed "C-1." 

Sec. 9124.3. Uses Permitted Subject to Obtaining a Use Permit. (C-1) 
Uses permitted subject to issuance of a Use Permit are listed in Table 2 (following Part 26). 
Conditionally permitted uses are identified with a "UP" in the column headed "C-1." 

Sec. 9124.4. Accessory Buildings and Uses Permitted. (C-1) 

(A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses permitted. 

Sec. 9124.5. Maximum Building or Structural Height of the Main Building. (C-1) 

(A) The maximum building or structural height of the main building shalf be two (2) stories al)d 
not exceed twenty-five (25) feet, including roof equipment screens, providing, however, 
that the height may be increased to a maximum of thirty-five (35) feet upon obtaining 
approval of a Use Permit. 

(B) A Use Permit is required for any building or structure that exceeds one (1) story or 18 feet 
in height if located 100 feet or less from a residential district boundary. 

Sec. 9124.6 Minimum Building Site and Lot Width Required. (C-1) 

(A) Minimum building site: Ten thousand (10,000) square feet for corner and interior lots. 
Condominium developments may establish smaller unit sizes, provided that overall parking 
and site amenities are consistent with City standards. 

(B) Minimum lot width: Corner and interior lots, sixty (60) feet. 

(C) Minimum lot depth: One hundred (100) feet. 
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Sec. 9124.7. Maximum Building Site Coverage and Floor Area by Buildings or • 
Structures. (C-1) 

The maximum coverage of a lot by all structures shall not exceed fifty (50) percent. 

Sec. 9124.8. Minimum Yards Required. (C·I) 

(A) Front yard: Ten {10) feet unless contiguous to any residential District, then fifteen (15) 
feet. No outdoor storage shall be permitted within the front yard setback or front yard 
area. 

(B) Side yard: None except when abutting on any residential District, then ten (10) feet. 

(C) Rear yard: None except when abutting on any residential District; then ten (1 0) feet. 

Sec. 9124.9. Fences, Walls and Screening. {C-1) 

(A) Residential Zone Protection: When a Jot abuts a residential zone, a solid masonry wall 
of not less than six feet in height shall be erected on the property line. Such fences and 
walls shall not exceed eight (8) feet in height, and where the same are located adjacent 
to any access into a public street the same shall not exceed three {3) feet in height unless 
the conditions outlined in Section 9137.13 (D) are met. 

(B) Eouioment Screens: With the exception of solar collectors, all roof and all 
ground-mounted equipment, including utility facilities, shall be screened on all sides with 
an opaque screen or fence, architecturally integrated with the building design. 

(C) Loading Areas: Outdoor loading and sales areas need not be screened unless 
specifically required by the Planning Commission or this Chapter. 

(D) Trash Collection Areas: All trash and garbage storage areas shall be surrounded by an 
enclosure in accordance with Sections 5401 and 5417 of Article V and the City Standards 
and Specifications. , 

(E) Outdoor Storage: All exterior storage areas and service yards, electrical cage enclosures 
or storage tanks are to be screened from view from access streets, highway and adjacent 
properties by a fence, wall or mature landscape material. 

Sec. 9124.10. Access. (C-1) 
Access to any required parking shall be approved by the Director of Community Development. 

Sec. 9124.11. Minimum Off-Street Parking Required. (C-1) 

(A) The provisions of Section 9138.1 shall apply in determining the amount of parking space 
that must be provided for each use. The ·parking space and loading area shall be 
improved as set forth in Part 38. 
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(B) 

(C) 

Parking shall be provided at the side or rear of proposed structures when practical. 

All parking areas shall be screened to a minimum height of 3 feet from the top of curb by 
landscaping, mounding, decorative fences or walls, or a combination thereof. 

(D) All areas not specifically used for vehicle parking or access shall be landscaped with 
trees, shrubbery and groundcover. 

Sec. 9124.12. Elevations, Site Plans and Landscaping Approval. (C-1) 

(A) Approvals: Development of property in the "C-1" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(B) 

(C) 

(D) 

{1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities . 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

. 
All railroad easement properties whether leased or vacant should be beautified through 
landscape screening. 

Minimum Landscapino: Landscaping shall be incorporated into the site plan for at least 
ten (1 0) percent of the total lot area. Landscaping may be used for any of the following 
purposes: 
o to provide a framework for pedestrian/jogging/bicycle paths along the street yard 

setbacks; 
o to screen and soften parking areas; 
o to provide a setting for the building(s); 
o to provide drainage swales or basins; and 
o to buffer and merge the various on-site uses. 

Allowable Landscape Materials: The use of drought-resistant plants appropriate for the 
Central Coast area shall be emphasized to avoid the need for permanent irrigation and 
to conserve water. Temporary irrigation shall be provided for the first two years or until 
the landscaping has become well established. Other non-plant landscaping rnaterials may 
be used to provide a well-balanced landscaped environment, provided that such materials 
do not exceed 50 percent of the total area of landscaping. These other materials include 
brick, bark, timber, decorative rock or other decorative materials, but excluding artificial 
plants; or structural features such as fountains, pools, artwork, walls and fences of 
architectural merit. 
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(E) Front Yard Landscaping: 

(1) All parking and loading areas located in the front yard or front yard setback shall 
be screened from view from public streets or from adjacent properties in a 
residential district. 

(2) Where parking is provided in the required front yard setback, a minimum ten (1 0) 
foot wide landscaped strip shall be provided between the parking area and public 
right-of-way. 

(F) Side and Rear Yard Landscaping: 

(1) Interior yards need not be landscaped except where used for parking lots or where 
adjacent to a residential district. 

(2) Where landscaping is required in side and rear yards, one tree or tree-like shrub 
for each thirty {30) feet of exterior wall length shall be planted, where possible, for 
each side and rear exterior wall. 

Sec. 9124.13. Exterior Design. (C-1) 

(A) Architectural Treatment: All exterior walls of buildings facing on streets are to have 

(B) 

· architectural treatment. No building exterior fronting on a street shall have a flat, void 
surface lacking architectural design; large roof and wall planes lacking shadow or textural 
relief shall be avoided. 

Utilities: All utilities shall be placed underground. 

(C) Signs: Signs shall be permitted as set focth for the industrial zoning districts in Section 
9404(c} of Chapter 4 of the Municipal Code. 

(D) Lighting: The following standards apply: 

(1) Parking lot lighting fixtures are to be shown on the site plan. Their design shall be 
compatible with the architectural design of the proposed development 

(2) Walkway light fixtures are to be in scale with the overall design concept of the 
proposed development. 

Sec. 9124.14. Performance Standards. (C-1) "' 
All developments in the "C-1" District will adhere to the performance standards outlined in Part 41 
of this Chapter. · 
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Sec. 9125.1. Purpose. (C-1-C) 
The Coastal Industrial Commercial District is intended as an area for custom and light 
manufacturing and assembly that maintains an environment free from offensive or objectionable 
noise, dust, odor or other nuisances. Large Industrial development will be permitted only after 
development review that considers the proposal's impact upon the surrounding residential 
neighborhood. Efforts will be made to prevent large industrial developments and heavy industrial 
uses adjacent to residences. 

Sec. 9125.2. Uses Permitted. (C-1-C) 
Permitted uses in the "C-1-C" District are listed in Table 2 (following Part 26). Permitted uses are 
identified with a "P" in the column headed "C-1-C." 

Sec. 9125.3. Uses Permitted Subject to Obtaining a Use Permit. (C-1-C) 
Uses permitted subject to issuance of a Use Permit are listed in Table 2 (following Part 26). 
Conditionally permitted uses are identified with a "UP" in the column headed "C-1-C." 

Sec. 9125.4 . Accessory Buildings and Uses Permitted. (C-1-C) 

(A) . Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 

(B) Accessory uses normally incidental to uses permitted. 

Sec. 9125.5. Maximum Building or Structural Height of the Main Building. (C-1-C) 

(A) The maximum building or structural height of the main building shall be two (2) stories and 
not exceed twenty-five (25) feet, including roof equipment screens, providing, however, 
that height may be increased to a maximum of thirty-five (35) fe-:;t upon obtaining approval 
of a Use Permit. 

(B) A Use Permit is required for any building or structure that exceeds one (1) story or 18 feet 
in height and is located 100 feet or less from a residential district boundary. 

Sec. 9125.6. Minimum Building Site and Lot Width Required. (C-1-C) 

(A) Minimum building site: Ten thousand (10,000) square feet for corner and interior lots. 

(B) 

Condominium developments may establish smaller unit sizes, provided that overall parking 
and site amenities are consistent with City standards . 

Minimum lot width: Comer and interior lots, sixty (60) feet. 
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(C) Minimum lot depth: One hundred (100) feet. 

Sec. 9125.7. Maximum Building Site Coverage and Floor Area by Buildings or 
Structures. (C-1-C) 

The maximum coverage of a lot by all structures shall not exceed fifty (50) percent. 

Sec. 9125.8. Minimum Yards Required. (C-1-C) 

(A) Front yard: Ten (10) feet unless contiguous to any residential District, then fifteen (15) 
feet. No outdoor storage shall be permitted within the front yard setback or front yard 
area. 

(B) Side yard: None except when abutting on any residential District, then ten (1 0) feet. 

(C) Rear yard: None except when abutting on any residential District; then ten (1 0) feet. 

Sec. 9125.9. Fences, Walls and Screening. (C-1-C) 

(A) Residential Zone Protection: When a lot abuts a residential zone, a solid masonry wall 
of not less than six feet in height shall be erected on the property line. Such fences and 
walls shall not exceed eight (8) feet in height, and where the same are located adjacent 
to any access into a public street the same shall not exceed three (3) feet in height unless 
the conditions outlined in Section 9137.13 (D) are met. 

~8) Equipment Screens: With the exception of solar collectors, all roof and all 
ground-mounted equipment, including utility facilities, shall be screened on all sides with 
an opaque screen or fence, architecturally integrated with the building design. 

(C) Loading Areas: Outdoor loading and sales areas. need not be screened unless 
specifically required by the Planning Commission or this Chapter. 

(D) Trash Collection Areas: All trash and garbage storage areas shall be surrounded by an 
enclosure in accordance with Sections 5401 and 5417 of Article V and City Standards and 
Specifications. 

(E) Outdoor Storage: All exterior storage areas and service yards, electrical cage enclosures 
or storage tanks are to be screened from view from access streets, highway and adjacent 
properties by a fence, wall or mature landscape material. 

Sec. 9125.10. Access. (C-1-C) 
Access to any parking required shall be approved by the Director of Community Development. 
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Sec. 9125.11. Minimum Off-Street Parking Required. (C-1-C) 

(A) The provisions of Section 9138.1 shall apply in determining the amount of parking space 
that must be provided for each use. The parking space and loading area shall be 
improved as set forth in Part 38. 

(B) Parking shall be provided at the side or rear of proposed structures when practical. 

{C) All parking areas shall be screened to a minimum height of 3 feet from the top of curb by 
landscaping, mounding, decorative fences or walls, or a combination thereof. 

(D) All areas not specifically used for vehicle parking or access shall be landscaped with 
trees, shrubbery and groundcover. 

Sec. 9125.12. Elevations, Site Plans and Landscaping Approval. (C-1-C) 

(A) Aoorovals: Development of property in the "C-1-C" District shall require Architectural 
Approval, as set forth in Section 9144.3 of this Chapter, prior to building permit application 
submittal. The application shall be accompanied by detailed architectural drawings and 
site plans, all to a workable scale, showing the elevation and location of proposed 
buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) · Off-street parking. 
{4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) All railroad easement properties whether leased or vacant shall be ~Jsautified through 
landscape screening. 

(C) Minimum Landscaping: Landscaping shall be incorporated into the site plan for at least 
ten (10) percent of the total lot area. Landscaping may be used for any of the following 
purposes: 
o to provide a framework for pedestrian/jogging/bicycle paths along the street yard 

setbacks; 
o to screen and soften parking areas; 
o to provide a setting for the building(s); 
o to provide drainage swales or basins; and 
o to buffer and merge the various on-site uses . 
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(D) Allowable Landscape Materials: The use of drought-resistant plants appropriate for the 
Central Coast area shall be emphasized to avoid the need for permanent irrigation and 
to conserve water. Temporary irrigation shall be provided for the first two years or until 
the landscaping has become well established. Other non-plant landscaping materials may 
be used to provide a well-balanced landscaped environment, provided that such materials 
do not exceed fifty (50) percent of the total area of landscaping. These other materials 
include brick, bark, timber, decorative rock or other decorative materials, but excluding 
artificial plants; or structural features such as fountains, pools, artwork, walls and fences 
of architectural merit. 

(E) Front Yard Landscaping: 

(1) All parking and loading areas located in the front yard or front yard setback shall 
be screened from view from public streets or from adjacent properties in a 
residential district. 

(2) Where parking is provided in the required front yard setback, a minimum ten (10) 
foot wide landscaped strip shall be provided between the parking area and public 
right-of-way. 

(F) Side and Rear Yard Landscaping: 

(1) 

(2) 

Sec. 9125.13. 

Interior yards need not be landscaped except where used for parking lots or where 
adjacent to a residential district. 
Where.landscaping is required in side and rear yards, one tree or tree-like shrub 
for each thirty {30) feet of exterior wall length shall be planted, where possible, for 
each side and rear exterior wall. 

Exterior Design. (C-1-C) 

(A) Architectural Treatment: All exterior walls of buildings facing on streets are to have 
architectural treatment. No building exterior fronting on a street shall have a flat, void 
surface lacking architectural design; large roof and wall planes lacking shadow or textural 
relief shall be avoided. 

(B) Utilities: All utilities shall be placed underground. 

(C) Signs: Signs shall be permitted as set forth for the industrial zoning districts in Section 
9404(c) of Chapter 4 of the Municipal Code. 

(D) Lighting: The following standards apply: 

(1) Parking lot lighting fixtures are to be shown on the site plan. Their design shall be 
compatible with the architectural design of the proposed development. 

{2) Walkway light fixtures are to be in scale with the overall design concept of the 
proposed development. 
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Sec. 9125.14. Performance Standards. (C-1-C) 
All developments in the "C-1-C" District will adhere to the performance standards outlined in 
Part 41 of this Chapter . 
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PART 26 -PLANNED MANUFACTURING DISTRICT OR "P-M" DISTRICT 

Sec. 9126.1. Purpose. (P-M) 
The Planned Manufacturing District provides for an area where larger manufacturing, wholesaling, 
or industrial firms may be located to reinforce the economic base of the City, and where such 
businesses will be generally compatible with surrounding land uses. 

Sec. 9126.2. Development Plan Required. (P-M) 
A general development plan and specific development plans shall be required of the developer 
and approved as required herein before any development shall take place in any area designated 
as a "P~M" District. The general and specific development plans shall implement the policies of 
the South Grover Neighborhood Plan (see Land Use Element of the Grover Beach General Plan). 

(A) Elements of the General Development Plan: The general development plan shall, by 
means of charts, maps and text material, address the following items: 

(A} 

(B) 

(C) 

(D) 

(E) 

(F) 

{G) 

{H) 

(I) 

(J) 

TOPIC EXISTING PROPOSED 

Land Uses and Compatibility X X 

Circulation and Street Improvements X X 

Water System X X 

Sewer System X X 

Drainage System X X 
. 

Other Utilities X X 

Public Services X X 

Economic Analysis X X 
-·····---

Subdivision Configuration X 

Phasing X 

In addition to the subject property, the general development plan shall, for purposes of 
information, also include adjacent areas for a reasonable distance therefrom. 

(B) Elements of Specific Development Plans: Upon approval of the general development plan 
by the City Council, specific development plans in conformity with the general 
development plan may be presented for approval. Said plans may be presented for all 
parts of the "P-M" District and shall include all of the following items: 

Grading plans; 
Landscaping plans; 

(1) 
(2) 
(3} Utilities and public improvement plans; 
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(4) 

(5) 
(6) 
(7) 
(8) 

Sample building elevations and information showing how buildings and road will 
be fitted to their respective sites with a minimum of grading; 
Subdivision plans; 
Access points for loading; 
Buffer zones and setbacks; 
Proposals relative to land use, parking, building heights, and building site areas, 
in general conformity with, or in excess of minimum requirements set forth for the 
"P-M" District. 

(C) Adoption of Development Plans: 

(1) General development plans shall be presented to the Planning Commission for 
review at a public hearing. The Planning Commission shall. indicate by resolution 
their recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a 
period not to exceed ninety (90) days from the date the application is accepted as 
complete. The time period may be extended upon mutual consent of the Planning 
Commission and developer. The Planning Commission recommendation shall be 
reported to the City Council and the developer. Upon receipt of said report, the 
City Council shall consider the general development plan at a public hearing. The 
City Council may approve, conditionally approve, or disapprove the general 
development plan. 

(2) Specific development plans shall be considered by the Planning Commission at 
a public hearing in the same manner prescribed in Section 9144.5 for Use Permits. 
The Planning Commission shall indicate by resolution their decision to approve, 
conditionally approve, or disapprove specific development plans. The Planning 
Commission shall act on said plans within & period not to exceed ninety (90) days 
from the date the application is accepted as complete. The time period may be 
extended ·upon mutual consent of the Planning Commission and developer. 

(3) General development plans and specific development plans may be amended in 
the same manner as they are adopted, provided that no specific development plan 
may be amended that also requires an amendment to the generai ·development 
plan until the latter has been amended. 

Sec. 9126.3. Uses Permitted. (P-M} 
Permitted uses in the "P-:M" District are listed in Table 2 (following Part 26). Permitted uses are 
identified with a "P" in the column headed 'P~M." In addition, agricultural uses as specified in 
Section 9136.2 of the Agriculture "AG" Combining District are permitted when the "AG" Combining 
District is applied to the property. 

Sec. 9126.4. Uses Permitted Subject to Obtaining a Use Permit. (P-M) 
Uses permitted subject to issuance of a Use Permit are listed in Table 2 (following Part 26). 
Conditionally permitted uses are identified with.a "UP" in the column headed "P-M." In addition, 

• 

• 

conditional agricultural uses as specified in Section 9136.3 of the Agriculture "AG" Combining • 
District may be approved when the "AG" Combining District is applied to the property. 

City of Grover Beach Zoning Regulations IX-105 Augu1t 15, 1996 



• 

• 

• 

Sec. 9126.5. Accessory Buildings and Uses Permitted. (P-M) 

(A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building. 

(B) Accessory uses normally incidental to the uses permitted. 

Sec. 9126.6. Building Height Regulations. (P-M) 

(A) The maximum building or structural height of all buildings shall be two (2) stories and not 
exceed thirty (30) feet, including roof equipment screens, provided that upon securing 
approval of a Use Permit such height may be increased to forty (40) feet. 

(B) A Use Permit is required for any building or structure that exceeds one (1) story or 
eighteen ( 18) feet in height and is located 1 00 feet or less from a residential district 
boundary. 

Sec. 9126.7. Minimum Lot Area and Width Requirements. (P-M) 

(A) Minimum Lot Area: Two and one-half (2.5) acres . 

(B) Minimum Lot Width: Each lot in the "P-M" zone shall have a frontage width of one 
hundred (100) feet on a public street or accessway. 

Sec. 9126.8. Minimum Yards Required. (P-M) 

(A) Front Yard: 

(1) Each lot along Highland Way, South 13th Street, The Pike, and South 4th Street 
shall have a front yard across the width of the property of an average depth of 
forty (40) feet with a minimum allowable depth of thirty-five (35) feet. 

(2) Each lot along Huston Street and any other dedicated internal streets shall have 
a front yard across the width of the property of an average depth of twenty-five 
(25) feet with a minimum allowable depth of twenty (20) feet. 

(3) No outdoor storage is permitted within the front yard area. 
(4) Parking areas within a front yard must be setback ten (10) feet from the front 

property line. 

(B) Side and Rear Yard: There shall be a side yard on each side of the lot of an average 
width of ten (10) feet, except where property is contiguous to any residential district, then 
a minimum twenty (20) foot side or rear yard setback is required . 
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Sec. 9126.9. Maximum Building Coverage and Floor Area. (P-M) 

(A) Maximum Building Coverage: The maximum building coverage is thirty-five (35) percent 
of the first 100,000 square feet of lot area; 30 percent for any increment of lot area greater 
than 100,000 square feet. 

(B) Floor Area Design Incentive: An additional 1,000 square feet of floor area per net acre 
may be granted on the finding of the Planning Commission that the project provides 
excellent, innovative architectural design and siting and exceeds the minimums for 
landscaping coverage and design. 

Sec. 9126.10. Elevations, Site Plans and Landscaping Approval. (P·M) 
Development of property in the."P-M" District shall require Architectural Approval, as set forth in 
Section 9144.3 of this Chapter, prior to building permit application submittal. The application shall 
be accompanied by detailed architectural drawings and site plans, all to a workable scale, 
showing the elevation and location of proposed buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection by the 
Building Department. 

Sec. 9126.11. Landscaping Requirements. (P-M) 

(A) Minimum Landscaping: Landscaping shall be incorporated into the site plan for at least 
twenty-five (25) percent of .the total lot area for the first 100,000 square feet of lot area, 
and at least ten (10) percent for each increment of lot area greatedhan 100,000 square 
feet. Landscaping may be used for any of the following purposes: 
o to provide a framework for pedestrian/jogging/bicycle paths along the street yard 

setbacks; · 
o to screen and soften parking areas; 
o to provide a setting for the building(s); 
o to provide drainage swales or basins; and 
o to buffer and merge the various on-site uses. 

(B) Approvals: Landscape plans shall be prepared by qualified professionals and approved 
by the Director of Community Development prior to issuance of building permits. 
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(C) Allowable Landscape Materials: The use of drought-resistant plants appropriate for the 
Central Coast area shall be emphasized to avoid the need for permanent irrigation and 
to conserve water. Temporary irrigation shall be provided for the first two years or until 
the landscaping has become well established. Other non-plant landscaping materials may 
be used to provide a well-balanced landscaped environment, provided that such materials 
do not exceed fifty (50) percent of the total area of landscaping. These other materials 
include brick, bark, timber, decorative rock or other decorative materials; or structural 
features such as fountains, pools, artwork, walls and fences of architectural merit; but 
excluding artificial plants. 

(D) Perimeter Landscaping: In addition to the standards required below for setback areas, the 
perimeter of the "P-M" District shall be developed with a meandering pedestrian and 
bicycle path. 

(E) Front Yard Landscaping: 

{1) All parking and loading areas located in the front yard shall be screened from view 
from public streets or from adjacent properties in a residential district. 

(2) Where parking is provided in the required front yard setback, a minimum ten (1 0) 
foot wide landscaped strip shall be provided between the parking area and public 
right-of-way. 

(F} Side and Rear Yard Landscaping: 

(1) 

(2) 

(3) 

Interior yards need not be landscaped except where used for parking lots or where 
adjacent to a residential district. 
Where landscaping is required in side and rear yards, one tree or tree-like shrub 
for each thirty (30) feet of exterior wall length shall be planted, where possible, for 
eaGh side and rear exterior wall. 
A minimum buffer of ten (10) feet in width adjoining a residential district shall be 
heavily landscaped with large-scale trees and vegetation to protect residential 
uses. 

(G) Design and Landscaping of Parking Areas: 

{1) The provisions of Section 9138.1 of the City's Zoning Ordinance shall apply in 
determining the amount of required parking space that must be provided for each 
use. The parking space and loading area shall be improved as set forth in. 
Part 38. 

(2) Parking shall be provided at the side or rear of proposed structures when practical. 
(3) All parking areas shall be screened to a minimum height of three (3) feet from the 

top of curb by landscaping, mounding, decorative fences or walls, or a combination 
thereof. 

(4) All areas not specifically used for vehicle parking or access shall be landscaped 
with trees, shrubbery and groundcover . 
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Sec. 9126.12. Screening. {P-M} 

{A) Residential Zone Protection: When a lot abuts a residential zone, a solid mason,.Y wall 
of not less than six feet in height shall be erected on the property line. Such fences and 
walls shall not exceed eight (8) feet in height, and where the same are located adjacent 
to any access into a public street the same shall not exceed three (3) feet in height unless 
the conditions outlined in Section 9137.13 {D) are met. 

(B) Eauipment Screens: With the exception of solar collectors, all roof and all 
ground-mounted equipment, including utility facilities, shall be screened on all sides with 
an opaque screen or fence, architecturally integrated with the building design. 

(C) Trash Collection Areas: All trash and garbage storage areas shall be surrounded by an 
enclosure in accordance with Section 5401 and 5417 of Article V and the adopted City 
Standards and Specifications. 

{D) Outdoor Storage: All exterior storage areas and service yards, electrical cage enclosures 
or storage tanks are to be screened from view from access streets, highway and adjacent 
properties by a fence, wall or mature landscape material. 

Sec. 9126.13. Exterior Design. (P-M) 

(A) Architectural Treatment: All exterior walls of buildings facing on streets are to have 
architectural treatment. No building exterior fronting on a street shall have a flat, void 
surface lacking architectural design; large roof and wall planes lacking shadow or textural 
relief shall be avoided. 

(B) Utilities: All utilities shall be placed underground. 

(C) Signs: Signs shall be permitted as set forth for the industrial zoning districts in Section 
9404(c) of Chapter 4 of the Municipal Code. 

(D) Lighting: The following standards apply: 

(1) Parking lot lighting fixtures are to be shown on the site plan. Their design shall be 
compatible with the architectural design of the proposed development. 

(2} Walkway light fixtures are to be in scale with the overall design concept of the 
proposed development. 

Sec. 9126.14. Performance Standards. (P-IVI) 
All dev~lopments in the P-M district will adhere to the performance standards outlined in Part 41 
of this Chapter. 

Clty of Grover Beach Zoning Regulations IX-109 August 15, 1996 

• 



• 

• 

• 

LEGEND 
p = 

TABLE 2 
USES PERMITTED WITHIN INDUSTRIAL DISTRICTS 

PERMITTED 
UP = 
AUP = 

PERMITTED SUBJECT TO OBTAINING APPROVAL OF A USE PERMIT 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF AN ADMINISTRATIVE USE 
PERMIT 

TUP = 

NP = 
PERMITTED SUBJECT TO OBTAINING APPROVAL OF A TEMPORARY USE 
PERMIT 
NOT PERMITTED 

Manufacturing/assembly from previously prepared P 
materials - apparel; crafts; jewelry; sporting goods; art 
materials; novelties; wire 

Manufacturing of basic metals, chemicals, building NP 
materials, fabricated metals, textiles, paper & 
cardboard; rtation ent 
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USE C-1-C C-1 L-M P-M 

Pharmaceuticals: cosmetics, drugs, perfumes, p p p .· .. p·· • toiletries; and·saap · 

AUP AUP ·:AUP 
,.,. 

NP UP UP 

COMMERClAL.SERVJCE USES 

Ambulance services 

Appliance sales and service NP 

Artist studios P 

Athletic/health clubs, gymnasiums, fitness centers, UP 
game courts 

• 

• 
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USE 

Equipment sales, service and rental 

Exterminators/fum 

Petroleum distribution plants where all tanks are 
completely underground 

Photofinishing - wholesale (includes blueprinting, 
microfilmin , etc. 

City of Grover Beach Zoning Regulations IX-112 
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p 

NP 
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USE C-1-C C-1 L-M P-M 

Swap meets NP NP UP ·•··NP • NP NP p 

NP 

.• ·::!.:.. • .UP:.• 

p 

Vehicle repair & related services (body, brake, UP 
transmission, muffler, sound, etc. 

Vehicle sales and rental - (autos, true~s, motorcycles, UP 
RV's, Ant's, trailers, farm equipment, boats, aircraft, 
mobile nnrng<:: 

scrap dealers, salvage, storage NP 

NP 

• 

• 
City of Grover Beach Zoning Regulations IX-113 Revised, 1998 



• 

• 

• 

USE 

Government corporation yards 

Public buildi~'gs : fire or polic~ station~ 
.. · ... 

public • asserilblyJacilitie~ (c;ommui1jty m~etif.)g rO()rnS1 . 

au.d.lton'ums,·.:, ... aJis· )· · · · · ... · ·· · · · ... ..·-- ·· · .·. ll /:·:: >::;:. 

Utility company
Corporation yards 
Engineering/ Administration offices 
Substations 

Processing, packaging, and freezing - not including 
meat and fowl packing plants 

. :' .:· ,· .;·;·:-.-·. •, ·;._·::·;:;: ·.· ..• > .. ·, . 

ACCESSORY;USES >•. · 

Cafeterias serving employees of permitted use 

Caretaker's quarters 

Building that exceeds 1 story or 18 feet in height if 
located 100 feet or less from ..a residential district 
boundary 

C-1-C 

Uses similar to, and no more objectionable to UP 
permitted or conditional uses identified above, as 
determined by the Planning Commission 

C-1 L-M P-M· 

1. Permitted use when conducted within a building. Outside storage or yards not permitted. 

2. Permitted use when conducted within a building. Use Permit is required for outside yards conducted 
within a solid fence (minimum six (6) feet, maximum eight (8) feet in height) and all materials stacked 
below the top ofthe fence. 

3. Permitted use when conducted within a building or if outside yard is wholly enclosed by a solid six (6) 
foot fence and all materials are stacked below the top of the fence. Use Permit is required when the 
height of stacked materials exceed the top of the fence. Permitted height of stacks is set as a condition 
of approval. 

4 . Permitted use when yard is wholly enclosed by a solid six (6) foot fence and all materials are stacked 
below the top of the fence. Use Permit is required when the height of stacked materials exceed the 
top of the fence. Permitted height of stacks is set as a condition of approval. 
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5. Must be completely enclosed by a solid six (6) foot fence. Permitted height of related materials stacks 
to be set as a condition of approval. 

6. Must be designed to serve the industrial area exclusively. 

7. Must be designed to serve the industrial area exclusively. 

8. Must be completely enclosed by a solid eight (8) foot fence and all related materials stacked below 
the top of the fence. 
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PART 27 - PLANNED COMMUNITY DEVELOPMENT DISTRICT 
OR "P-D" DISTRICT 

Sec. 9127.1. Purpose. (P-D) 
Planned Community Development Districts are for the purpose of establishing regulations to 
permit the planning and development of large portions of the City. "P-D" Districts may be 
established in any area suitable for, and of sufficient size, to contain a planned community. 

Sec. 9127.2. Plans Required. (P-D) 
A general development plan and specific development plans shall be required of the developer 
and approved as required herein before any development shall take place in any area designated 
as a "P-D" District. 

Sec. 9127.3. Elements of the General Plan. (P-D) 
Said general development plan shall, by means of charts, maps and text material, address the 
following: 

I TOPIC I EXISTING I PROPOSED I 
(A) Land Uses and Compatibility X X 

(B) Circulation and Street Improvements X X 

(C) Water System X X 

(D) Sewer System X X 

(E) Drainage System X X 

(F) Other Utilities X X 

(G) Public Services X X -
(H) Economic Analysis X X 

(I) Subdivision Configuration X 

(J) Phasing X 

In addition to the subject property, said general development plan shall, for purposes of 
information, also include adjacent areas for a reasonable distance therefrom. 

Sec. 9127.4. Elements of Specific Development Plans. (P-D) 
Upon approval of said general development plan by the City Council specific development plans 
in conformity with the general development plan may be presented for approval. Said plans may 
be presented for all parts of the "P·D" area and shall include all of the following items: 
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(A) 
(B) 
(C) 
(D) 

(E) 
(F) 

Grading plans. 
Landscaping plans. 
Utilities plans, plans for public improvements. 
Sample building elevations and information showing how buildings and roads will be fitted 
to their respective sites with a minimum of grading and vegetation removal. 
Subdivision plans. 
Proposals relative to land use, parking, building heights, building site areas in general 
conformity with, or in excess of minimum requirements set forth in this Chapter with 
relation to land uses corresponding with land uses proposed. 

Sec. 9127.5. Adoption of Plans. (P-D) 

(A) General development plans shall be presented to the Planning Commission for review at 
a public hearing. The Planning Commission shall indicate by resolution their 
recommendation to approve, conditionally approve, or disapprove the general 
development plan. The Planning Commission shall act on said plans within a period not 
to exceed ninety (90) days from the date the application is accepted as complete. The 
time period may be extended by mutual consent of the Planning Commission and the 
developer. The Planning Commission recommendation shall be reported to the City 
Council and to the developer. Upon receipt of said report, the City Council shall consider 
the general development plan at a public hearing. The City Council may approve, 
conditionally approve, or disapprove the general development plan. 

(B) Specific development plans shall be considered by the Pianning Commission at a public 
hearing in the same manner prescribed in Section 9144.5 for Use Permits. The Planning 
Commission shall indicate by resolution their decision to approve, conditionally approve, 
or disapprove specific development plans. The Planning Commission shall act on said 
plans within a period not to exceed ninety (90) days from the date the application is 
accepted as complete. The time period may be extended upon mutual consent of the 
Planning Commission and developer. 

(C) General development plans and specific development plans may be amended in the same 
manner as they are adopted, provided that no specific development plan may be amended 
which also requires an amendment to the general development plan until the latter has 
been amended. 

Sec. 9127.6. · Variation from Minimum Requirements. (P-D) 
Variation from the minimum requirements referred to in Section 9127.4 hereof may be permitted. 
The approval of any specific development plan which requires such variations shall be had by not 
less than a majority vote of the total membership of the approving body upon a finding that such 
variations will produce any one or more of the following results: 

(A) Reduce the area and unsightliness of cut and fill banks. 

(B) Reduce the danger of erosion. 
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(C) Create better community environment through dedication of public areas, rearrangement 
of lot sizes, reforestation of barren areas. 

{D) Create other improvements or permit the use of techniques which will produce a more 
desirable and livable community than can be obtained by strict compliance with said 
minimum requirements. 

Sec. 9127.7. Effect. (P-O) 
No construction or grading shall be done until the said plans have been adopted as ou~lined 
herein provided, however, that minor grading which is necessary for the enjoyment or safety of 
the existing use of any developed land in the "P·D" District shall be allowed as a matter of right 
and subject only to City Ordinances pertaining to grading. 

Sec. 9127.8. Uses Permitted. (P*D) 
Residential, commercial, industrial, agricultural, public and private utility uses shall be allowed in 
a "P-D" District provided such uses conform to the approved general development plan for said 
"P-D" District and to the regulations, conditions and restrictions imposed by approval of a specific 
development plan as required by Section 9127.4 . 
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PART 28 - PUBLIC FACILITIES DISTRICT OR "P-F" DISTRICT 

Sec. 9128.1. Purpose. (P-F) 
The primary purpose of the Public Facilities District is to designate land for the conduct of public, 
quasi-public, and institutional activities, including the protection of areas needed for such future 
facilities. 

Sec. 9128.2. Uses Permitted. (P-F) 

(A) Schools- kindergarten through 12th grade, nursery or preschools. 

(B) Public utility offices. 

(C) Police and fire stations. 

(D) Government offices and courthouses. 

{E) Public surface parking lots. 

Sec. 9128.3 • Use Permitted Subject to Obtaining a Use Permit. (P-F) 

(A) Public parks and recreation facilities. 

• (B) Churches. 

(C) Clubs or lodges. 

(D) Hospitals. 

(E) Libraries and museums. 

(F) Homeless shelters. 

(G) Parking garages. 

(H) Post-secondary educational institutions and colleges. 

(I) Auditoriums and amphitheaters. 

(J) Single-family dwellings, one (1) per building site. 

Sec. 9128.4. Accessory Buildings and Uses Permitted. (P-F) 

(A) Accessory buildings only if constructed simultaneously with or subsequent to the main 
building on the same lot. 
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{B) Accessory uses normally incidental to the uses permitted. 

Sec. 9128.5. Maximum Allowable Height. (P-F) 
The maximum building or structural height of all buildings shall be two {2) stories and not exceed 
thirty (30) feet, provided that upon securing approval of a Use Permit such height may be 
increased to three (3) stories and forty (40) feet. · 

Sec. 9128.6. Minimum Building Site and Lot Width Required. (P-F) 

(A) Minimum building site: Ten thousand (1 0,000) square feet. 

(B) Minimum lot width: One hundred (1 00) feet. 

Sec. 9128.7. Maximum Building Site Coverage by Buildings or Structures. (P-F) 
The maximum coverage of a lot by all structures shall not exceed forty-five (45) percent. 

Sec. 9128.8. Minimum Yards Required. (P·F) 

A) Front Yard: None specified 

(B) Side Yard: None specified unless contiguous to a residential District, then ten (10) feet. 

{C) Rear Yard: None specified unless contiguous to a residential District, then ten (10) feet. 

Sec. 9128.9. Fences and Walls. (P-F) 
Fences and walls are permitted but not required except when contiguous to any residential 
District; then such fences and walls shall be required to the maximum height set out in this 
Section. Such fences and walls shall not exceed six (6) feet in height, and where the same are 
adjacent to access driveways, the same shall not exceed three (3) feet in height unless the 
conditions outlined in Section 9137.13 (D) are met. 

Sec. 9128.10. Minimum Off-Street Parking Required. (P-F) 
The provisions of Section 9138.1 shall apply in determining the amount of parking space that 
must be provided for each use. The parking space and loading areas shall be improved as set 
forth in Part 38. · 

' 
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Sec. 9128.11. Elevations, Site Plans, and Landscaping Approval. (P-F) 

(A) Approvals: Except for public parks, development of property in the "P-F" District shall 
require Architectural Approval, as set forth in Section 9144.3 of this Chapter, prior to 
building permit application submittal. The application shall be accompanied by detailed 
architectural drawings and site plans, all to a workable scale, showing the elevation and 
location of proposed buildings and the following additional information: 

(1) Location and type of landscaping. Landscape plans shall be prepared by qualified 
professionals. 

(2) Use and treatment of grounds around buildings and structures. 
(3) Off-street parking. 
(4) Physical features; such as trees, utility poles, hydrants, floodlights, driveways, 

fences, signs, trash enclosures, and proposed drainage facilities. 

All development shall be in accordance with the approved plans prior to final inspection 
by the Building Department. 

(B) Landscaping: Minimum landscaping required is ten (10) percent of the gross area of the 
building site. Such landscaping shall be maintained to the approval by the Planning 
Commission as a condition of the use . 
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PART 29 -OPEN SPACE DISTRICT OR "0" DISTRICT 

Sec. 9129.1. Purpose. (0) 
The Open Space District is designed to protect a rural and natural environment and to provide 
open space in an urban area to hold for future generations. 

Sec. 9129.2. Uses Permitted. (0) 

(A) Crop and tree farming. 

(B) Public parks and open space for passive and active use. 

Sec. 9129.3. Uses Permitted Subject to Obtaining a Use Permit. (0) 

(A) Golf course, not including miniature golf. 

(B) Private parks, non-profit. 

(C) Private recreation facilities which are a part of any urban development and which is 
permanently set aside as open space or recreation facility . 

(D) Riding and hiking trails. 

{E) Structures accessory to a permitted use. 

(F) Any structure or use or removal of vegetation that may tend to defeat the purpose of this 
District. 

(G) Any other use which, in the opinion of the Planning Commission, could be compatible in 
the area. 

Sec. 9129.4. Minimum Development Standards. {0) 

(A) Crop and tree farming: one (1) acre. 

(B) Parking, all yards, height, building coverage, design and location shall be as specified in 
the Use Permit. 
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PART 30 - COASTAL OPEN SPACE DISTRICT OR "C-0" DISTRICT 

Sec. 9130.1. Purpose. (C-O) 
The Coastal Open Space District is designed to protect and preserve sensitive natural areas 
including but not limited to those containing significant habitat areas, rare or endangered plant 
and animal species, and erosion-prone lands. Opportunities for educational and scientific study 
of undisturbed natural environments are encouraged. 

Sec. 9130.2. Uses Permitted. (C-O) 

(A) Scientific/educational wildlife reserves, public or private. 

(B) Public undisturbed open space uses which will not require significant disruption of native 
vegetation and habitat. 

(C) Passive use facilities associated with the above permitted uses, including but not limited 
to bird-watching blinds, minimal nature paths, and other similar uses which will further the 
objectives of the designation. 

Sec. 9130.3. Minimum Development Standards. (C-0) 

(A) Pathways shall be limited to a maximum width of four (4) feet and shall follow existing 
paths and trails whenever possible. Pathways shall not be paved or covered wholly or 
partly with any material other than a wood boardwalk where necessary. When pedestrian 
·boardwalks are constructed to go over the dunes to the pedestrian beach, said 
boardwalks shall be a raised wood deck suspended from pilings. There shall be sufficient 
room under the boardwalk to allow the natural movement of sand. The boardwalk shall 
be placed out of the vegetated dune areas. 

(B) Permitted passive use facilities shall be of a height, bulk, and design visually and 
ecologically compatible with sensitive natural resources of the area and consistent with 
preservation of a rural and natural atmosphere. 

(C). Passive use facilities listed in Section 9130.2 shall not be permitted within wetland areas 
and shall be sited and designed in peripheral areas in such a manner as to be compatible, 
complimentary, and subordinate to the natural vegetation and land forms . 
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PART 31 -COASTAL GOLF COURSE DISTRICT OR "C-G-C" DISTRICT 

Sec. 9131.1. Purpose. (C-G-C) 
The Coastal Golf Course District is intended to provide a public golf course facility within the City's 
portion of the coastal zone. 

Sec. 9131.2. Uses Permitted. (C-G-C) 
Public golf courses and facilities and accessory buildings associated with a public golf course use . 
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Sec. 9132.1. Purpose. (C-P-8) 
The intent of the Coastal Pedestrian Beach District is to provide a public beach area in which 
non-vehicular beach activities can be pursued free from conflict with vehicular beach users. 

Sec. 9132.2. Uses Permitted. (C-P-8) 
All open space recreational, scientific and educational uses compatible with visitor enjoyment of 
the beach and ocean, and which do not require the use of any type of motor vehicle . 
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PART 33 - COASTAL VEHICULAR BEACH DISTRICT OR "C-V-8" DISTRICT 

Sec. 9133.1. Purpose. (C-V-8) 
The intent of the Coastal Vehicular Beach District is to provide an area in which vehicular beach 
activities are allowed which will not significantly disrupt native vegetation or sensitive habitat 
areas. 

Sec. 9133.2. Uses Permitted. (C-V-8) 
All open space recreational, scientific and educational uses compatible with visitor enjoyment of 
the beach and ocean, including but not limited to the use of motor vehicles . 

City of Grover Beach Zoning Regulations IX-126 August 15, 1996 



• 

• ) 



• 

• 

PART 34- FLOOD PLAIN COMBINING DISTRICT 
OR "F-P" COMBINING DISTRICT 

Sec. 9134.1. Purpose. (F-P) 
This combining District is intended to be applied to properties which lie within the natural flood 
plains where inundation may occur, but where depths and velocities will not cause appreciable 
damage. Such properties will require special regulations for the protection of property 
improvements from hazards and damage which may result from flood waters. 

The following regulations shall apply to all "F-P" Districts and shall be subject to the provisions 
of the underlying zoning assigned to the land. In addition, the flood damage prevention 
regulations contained in Chapter 3 of Article VII of the Municipal Code shall apply to properties 
designated with the "F-P" combining District. 

Sec. 9134.2. Uses' .Permitted. (F-P) 
The uses permitted in any area that has a "F-P" District zoning shall be those uses specified in 
the underlying Zoning District. 

Sec. 9134.3. Uses Permitted Subject to Obtaining a Use Permit. (F-P) 
The uses allowed subject to obtaining a Use Permit shall be those uses specified in the 
underlying Zoning District. 

Sec. 9134.4. Development Standards. (F-P) 

{A) No structure shall be established unless the finished floor elevation is a minimum of 18" 
above the profile ·level of the expected flood plain. • 

(B) No use shall be established in this District unless such uses are substantially protected 
from damage due to floods. "Substantially protected" meaning that the drive access and 
the finish floor elevation area are 18" above expe~ted flow from a 100 year storm. 

(C) Any dredging or removal of vegetation in or near Meadow Creek shall be limited to the 
removal of excessive sediment or vegetation only when (1) no feasibly less 
environmentally damaging alternative exists; (2) mitigation measures have been provided 
to minimize adverse environmental impacts; and (3) such dredging or removal is solely 
for the purpose of flood control to protect existing structures within the Meadow Creek 
Flood Plain. 

(D) Areas within the "F-P" District shall be maintained as a natural buffer area. Within the 
buffer area development shall be limited to . non-intensive activities, such as pedestrian 
footpaths, photo blinds, or other passive uses. 

{E) As the areas designated as the "F-P" District develop, natural buffer areas and open 
space dedications shall be made for as much of the undeveloped land as feasible. 
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(F) The removal of Coast Live Oaks and of Shag Bark Manzanita from developable as well 
as undevelopable lands designated with the "F·P" District zoning shall be prohibited. 

(G) Development shall adhere to the standards contained in Article VII, Chapter 3, Part 5 of 
the Municipal Code. 
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PART 35 - DESIGN DEVELOPMENT COMBINING DISTRICT 
OR "D" COMBINING DISTRICT 

Sec. 9135.1. Purpose and Establishment. (D) 
The Design Development Combining District shall be combined with one (1) or more primary 
district classifications to encourage and promote pre-planned developments where the 
preservation of orderly growth and the exercise of additional design criteria are found necessary 
to insure the enhancement of property value and the minimization of potential conflicts between 
differing land uses both existing and proposed. The District is to be used in circumstances where 
it is found that the area proposed for inclusion in the "D" District includes lots, uses, and 
structures of such size and characteristics as to lend themselves to the imposition of the 
standards set forth in Section 9135.2. The regulations in this District are intended to promote the 
preservation of uniform architectural, structural, or physical characteristics, the protection of the 
natural and human environment, and the exercise of aesthetic considerations to foster and 
promote the welfare of both particular neighborhoods and the City as a whole. 

The "D" District regulations shall apply in addition to the regulations of the primary district in which 
the "D" District is combined. The provisions of this Part shall govern in such cases where the 
regulations differ between the "D" District and the District with which it is combined. 

Sec. 9135.2. Development Standards. {D) 
In order to implement the purposes of this District, any or all of the following conditions or 
limitations may be applied to a "D" District. 

(A) A limitation on uses otherwise permitted in the primary district, and/or conditions under 
which permitted or conditional uses allowed in such district may be exercised. 

(B) Architectural review by the Planning Commission of all proposed development or 
redevelopment prior to the issuance of a Building Permit. The Planning Commission shall 
be empowered to exercise additional control as it deems in keeping with the purpose and 
intent of this District of the height, bulk, area, external appearance, setbacks, and 
intervening distances of prc;,osed buildif1gs and structures as well as architectural 
features, landscaping, lighting, fencing, screening of roof-top equipment, and other 
amenities. 

(C) Guidelines for Signs. Additional considerations beyond those contained in the regulations 
of the Sign Ordinance (Chapter 4 of this Article) may be exercised in regards to the 
location, height, area, style, and appearance of signs. 

(D) Vehicular aspects. Additional considerations may be exercised in regards to the number 
of parking spaces to be provided, their location and arrangement, and vehicular circulation 
in general. 

(E) Lot and building site areas and dimensions. Greater lot and building site areas and 
dimensions than required in the primary district and lot combining or reversions to acreage 
may be required when found to be in keeping with the purpose and intent of this District. 
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{F) Environmental considerations. Measures found necessary to protect or minimize the 
degradation of natural and human environment may be exercised when found to be in 
keeping with the purpose and intent of this District. This shall include, but is not limited 
to, the control of vegetation removal and topographic alteration. 

{G) Additional criteria deemed to be appropriate. 

The criteria to be enforced for an area included in this District shall be specified as part of the 
establishment of any "0" District. Each such particular area shall be assigned an identifying 
sub-number after the "D" designation for the purpose of clarifying the individual areas in this 
District and the specific criteria applying to them. The criteria assigned to said areas shall be 
specified in sufficient detail at the time of the Zone Change action so as to make their intention 
and purpose clear but this shall not be interpreted to mean that reasonable flexibility in the 
application of these criteria may not be exercised provided that all affected properties in said 
areas are treated equally. The description of each "D" District shall be included in Appendix A. 

Sec. 9135.3. Procedure. {D) 
Where a proposed development or redevelopment lies within a "D" District, the applicant shall first 
submit to the City such plans, illustrations, and other materials as are necessary to describe the 
proposed development or redevelopment. These shall be reviewed by the Planning Department 
for an initial determination as to their consistency with the standards for the particular "D" District 
containing the proposed projects and then submitted to the Planning Commission. The Planning 
Commission may approve, deny, or conditionally approve such development. Any development 
of structures, improvements, and uses within the area shall be in accordance with the plans 
therefore as approved by the Planning Commission, and no changes shall be made without the 
approval of the Planning Commission. 
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PART 36 ·AGRICULTURE COMBINING DISTRICT 
OR "AG" COMBINING DISTRICT 

Sec. 9136.1. Purpose and Establishment. (AG) 
The purpose of the Agriculture Combining District is to protect agricultural uses as viable, 
conforming uses in the short-term, and to provide opportunities for Transfers of Development 
Rights over the long-term. The "AG" Combining District may be removed from agricultural lands 
only if the findings set forth in Section 9136.8 can be made. 

Sec. 9136.2. Uses Permitted. (AG) 
The following uses are permitted in the "AG" Combining District: 

(A) Agricultural operations in existence at the time of the establishment of the "AG" Combining 
District. Such permitted uses include: 

(1) Commercial agricultural uses, including crop and tree production, grazing, livestock 
enclosures, animal husbandry, and greenhouses for wholesale plant nurseries. 

(2) Agricultural accessory uses such as storage buildings for farm equipment and 
supplies. 

(8) Open space uses permitted in the "0" District. 

(C) One (1) single family residence per legal parcel. 

Sec. 9136.3. Uses Permitted Subject to Obtaining a Use Permit. (AG} 

(A) Agricultural processing activities designed to prepare products for market (not including 
those processing activities performed in the field with mobile equipment). 

(B) Farm labor housing. 

Sec. 9136.4. Accessorv Building and Uses. (AG} 
As provided in the "R-A" District of the Zoning Ordinance .. 

Sec. 9136.5. Minimum Lot Area and Width Required. (AG) 

(A) Lot Area: 200,000 square feet 

(B) Lot Width: One hundred and fifty (150) feet 

Sec. 9136.6. Minimum Yards Required. {AG) 

(A) Front Yard: Forty {40) feet. 

City of Grover Beach Zoning Regulations IX-131 August 15, 1996 



' . 

(B) 

(C) 

-----~--------------------

Side Yard: Ten (10} feet. 

Rear Yard: Ten (10) feet. 

Sec. 9136.7. Transfer of Development Rights. (AG) 
Properties within the "AG" Combining District are allocated a "base density" of two units per acre, 
unless and until development is proposed and a rezoning to remove the "AG" Combining District 
is processed pursuant to Section 9136.8 below. The base density may be transferred from any 
property within the "AG" Combining District to any other property owner within the South Grover 
Neighborhood Plan area if approved by the City Council. 

Sec. 9136.8. Findings for Removal of "AG" Combining District. (AG) 
The "AG" Combining District may be removed to allow development of a parcel for uses 
designated by the underlying neighborhood plan land use category and zoning district. The City 
Council may approve an amendment to the Zoning Map to remove the "AG" Combining District 
only if all the following findings can be made in an affirmative manner. 

(A) That continued agricultural use is no longer viable due to the termination of strawberry 
production, depressed markets, regulatory restrictions, or other economic, environmental, 
or social factors; 

(B) 

(C) 

That the proposed zoning change (i.e., removal of the "AG" Combining District) is 
accompanied by a Development Plan showing the proposed subdivision configuration in 
accordance with the applicable policies and standards set forth in the General Plan and 
Zoning Ordinance. 

That the proposed development provides public benefits, such as the dedication of land 
for park or greenway purposes, affordable housing, or off-site improvements (sidewalks, 
bike paths, bus shelters, etc); and 

(D) That the proposed development conforms to the adopted Neighborhood Plan. 
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PART 37- GENERAL PROVISIONS, CONDITIONS AND EXCEPTIONS 

Sec. 9137.1. General Provisions. 
All uses or development authorized by this Chapter are subject to all applicable standards of the 
District in which it is located in addition to the general provisions, conditions and exceptions 
contained in this Part. 

Sec. 9137.2. Interpretation. 
If any ambiguity arises concerning the appropriate classification of a particular use within the 
meaning and intent of this Chapter or with respect to matters of height, area requirements or zone 
boundaries as set forth herein, the Planning Commission shall ascertain all pertinent facts and 
by resolution set forth its findings and interpretations and thereafter such interpretations shall 
govern, except if the City Council of the City of Grover Beach directs the Planning Commission 
to adopt a different interpretation. 

Sec. 9137.3. Accessory Buildings and Garages. 
Accessory buildings and garages shall be constructed with, or subsequent to, the construction 
of the main building. See Figure 3 for an illustration of the allowable location of accessory 
buildings . 
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Figure 3: location of Accessory Buildings 
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(A} Attached: Except as otherwise provided herein, where an accessory building is attached 
to the main building, it shall be made structurally a part of and have a common roof with 
the main building and shall comply in all respects with the requirements of this Chapter 
applicable to the main building. 

(B) Canopies and Patio Covers: Canopies, patio covers, or roofs attached to the main 
building or connecting the main building with a detached accessory building, may extend 
into a required rear or interior side yard provided that the portion of such canopies, patio 
covers, or roofs extending into the yard: 

(1) Shall not exceed fourteen (14) feet in height or project closer than three {3) feet 
to an interior side lot line or closer than five (5) feet to the rear lot line; and 

(2) Shall be entirely open on at least three sides except for necessary supporting 
columns, except that a roof connecting a main building and an accessory building 
shall be open on two sides. 

(C) Detached: A detached accessory building in any residential District shall be located on 
the rear one~half (%) of the lot and at least five (5) feet from any dwelling building existing 
or under construction on the same lot or any adjacent· lot. A detached structure shall meet 
the setback requirements for street side yard areas. 

(1) 

(2) 

Detached accessory structures that are exempt from building permit requirements 
as set forth in the Uniform Building Code may be located within an interior side 
yard or rear yard. 
Detached accessory structures requiring a building permit shall meet the setback 
requirements for the interior side yard and rear yard areas. 

(D) Garages: 
(1) . Residential garage entrances opening on any front or side lot line shall be located 

not less than twenty (20) feet from said lot line. 
(2) Garages shall meet the setback requirements for all yard areas for the underlying 

Zoning District. 

(E)· Height: ·The maximum height of an accessory building is fourteen (14) feet, provided, 
however, that the accessory building is no higher than the main structure. 

Sec. 9137.4. Antennas. 
These provisions are intended to provide reasonable limitations on the size and placement of 
antennas that balance the City's aesthetic objectives with the owner's need for adequate 
reception. These standards apply to standard antennas and satellite dish antennas placed in any 
District for the purpose of receiving radio or electromagnetic waves. 

(A) Ground-mounted antennas shall be located in rear yards only and shall not be greater 
than twelve (12) feet in total height above natural grade. 

(B) Roof-mounted antennas can not exceed five (5) square feet in area and may exceed the 
height limit for the District in which it is located by ten (10) feet. 

City of Grover Beach Zoning Regulations IX-134 August 15, 1996 

• 

• 

• 



• 

• 

• 

Sec. 9137.5. Architectural Features. 
Architectural features on the main building, such as cornices, eaves, balconies, wing walls, bay 
windows, and canopies, may not extend closer than three (3) feet to any side lot line. Such 
features may extend a maximum of three (3) feet into the required front or rear yard. Fireplaces, 
not exceeding six (6) feet in breadth, may extend not closer than three (3) feet to any side lot line. 

Sec. 9137.6. Building Separation. 
Dwelling groups shall be constructed so that the minimum distances separating the buildings are 
equal to the sum of the height of any two adjacent buildings divided by two (2) but in no case less 
than ten (10) feet between main buildings. 

Sec. 9137.7. Caretaker's Residences. 
The following development standards shall apply to all proposed caretaker's residences: 

(A) ~: 

(1) The maximum size for a one-bedroom unit shall be 675 square feet. 
(2) The maximum size for a two-bedroom unit shall be 1,000 square feet. The 

following provisions shall apply only to a two-bedroom unit: 

{a) 

(b) 
(c) 

A 300 square foot private yard area shall be provided for the unit, which is 
to be located in the rear or side yard, and shall not be less than 1 0 feet in 
any direction. 
The private yard area shall not be located in the front yard area. 
On-site retention basins shall be prohibited in the private yard area. 

Sec. 9137.8. Convenience Stores. 
Convenience stores shall be limited to 3,500 square feet in size. Convenience stores that are 
open twenty-four hours a day shall adhere to the following standards: 

(A) A minimum of three of the required parking spaces shall be located within thirty (30) feet 
of the door that is used by the public to enter the store. 

(B) Parking lot and store lighting shall not reflect onto adjacent residential property. 

(C) Convenience stores located on lots adjacent to residential property shall have a solid 
masonry wall constructed along the property lines . 
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Sec. 9137.9. Curb. Gutter and Sidewalk Installation. 

(A) Applicability: This Section shall apply in all areas and zones of the City where a building 
permit is required for new construction except remodeling or additions if the aggregate 
value (as determined by the Building Official) of the project, including all remodeling or 
additions on such Assessor's parcel within the last five year period, is less than or equal 
to fifty (50) percent. (Ord. 90-10) The value of the structure is calculated at $45.00 per 
square foot for structures thirty (30) years old or younger and for residences over thirty (30) 
years old, the square foot value is decreased by $5.00 per square foot for each five (5) 
years of age in excess of thirty (30) years. (Ord. 90-1 0) 

(B) Timing: In cases where this Section is applicable, the owner or person applying for such 
permit shall install curb, gutters,· and sidewalks in accordance with the City's adopted Curb, 
Gutter, and Sidewalk Policy along all streets abutting such property prior to the issuance 
of a certificate of final inspection on a Building Permit or other certificate of compliance 
with applicable permit conditions. 

(C) Council Authority: The following regulations shall be applicable to cases coming within the 
provisions of this Section: 

(1) 

(2) 

(3) 
(4) 

(5) 

Sec. 9137.10. 

The Council may waive all or part of the requirements of this Section upon 
application for such waiver in cases where in the sole discretion of the Council the 
strict application of this Section would create substantial hardship, would be 
impractical, or would not be in the best interests of the City or the public. 
Tr:'~ Council may extend the time for compliance with the provisions of this Section 
anc may require such cash or other band as it deems suitable to guarantee 
compliance with this Section within such time limit as it may specify. 
No filing fee shall be required for the application to the Council under this Section. 
No improvements referred to in this Section shall be constructed until curb grades 
have been approved by the City. 
Each request for waiver of the requirements of this Section shall be acted upon 
independently by the Council based upon the particular facts involved. 

Pemolition of Residential Structures. 

(A) Residential uses proposed for demolition shall be evaluated in accordance with Housing 
Element Program 2.1.1 of the General Plan. Applications shall be made on forms provided 
by the Community Development Department. 

(1) Where such proposal clearly qualifies for demolition under subsections (2), (4), or 
(5) of the Residential Structure Demolition Application Form, the permit shall be 
issued by the Director of Community Development within ten (10) working days . 
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(2) Where a proposal is to demolish a unit(s) under the provisions of subsections (1), 
(3) or (6) of the Residential Structure Demolition Application Form, such proposal 
shall be considered by the Director of Community Development to determine 
consistency with the requirements of Housing Element Program 2.1.1 of the 
General Plan. A determination shall be issued by the Director of Community 
Development within thirty (30) working days where subsections (1), (3) or (6) of the 
Residential Structure Demolition Application Form are offered as justification for the 
proposed demolition. 

(B) Determinations of the Director of Community Development on these matters shall be 
appealable to the Planning Commission upon written request and payment of an appeal 
fee as determined in the City of Grover Beach fee schedule. (Ord. 90-9) 

(C) Determinations that require identification of the value of the structure shall be calculated 
at $45.00 per square foot for structures thirty (30) years old or younger and for residences 
over thirty (30) years old, the square foot value is decreased by $5.00 per square foot for 
each five (5) years of age in excess of thirty (30) years. 

Sec. 9137.11. Entrances - Garage and Carport. 
Except in the case of a single-family dwelling or duplex, any garage or carport required by the 
provisions of Part 38 hereof, or required by the conditions of any Use Permit or Variance, shall be 
constructed so that no entrance or open side faces or opens onto a street line of any lot or parcel, 
unless such entrance or open side can be closed by means of a door or doors or similar device 
or is screened by a fence, hedge, wall or similar structure which is not more than fifty (50) percent 
transparent. 

Sec. 9137.12. Entrances- Side. 
In any residential District where a dwelling unit is located on a lot so that the main entrance is 
located on the side of the building, the required side setback. from the front setback line to such 
entrance, shall not be less than ten (10) feet. 

Sec. 9137.13. Fences. Hedges. and Walls. 
Fences, hedges and walls may be erected in Districts as 
noted in Parts 4 through 36 of this Ordinance subject to the 
following conditions: 

(A) 

(8} 

Fences, walls and hedges not exceeding three (3) 
feet in height may occupy any required front yard 
area except in those zone districts specifying 
otherwise. 

Fences, walls and hedges not exceeding six (6) feet 
in height may occupy any side or rear yard area 
provided: 
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(1) 
(2) 

(3) 

That such does not extend into any front yard. 
That in the case of a comer lot such do not extend into the side yard required along 
a side street. The height limit within street side yards is the same as for front yard 
areas. (See Figure 4.) 
That these provisions shall not apply in those zones where no side or rear yards 
are required. 

(C) Fences or structures exceeding six (6) feet in height to enclose the rear yard of a lot in a 
zone not otherwise permitting fences to exceed such height may be erected subject to the 
obtaining of a Use Permit. 

(D) Subject to approval of the Community 
Development Director, the fence or wall 
heights specified in subsections (A) and (8) 
may be increased if all of the following 
conditions exist: 

(1) 

(2) 

(3) 

The height shall be as shown in Figure 
5. 
The sight triangle requirements of 
Section 9137.23 are met. 
The portion of the fence or wall above 
three (3) feet in height is ninety (90) 
percent light emitting wrought iron, 
chain link, or other similar material. 

Sec. 9137.14. Front Yard Setback Averaging. 

NO FENCE OR WALL 
TO 6E TALLER THAH 

THIS LINE 6' 

~. 

..:. .... 

Figure 5: Maximum Fence Height within Front 
or Street Side Yard 

In "R-1" Districts, where fifty (50) percent or more of the lots in a block have been improved with 
buildings at the time of the passage of this Chapter (not including accessory buildings), the 
minimum required front setback shall be the average of the improved lots if said setback is less 
than the stated requirements of the Districts. 

Sec. 9137.15. Height Limitations - Structures. Mechanical Appurtenances. 

(A) Where silos, cupolas, flagpoles, monuments, gas storage holders, radio, television and 
other towers, water tanks, church steeples and similar structures and mechanical 
appurtenances are permitted in a District, height limits may be exceeded upon the securing 
of a Use Permit in each case. 

(B) Chimneys shall not exceed the height limits in a District unless required by the Uniform 
Building Code (UBC). Chimneys with a height that exceeds the minimum UBC 
requirements and the height limits in a District may be allowed, subject to approval of a 
Use Permit. 
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Sec. 9137.15.1 High Occupancy Residential Use Regulations. 
This Section is intended to promote the quality of life in low-density residential neighborhoods by 
ensuring that dwellings provide adequate support facilities. 

(A) General Requirements: 

(1) Applicability: A high occupancy residential use is allowed in the R-A, C-R-A, R-1, 
C-R-1, and C-P-R-1 Districts subject to the development standards set forth in 
subsection (8), below. 

(2) Relation to District standards: Where this chapter does not contain a particular 
type of standard or procedure, conventional zoning standards shall apply. 

(3) Nothing in this section prohibits applicants from requesting exceptions or variances 
from the strict interpretation of Zoning Regulations to the extent allowed by said 
regulations for any use. 

(B) Development Standards: Upon approval of an Administrative Use Permit, as: described 
in Section 9144.2, a high occupancy residential use may be established with occupancy 
of six or more adults. The purpose of the Administrative Use Permit is to ensure 
compliance with the development standards described below, and to ensure the 
compatibility of the use at particular locations. 

(1) 

(2) 

(3) 
(4) 

(5) 

(6) 

(7) 

The dwelling must contain a minimum 300 square feet of gross floor area, less 
garage area, per adult. 
The parking requirement shall be the greater of: a) The number of spaces required 
for dwellings as described in Section 9138.1 OR b) one off-street parking space per 
adult occupant, less one. 
The parking of two vehicles within a require"d front yard or setback is allowed. 
Each required parking space shall be of an all-weather surface and have 
dimensions as described in Section 9138.3. 
Upon approval of the Community Development Director, parking spaces may be 
provided in tandem. No more than two areas of tandem parking shall be allowed. 
There shall be a minimum of one bathroom provided for every three adult 
occupants. 
The dweiiing mwst meet all current building, health, safety and fire codes and have 
been built with all required permits. An inspection by the Grover Beach Fire 
Department shall be required as part of the Administrative Use Permit process. 
The applicant is responsible for the cost" of the fire inspection. 

(C) Permit Requirement: For high occupancy residential uses with six or more adult 
occupants, the applicant shall apply for and obtain an Administrative Use Permit as 
described in the Zoning Regulations. The applicant shall submit and certify the following 
information as part of the application for an Administrative Use Permit: 

(1) 
(2) 

Address of dwelling. 
A site plan which shows: 
(a) the entire boundary of the site as well as adjacent structures within 20 feet. 
(b) the number and location of off-street parking spaces . 
(c) the gross floor area of the dwelling in square feet. 
(d) the floor plan for the dwelling with the rooms clearly labeled. 
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(3) The number of proposed adult occupants. 
(4) Property owner's signature. 
(5) Any other information deemed necessary by the Community Development Director. 

(D) Pedodic Review and Enforcement: 

(E) 

(1) High occupancy residential uses shall be reviewed annually to insure compliance 
with the provisions of this section. It shall be the responsibility of the property 
owner to initiate the annual review and pay applicable fees. The review shall be 
conducted in the same manner as the processing of Administrative Use Permits. 

{2} Violation of any of the provisions of this Section shall be the basis for enforcement 
action by the City which may include revocation of a previously approved 
Administrative Use Permit. 

Existing High Occupancy Resjdentjal Uses: High occupancy residential uses in existence 
on the effective date of the adoption of this Section shail comply with the above 
requirements according to the following schedule: 

{1) 

(2) 

Documented expenditures have been made to the dwelling that are related to the 
high occupancy residential use and exceed $5,000.00 in value, as determined by 
the Community Development Director- One (1) year. 
Documented expenditures have been made to the dwelling that are related to the 
high occupancy residential use and are valued between $0 and $5,000.00, as 
determined by the Community Development Director- Six (6) months. 

seo. 9137.16. Lots Zoned for Single Family Homes. 

(A) Development Standards for Mobile Homes: 

(1) 

(2) 
{3) 

(4) 

{5) 

(6) 

The mobile home shall be subject to the same minimum setback requirements as 
are specified for single family homes. 
The mobile home shall be placed on a permanent foundation. 
The mobile home shall have the same minimum off-street parking requirements as 
are specified for single family homes. 
Each mobile home to be placed on lots zoned for single family dwellings shall have 
a certificate or seal indicating conformance with the NATIONAL MOBILE HOME 
CONSTRUCTION AND SAFETY ACT OF 1974. 
Subsequent to applying for the required building permits, and prior to occupancy, 
the owner shall request a certification from the Building Department that a 
certificate of occupancy is to be issued pursuant to Section 18551{b){2) of the 
California Health and Safety Code. Thereafter, any vehicle license plate, certificate 
of ownership, and certificate of registration issued by a state agency is to be 
surrendered to the appropriate state agencies. 
Prior to installation of a mobile home on a lot zoned for single family dwellings, the 
mobile home owner or a licensed contractor shall obtain a building permit from the 
Building Department 
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(B) Minimum Architectural Standards Applying to Both Single Family Homes and Mobile 
Homes: 

(1) Vertical aluminum exterior siding is prohibited for both single family homes and 
mobile homes on lots zoned for single family dwellings. All other customarily used 
exterior siding shall extend to the ground, except when a solid concrete or masonry 
perimeter foundation is used, then the exterior covering material need not extend 
below the top of the foundation. 

(2) Single family homes and mobile homes on lots zoned for single family homes shall 
have a roof consisting of shingles, shakes, or tile for sloped roofs. Flat roofs shall 
have a built-up mineral surface. 

(3) Single family homes and mobile homes on lots zoned for single family dwellings 
that have sloped roofs shall have an eave of at least 12" and not more than 
one-third (1/3) the distance of the side yard setback. Flat roofs shall have a 
minimum 12" parapet. 

(4) Single family homes and mobile homes on lots zoned for single family dwellings 
shall have a minimum area of 1,000 square feet. Single family homes and mobile 
homes proposed for lots zoned for single family dwellings that have less than 1 , 000 
square feet are subject to architectural review pursuant to Section 9144.3. 

Sec. 9137.17. Self-Service Storage Facilities. 
The following development standards apply to all proposed self-service storage facilities in 
addition to the applicable standards for the Zoning District in which it is located and Part 38, 
Parking Regulations: 

(A) Landscaping: 

(1) A landscaped strip at least twenty (20) feet in width is required along all street · 
frontages and along property lines adjacent to residentially-zoned property. 

(2) Landscaped areas shall also be provided in the interior of the development as set 
forth in Section 9138.6. 

(B) ortve·.>\•;..,y VVidths: 

(1) The minimum width for drtveways shall be twenty-five (25) feet. 
· (2) The driveway width shall be increased to thirty (30) feet, when the length of the 

drtveway exceeds 150 feet. 
(3) Parking lanes are not required. 
(4) Driveways are not required to be strtped. 

(C) Fencing: Fencing is required around the side and rear yards of the project. The fence 
shall be a minimum of six (6) feet in height and constructed of decorative concrete block 
or chain-link with slats as approved by the Planning Commission. 

(D) ~: The maximum storage unit size shall be 400 square feet. 
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Sec. 9137.18. Patios. 
Open patios that are not attached to the main structure may be located in front, side, or rear yards. 
See Section 9137.3 for additional requirements for patio covers. 

Sec. 9137.19. Sea-Train Type Cargo Containers. 

{A) Except as provided in subsections (B) and (C), no self-contained "sea-train" type cargo 
container shall be placed or stored within the City of Grover Beach. 

(B) Subject to first obtaining a Use Permit pursuant to Section 9144.5 of the Grover Beach 
Municipal Code, self-contained sea-train type cargo containers may be placed or stored 
within an industrial District. 

(C) Subject to first obtaining a Temporary Use Permit from the Director of Community 
Development, who shall determine appropriate siting, time limits and other conditions, 
sea-train type cargo containers may be allowed as a temporary use on construction sites 
in any zone within the City. Such temporary use shall be allowed only in conjunction with 
a valid building permit, and the use shall be terminated prior to issuance of a final 
occupancy permit. The Director of Community Development shall have the authority to 
revoke such temporary permit if the applicant does not abide by conditions set or if the 
applicant is not making adequate progress on construction. 

Sec. 9137.20. Second-Hand Stores. 
No second-hand store shall be located within a radial distance of one thousand (1 ,000) feet from 
another second-hand store. 

Sec. 9137.21. Second Residential Units in "R-1" Distdct. 
Second Residential Units will be permitted to be added to single family residences subject to the 
following performance standards: · · · · 

(A) A Use Permit shall be obtained prior to the issuance of a building permit. 

(B) The unit shall conform to the development standards of the "R-1 .. District, including, but not 
limited to,· minimum lot size, front, rear and side yard setbacks, height and lot coverage, 
building site area, lot width, lot depth, and access. 

(C) The additional unit must provide one (1) additional covered parking space in addition to the 
minimum number of parking spaces required for a single family residence pursuant to 
Section 9138.1. 

(D) The total floor area of the additional unit shall not exceed 640 square feet. Whenever an 
increase in floor area is involved, it shall not exceed ten {10) percent of the existing living 
area. 

(E) The second unit shall be attached to the existing residence and located within the living 
area of the existing dwelling. 
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(F) The unit shall be restricted to the sole occupancy of one adult or two adult persons who 
are sixty (60) years of age or older. 

Sec. 9137.22. Sidewalk Cafes. 

(A) Purpose: The purpose of this Section is to establish standards for outdoor dining in the 
public rights-of-way that will enhance the pedestrian ambiance of the City. These 
standards are to ensure that the space used of outdoor dining will not adversely impact 
adjacent properties and will serve a public purpose that is consistent with the General Plan 
and allow for adequate pedestrian circulation. 

(B) Applicability: Sidewalk cafes may be permitted in the Central Business District (C-8-D). 
Outdoor dining areas are for sit-down food and beverage service only. No stand-up 
service is permitted. Each sidewalk cafe shall comply with the property development 
standards for the C-8-D and the special conditions below. 

(C) Minimum Development Standards: 

(1) 

(2) 

(3) 

(4) 

(5) 
(6) 

(7) 

(8) 

The sidewalk cafe shall be conducted as an accessory use to a legally established 
restaurant or other eating and drinking establishment. 
Approval by the Director of Community Development of an encroachment permit 
and a sidewalk cafe license agreement shall be required. Applications for an 
encroachment permit and sidewalk cafe license agreement shall be made by the 
restaurant or beverage service owner with the property owner's authorization. The 
application shall be accompanied by a fee, set by the City Council, and plans 
showing the details of the sidewalk cafe layout. 
All sidewalk cafes must maintain, at all times, a minimum six-foot (6'), unobstructed 
pedestrian travelway between the- outside of the sidewalk cafe area and 
obstructions such as street trees, newsstands, planters, etc., or the curb line. All 
sidewalk cafes must comply with federal American with Disabilities Act standards. 
Sidewalk cafes are not permitted within fifteen (15) feet of the curb line at ends of 
each Llock. 
·me elevation of the sidewalk cafe shall be the same elevation as the sidewalk 
Egress: Sidewalk cafes shall be required to maintain building egress as defined 
by the Uniform Building and Fire Codes. 
Parking: Vehicular parking shall be provided by the establishment in accordance 
with the requirements of the City Municipal Code for the anticipated patrons of the 
sidewalk cafe. 
Enclosure: Awnings or umbrellas may be used in conjunction with a sidewalk cafe, 
but there shall be no permanent roof or shelter over the sidewalk cafe area. 
Awnings shall be adequately secured, retractable, and shall comply with provisions 
of the Uniform Building Code. Removable umbrellas must maintain at least six-feet 
eight-inches (6'8") of clearance above the sidewalk l.evel and cannot exceed ten 
(1 0) feet in height. Canopies of awnings and umbrellas must be entirely within the 
sidewalk cafe area boundaries . 
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(9) Fixtures: The furnishings of the sidewalk cafe area shall consist only of movable 
tables, chairs, and umbrellas. Ughting fixtures may be pennanently affixed onto the 
exterior front of the main building and provided a minimum of eight (8) feet 
clearance is maintained to grade of sidewalk. An electrical permit must be 
obtained to install outdoor lighting. 

(1 0) Barriers: A barrier surrounding the sidewalk cafe area is not required, unless 
required by the Alcohol Beverage Control Board or the City Engineer. Such 
barriers must be secured to the sidewalk, not exceed three (3) feet in height, and 
shall be designed for the safety of the general public. A barrier plan shall be 
submitted to the Director of Community Development for approval. For locations 
where no barriers are installed, either potted plants (four to five feet high) situated 
at each far comer of the sidewalk cafe area, or a tactile barrier inset in the sidewalk 
along the border of the dining area is required in order to delineate the area and 
aid the sight-impaired. 

(11) The sidewalk cafe area shall comply with any adopted City standards and 
specifications for this use. 

(D) Standards of Operation: 

(1) 

(2) 

(3) 

(4) 

(5) 

Restaurant management shall be responsible to maintain and operate the sidewalk 
cafe. Behavior that disturbs customers or passerbys on the sidewalk will not be 
tolerated and constitutes a violation of these standards. 
All outdoor furniture, umbrellas, menu signs, and trash receptacles must remain 
within the sidewalk cafe area. No other items are allowed in the sidewalk cafe area 
except permitted barriers. 
All items used inside the sidewalk cafe area, including tables, chairs, umbrellas, 
and trash cans, must be removed each night and when not in use. Storage of 
outdoor dining appurtenances on the sidewalk is not allowed. 
The hours of operation of the sidewalk cafe shall be limited to the hours of 
operation of the associated eating and drinking establishment or more restrictive 
hours as set forth in the encroachment permit. 
A copy of the encroachment perrrlit and sidewalk cafe license shall be kept on the 
premises at all times. Any modifications must be approved by the Director of 
Community Development. 

(E) Termination: The City retains the right to revoke the encroachment pennit and sidewalk 
cafe license upon twenty-four (24) hours written notice to Licensee for any cause, 
regardless of conformance with these provisions. Within forty-eight (48) hours of the 
termination of the sidewalk cafe license agreement, the sidewalk will be returned to a 
condition acceptable to the Director of Community Development and City Engineer. 
Revocation of the encroachment pennit and sidewalk cafe license may be appealed to the 
Planning Commission as set fortti in Section 9144.12. 
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Sec. 9137.23. Sight Triangle. 
At street intersections, a sight triangle shall be 
required in order to maintain visibility. Such 
area shall consist of a triangular area with 
dimensions of thirty (30) feet along the streets, 
measured at back of sidewalk (see Figure 6). 
Any solid wall, fence, building, or landscaping 
within this triangle may not exceed three (3) 
feet in height. 

Sec. 9137.24. Swimming Pools. 

MmsrREET 
1: \(jSIDEWALK 

(A) Location: Swimming pools in residential Districts shall be constructed on the rear one-half 
(%) of the lot or fifty (50) feet from the front property line, whichever is less; such pools 
shall not be located closer than five (5) feet to any rear lot line or side line. On the street 
side of any comer lot, where the rear lot line abuts a side lot line, no pool shall be located 
closer than ten (10) feet to such side lot line. 

(B) Equipment: Filter and heating systems for such pools shall not be located closer than ten 
(10) feet to any dwelling other than the owner's. 

(C) Coverage: No pool shall occupy over forty (40) percent of the required rear yard of any 
multiple unit dwelling or dwelling group. Coverage by a swimming pool shall not be 
considered in measuring maximum lot coverage. 

(D) Fencing: Fencing shall be required to enclose all swimming pools in accordance with the 
Uniform BL!!!ding Cod~. 

Sec. 9137.25. Travel Trailers or Recreational Vehicles. 
Travel trailers or recreational vehicles shall be used for human habitation or occupied for living or 
sleeping quarters only when located within a travel trailer or recreational vehicle park, in the case 
of a mobile home where located within the "M-H" District as set out in Part 13, or as provided in 
Section 9144.4(8)(6). Travel trailers, or recreational vehicles maintained upon any lot, piece or 
parcel of land other than noted herein, shall not be used for sleeping quarters nor shall any 
sanitary or cooki11g facilities contained therein be used . 
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Sec. 9137.26. Underground Utilities. 
This Section shall apply in all areas and zones of the City where a building permit is required for 
the constructio"n of a new building or as a condition of an Architectural Approval, Use Permit, or 
Variance application. 

(A) All existing and proposed utilities, including but not limited to, electric lines, communication 
lines, cable television lines, gas lines, and appurtenances thereto, shall be placed 
underground except those facilities exempted by Public Utilities Commission regulations. 
All utility facilities, including service laterals, shall be installed in the ground and pressure 
tested prior to paving of streets. The Planning Commission or City Council may modify this 
requirement for all or part of a development where, due to physical conditions, it would 
cause unreasonable hardship. 

(B) Certain utility appurtenances including, but not limited to, transformers, pedestal-mounted 
terminal boxes and meter cabinets, and concealed ducts used in connection with 
underground facilities may be placed on the surface of the ground. 

(C) A site utility plan shall be required as part of a building permit application for a 
development that is required to underground utilities. All necessary arrangements for the 
installation of utilities shall be made with the operator of each proposed utility system . 

Sec. 9137.27. Utility and Outlet Requirements. 

(A) All dwelling units erected, constructed or remodeled after August 7, 1975 shall contain the 
water, Rlumbing and electrical or gas utility connections and outlets necessary to operate 
and maintain home laundry facilities. 

(B) Utilities and outlets shall be installed to serve not less than one (1) washing machine and 
one (1) drying machine for: 

(1) Each single~ family dwelling. 
(2) Each two (2) units in any single-structure duplex. 
(3) Each group of four (4) or fewer units in any apartment house or multi-family 

dwelling building. 

(C) Not less than fifteen (15) square feet of floor area shall be separately provided for each 
such combination of washer and dryer. 

(D) Where more than one (1) combination of washer and dryer is required, the facilities may 
be grouped in one (1) centralized location within the main building or in an attached 
accessory building. 
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PART 38 - PARKING REGULATIONS 

Sec. 9138.1. Off-Street Parking Requirements. 

(A) Vehicle parking: The following minimum off-street parking requirements shall apply to all 
buildings erected, new uses commenced, and to the area of extended uses commenced 
after the effective date of this Chapter. For any use not specifically mentioned herein, the 
Planning Commission shall determine the amount of parking required. All facilities shall 
be on site unless specified differently. 

USES PARKING REQUIREMENTS 

Residential: 

Single-family homes or 2 car garage per living unit 
mobile-homes on lots - 4 or 
less bedrooms 

Single-family homes or 3 car garage per living unit 
mobilehomes on lots - 5 or 
more bedrooms 

Condominiums and Planned 2 car garage per living unit, plus 1 open space per unit for guest 
Unit Developments parking 

Duplexes, triplexes , and 1 car garage and 1 open space or a 2 car garage per unit, plus 1 
multi-family units of less than open space per 2 units for gu~st parking 
4 units 

Apartments (4 or more units) 2 open spaces per unit, plus 1 space per 2 units for guest parking 

Mobllehome parks in any 2 covered spaces per living unit, plus 1 space per 4 units for guest 
District where permitted parking 

Ret:!reation VE:lhicle, travel 1 parking space per unit plus 1 additional space per 4 units for 
trailor pnrks iro "'' ,~my District guest parking 
where permitted 

Rooming and Boarding 1 parking space per bed o.r guest 
Houses 

Second residential unit 1 covered parking space 

Caretaker's Quarters 2 parking spaces per bedroom 

Residences within Mixed Use 1.5 open spaces per unit 
Developments 

Senior Housing 1 open space per unit, plus 1 space per 2 units for guest parking 

Hotels, motels 1 open parking space per unit, plus 2 per Manager's unit, plus 1 
per 4 units 
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USES PARKING REQUIREMENTS • Public/Semi-Public Uses: 

Administrative Public 1 parking space per employee, plus 1 per 400 square feet of floor 
Buildings area 

Public Safety Facilities 1 parking space per employee, plus 1 per 500 square feet of 
gross floor area 

Auditoriums and Public 1 parking space per 4 seats but not less than 1 per 30 square feet 
Assembly Areas of the largest meeting hall 

Churches, lodges, clubs, 1 parking space per 4 seats or 1 per 30 square feet of gross floor 
community centers, chapels area 

Hospitals 1 parking space per bed plus 1 per doctor and 1 per office 

Convalescent hospitals, 1 parking space per 3 beds, plus 1 space per employee 
residential or community care 
facilities of more than 6 
persons 

Schools, public, private or Nurse[Y/Da:tcare: 1 parking space per 300 square feet of gross 
commercial floor area 

Grade Schools: 1 parking space per classroom, plus 1 space 
per office 

High Schools: 1 parking space per classroom and 1 space 
per office for staff; and 5 spaces per 
classroom for students 

Parks 1 parking space per 500 square feet of building floor area or group 
use area 

Post Office 3 parking spaces per service window and 1 per 500 square feet of 
gross floor area other than customer area 

Commercial Uses: 
~·· 

Gem.rcd Retail stores, 1 parking space per 250 square feet of gross leasable area; 
services and offices in any parking may be off-site within 300 feet when approved by the 
District Planning Commission 

Restaurants, bars, cocktail 1 space per 3 seats but not less than 1 space per 200 square feet 
lounges of gross floor area 

Drive-in restaurants, any 1 space for each car to be served, plus 1 space for each 3 seats 
District 

Gasoline/Service stations 2 spaces for each working bay, plus 1 space per fuel pump, plus 1 
space per employee 

Animal Hospitals and 1 parking space per 250 square feet of gross floor area 
Boarding 

Barber Shops and Beauty 1 parking space per 200 square feet of gross floor area 
Salons • 
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• USES PARKING REQUIREMENTS 

Recreational Facilities aowling Alle:t: 6 parking spaces per lane, plus 1 
space per 2 employees 

Pool Halls: 2 parking spaces per table, plus 1 
space per 2 employees 

Public Swimming PQols: 1 parking space per 1 00 square feet of 
pool surface, plus 1 space per 300 
square feet of deck area 

General: 1 parking space per 250 square feet of 
gross floor area 

Auto, Boat, Truck Sales 1 parking space per 300 square feet of indoor area, plus 2 spaces 
per service bay, plus 1 space per 2,000 square feet of outdoor sales 
area 

Carwash ~~lf-S~Dli!;;~: 2 parking spaces, plus 1 space per washing 
area 

EYII-§ervice: 2 parking spaces, plus sufficient waiting line, 
plus 1 space per each employee on the largest 
shift 

Furniture and Large Appliance 1 parking spaee per 500 square feet of gross floor area 
Sales 

• Laundromats and Dry §~lf·§~DLiC~: 1 parking space per 3 washers 
Cleaners Qrx Qle51mu:~: 1 parking space per 300 square feet of gross 

floor area 

Nurseries, Hardware and 1 parking space per 300 square feet of office and indoor sales area, 
Lumber Yards 

. 
plus 1 space per 1,500 square feet of outdoor sales area 

Medical and Dental Offices 1 parking space per 250 square feet of gross floor area 

Health Spas and Gyms 1 parking space per 200 square feet of gross floor area, plus 1 
space per employee 

Equir>ment Rental 1 parking space per 500 square feet of indoor floor area, plus 1 
I I space per 2,000 square feet of outdoor use area ... _,.._ ,. - ~·~~-

Financial Services and Banks 4 parking spaces per teller window, plus 3 spaces per service desk, 
but not less than 1 space per 300 square feet of gross floor area 

Auto Repair and Related 1 parking space per 450 square feet of gross floor area 
Services 

Warehousing and Industrial Uses: 

Self-Service Storage Facilities 1 space for each 1 00 storage units; plus 2 spaces for caretaker's 
residence; plus 1 space for each 50 storage units when access to 
said storage units is limited to pedestrian traffic only 

Warehousing 1 parking space per 1,000 square feet of gross floor 

• 
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USES PARKING REQUIREMENTS 

Wholesale Stores 1 parking space per 1 ,000 square feet of indoor floor area, plus 1 
space per 2,000 square feet of outdoor use area 

Manufacturing, heavy 1 parking space per 500 square feet of use area within the building, 
Industrial uses, heavy plus 1 space per 1 ,000 square feet of indoor storage area, plus 1 
commercial uses space per 2,000 square feet of outdoor use area, plus 1 space per 

5,000 square feet of outdoor storage area 

(8} Bicycle parking: Bicycle parking shall be required for the following uses. Uses not 
specifically listed are not required to provide bicycle facilities, but are encouraged to do so 
to reduce traffic congestion and air pollution problems. Bicycle parking shall be located 
near the main entrance to commercial, office or industrial buildings. 

USES BICYCLE PARKING REQUIREMENTS 

Neighborhood, community, and convenience 5% of vehicle requirement 
shopping centers or freestanding commercial 
uses 

Offices 7.5% of vehicle requirement 

Industrial uses 7.5% of vehicle requirement 

Elementary and junior high school 1 space per 3 students 

Senior high schools 1 space per 5 students 

~.£,_9138.2. Location of Parking. 

(A) All off-street parking spaces, whether in a garage or open area, shall be so located as to 
be accessible and usable for the parking of motor vehicles. 

(B) Parking lots with more than four (4) spaces must be designed so that vehicles will not back 
onto pu,blic streets. · 

Sec. 9138.3. Dimensions of Parfsing Spaces. 

(A) Covered parking: Each parking space within a garage or carport shall have a minimum 
inside dimension of ten (1 0} feet in width and twenty (20) feet in length. 
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(B) Open parking spaces: The standard stall size is nine (9) feet in width and eighteen {18) 
feet in length, exclusive of drives and aisles. Stalls shall be designed in accordance with 
the City's Standards and Specifications. Spaces adjacent to a building, wall, fence, or 
other obstruction shall have a minimum width of ten (1 0) feet. Up to thirty (30) percent 
compact spaces may be allowed without Planning Commission approval, with minimum 
dimensions of eight (8) feet by sixteen (16) feet. 

(C) Handicapped parking: The number and size of handicapped spaces shall be provided in 
accordance with state and federal standards. 

{D) Bumper guards: Concrete bumper guards or wheel stops shall be provided for all 
uncovered parking spaces. The distance of the bumper guards from property lines shall 
vary from a minimum of one (1) foot for 30° parking to a minimum of two (2) feet for 90° 
parking. A continuous curb located at the same minimum distances from property lines 
may be installed in place of individual bumper guards. The intervening area between this 
curb and property lines must be landscaped and maintained to the satisfaction of the 
Community Development Department. This landscaped area may be considered as part 
of the landscaping required for the total project. 

Sec. 9138.4. Driveway Access. 

(A) Single family residences and mobilehomes on lots: Driveway and access to parking 
spaces shall not be less than ten (1 0) feet in width nor less than twenty (20) feet in length 
unless otherwise determined by the Planning Commission. 

(B) All other uses: 

(1) Where driveways are used for two way traffic, the width of the driveways and the 
maneuvering area for the parking spaces served shall meet the requirements of 
the City's Standards and Specifications. 

(2) Each entrance and exit to a parking lot shall be constructed and maintained so 
that any vehicle entering or leaving the parking lot shall be clearlv visible ~" a 
distance of not less than ten (10) feet to a persons approaching such enir:tlncc cr 
exit on any pedestrian walk or foot path. 

(3) Exits from parking lots of more than four (4) spaces shall be clearly posted with 
"STOP" signs on the pavement. 

(4) Appropriate additional signs shall be maintained where needed and as required by 
the Community Development Department or applicable state or federal laws. 

Sec. 9138.5. Maintenance of Off-Street Parking Facilities. 

(A) Required parking spaces shall be kept available to residents, customers, patrons, or 
employees only, and shall not be used for storage of objects, materials, or fleet vehicles. 

(B) No storage of dismantled or disabled vehicles is permitted in driveways or open parking 
areas, unless specifically permitted as a part of site approval. 
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(C) All parking areas shall be kept clean and free of dust, mud, or trash; pavement shall be 
maintained in a continuous state of good repair. 

Sec. 9138.6. Landscaping. 
Off-street parking areas containing five {5) or more parking spaces shall be subject to the 
following landscaping requirements. Prior to issuance of a building permit, a landscape plan shall 
be submitted and approved by the Director of Community Development. The plan shall show the 
location, size, variety of plantings, water supply, and similar designations. 

{A) A minimum of ten (10) percent of the gross lot area used for off-street parking and access 
shall be provided in landscaping in the interior of the parking area. The planting areas 
shall be a minimum size of twenty (20) square feet and distributed throughout the parking 
area. 

(B) In addition to interior landscaping, parking facilities abutting a public street right-of-way 
shall provide a perimeter landscaped strip a minimum of five (5) feet in width. The 
perimeter landscaped strip may include any required yard area and shall be continuous 
except for required access to the site or parking facilities. 

(C) All landscaped areas required for parking facilities shall comply with the following 
standards: 

(1) 
(2) 

(3) 

Sec. 9138.7. 

Planting areas shall be served by an adequate, water-conserving irrigation system. 
All planted areas shall be continuously maintained in a healthy, growing condition, 
shall receive regular pruning, fertilizing, mowing, and trimming, and shall be kept 
free of weeds and debris by the owner or person in possession of such areas. 
Any damaged, dead, or decaying plant material shall be replaced within thirty (30) 
days from the date of damage. 
Planted areas shall be protected with concrete curbs (minimum 6") or other 
acceptable barriers approved by the Director of Community Development. 

Additional Parking Requirements. 

(A) Fencing: Any parcel of land hereafter used for off-street parking, car or trailer sales, shall 
be developed according to the City's specifications, and shall be enclosed by a solid 
decorative wall when such areas are adjacent to any residential District. Said wall to be 
constructed six (6) feet in height behind the front setback area and three {3) feet in height 
in any front setback area. 

(B) Parking required in any District must be on-site except as provided in this Part. 

(C) Drainage: Parking and circulation areas shall be provided with adequate drainage as 
approved by the Director of Community Development and City Engineer. 
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(D) Lighting: Any lights used to illuminate parking areas shall be arranged as to reflect the 
light away from adjoining residential property and streets. Lighting shall be of an energy
efficient type, such as high or low pressure sodium lamps. At no time shall more than 200 
watts of lighting per 400 square feet be allowed. 

(E) Additional requirements and guidelines for parking facility safety, including design, internal 
layout, acceptable turning radii, pavement slope, vehicular and pedestrian circulation, and 
other design features may be adopted by the Director of Community Development when 
determined to be appropriate. 

Sec. 9138.8. Parking Reduction. 
Reductions in the number of parking spaces for the following projects may be allowed by the 
Planning Commission. The applicant must submit a written request for a parking reduction and 
include supporting documentation and drawings. 

(A) Shared parking adjustment: Where two or more nonresidential uses share common 
parking areas, the total number of parking spaces may be reduced by the Planning 
Commission at a rate of five (5) percent for each separate nonresidential use, up to a 
maximum of twenty (20) percent; however, the total number of spaces shall not be less 
than the number of spaces required by Section 9138.1 for the single use that generates 
the highest parking demand. Where shared parking is located on more than one parcel, 
affected parties must record an agreement governing the shared parking, to the 
satisfaction of the Director of Community Development. 

(B) Shared peak-hour parking: Where two or more uses have distinct and differing traffic 
usage periods (e.g., a theater and a bank), the required number of parking spaces may 
be reduced, in addition to the parking reduction allowed by Section 9138.8 (A); above. 
The most remote spaces in the parking lots shall be located no more than 300 feet from 
the pedestrian entrance to each use that the parking spaces serve (as measured along 
the most direct pedestrian path). The total number of spaces required for all uses sharing 
the parking may be reduced to no less than the number of spaces required by Section 
9138.1 for the single use among those proposed that generates the hlghest parking 
demand. 

{C) Air Quality Incentives: In accordance with the Clean Air Plan adopted by the San Luis 
Obispo County Air Pollution Control District, parking reductions may be allowE?d for: 

(1) 

(2) 

Multiple family projects: Project within 500 feet of a transit center or station may 
have parking reduced by one space per dwelling unit. 
Commercial/office/industrial projects: 
(a) A twenty (20) percent reduction may be granted if both of the following are 

included in the project application and design: 
• A trip. reduction plan has been prepared and approved by the 

Director of Community Development, and 
• The parking lot is broken up into blocks no more than 300 feet on 

a side, complete with curb, sidewalk, and street trees . 
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b) A ten {10) percent reduction may be granted if any of the following apply 
to the project: 
• Fifty (50) percent of the parking for the project is located within or 

beneath the buildings. 
• The project is located within 300 feet of a transit route. 
• The project is located within 1,000 feet of a bikeway. 

Sec. 9138.9. Parking Districts. 
Parking required in any Commercial or Industrial District may be reduced below the stated 
requirements in any portion of such District included within a public parking district or assessment 
district for financing off-street parking facilities in proportion to the amount of assessment on each 
property owner. Cost of each parking space provided by the district shall be pomputed by 
dividing the number of such spaces into the total assessment levied against the property within 
the District. The assessment against individual property shall be divided by this cost per space 
to determine the nearest whole number by which the parking requirements on said property may 
be reduced. 

Sec. 9138.10. Parking Surfacing. 
All off-street parking shall be improved to the requirements of the City's Standards and 
Specifications. 
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PART 39 - MOBILEHOME PARK DEVELOPMENT STANDARDS 

Sec. 9139.1. Mobllehome. Travel Trailer and Recreation Vehicle Parks. 
The following standards shall apply in the maintenance and construction of all mobilehome parks, 
travel trailer and recreation vehicle parks. 

Sec. 9139.2. Minimum Building Site and Lot Widths Required. 

(A) Residential Districts: Minimum building site not less than five (5) acres. Building site 
width not less than two hundred (200) feet. 

(8) "C-V" and "C-C-V" Districts: Minimum building site not less than three (3) acres. Building 
site width not less than two hundred (200) feet. 

Sec. 9139.3. Maximum Density. 

(A) Residential Districts: Maximum density shall not exceed the District density, however, not 
more than ten (1 0) mobilehome, travel trailer or recreation vehicle spaces shall be 
provided in each acre of gross area of the facility . 

(B) "C-V" and "C-C-V" Districts: Not more than twelve {12) mobilehome, travel trailer or 
recreation vehicle spaces shall be provided on each acre of gross area of the facility. 

Sec. 9139.4. Open Area and Density Per Travel Trailer, Mobilehome or Recreation 
Vehicle Space. 

Recreation or open space shall be provided for each mobilehome park or travel trailer, recreation 
vehicle park of at least one thousand (1 ,000) square feet plus one hundred fifty (150) square feet 
for each mobilehome space or travel trailer and recreational vehicle park space. All recreational 
and open space shall be accessible to all of the mobilehome, travel tr~Her or recreation vehicle 
spaces in the facility and shall not be used for any other purpose. Ail open :p0ce area shall be 
landscaped and maintained in a dust-free condition. 

Sec. 9139.5. Minimum Yards Required. 
There shall be a landscaped yard of not less than fifteen (15) feet adjoining each public street 
right-of-way. No mobilehome, travel trailer or recreation vehicle space shall be closer than five 
(5) feet from any other portion of the property line of said park. 

Sec. 9139.6. Park Development Standards. 
All development in any mobilehome park, travel trailer or recreation vehicle park shall comply with 
the following standards: 
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(A) Access: Parks must be served from internal streets within the park and there shall be no 
direct access for a mobilehome, travel trailer or recreation vehicle space to a public street. 
Entrance driveways shall be located no closer than one hundred fifty (150) feet from any 
intersection of public streets and shall have a minimum width of forty (40) feet. 

{B) Internal streets shall not be less than thirty (30) feet in width and shall be improved and 
maintained according to the improvement standards adopted by the City. Any internal 
street which does not provide for continuous circulation shall not exceed six hundred (600) 
feet in length from the nearest intersection of another street. Any street which does not 
provide for through circulation shall terminate with a tum around design acceptable to the 
City. 

(C) Fences and Walls: A solid fence not Jess than six (6) feet in height shall be placed and 
maintained on all property lines other than those adjacent to a public street in which case 
the fence shall not be less than fifteen (15) feet from the public street right-of-way. 

(D) All trash and garbage collection areas shall be surrounded on at least three (3) sides by 
a solid fence at least five (5) feet in height and shall have adequate access for collection 
by vehicles. 

(E) Utilities: All utility lines shall be placed underground including cable TV. 

(F) Fire Protection: As per the City's Standards and Specifications. 

• 

(G) General Storage Area: Each mobilehome, travel trailer or recreational vehicle park shall • 
provide a general storage area of at least one thousand (1 ,000) square feet plus one 
hundi-ed fifty (150) square feet for each mobilehome space in a mobilehome park or plus 
one hundred (100) square feet for each travel trailer or recreational vehicle space in a 
travel trailer or recreational vehicle park. Storage area shall be surrounded on all sides 
by a solid fence· six (6) feet in height and shall be accessible to all spaces in the facility 
and shall not be used for any purpose other than storage. 

(H) Water Supgly and Sanitation Facilities: As per the City's Standards and Specifications. 

Sec. 9139.7. Interior Development Standards. 
All development in any mobilehome park, travel trailer and recreation vehicle park shall comply 
with the following standards: 

(A) Each site shall be clearly defined and marked at each comer with permanent markers. 
Cable television shall be provided in each mobilehome park with underground wiring to 
the individual sites and service buildings. 

(B) Minimum site requirements: 

(1) Mobilehome: Thirty-two hundred (3,200) square feet with a minimum width of 
forty-five (45) feet. 
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(C) 

(D) 

(E) 

(F) 

(2) Travel trailer and recreation vehicle: Fifteen hundred (1 ,500) square feet with a 
minimum width of twenty-five (25) feet. 

Setbacks required: A minimum setback of five (5) feet from all boundary lines. 

A travel trailer or recreation vehicle site shall not be used as a site for a mobilehome. 
Occupancy of sites shall be limited to six (6) months in any twelve (12) month period. 

A mobile home park site shall not be used as a site for a travel trailer or recreation vehicle. 

Sales: Travel trailers or recreation vehicles may be sold in travel trailer parks only when 
located on a travel trailer or recreational vehicle site, and mobilehomes may be sold in 
mobilehome parks only when located on a mobilehome site. Not more than one (1) such 
unit which is for sale shall be placed on any lot. 
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Sec. 9140.1 Definitions. 
The definitions and provisions contained in this section shall govern the construction, meaning 
and application of words and phrases used in this Part. 

(A) "Community Apartment" means a project in which an undivided interest in the land is 
coupled with the right of exclusive occupancy of any apartment located thereon. 

(B) "Condominium" means an estate in real property consisting of an undivided interest in 
common in a portion of a parcel of real property, together with a separate interest in space 
in a residential building on such real property. 

(C) "Conversion" means a change of legal occupation rights to allow for ownership of dwelling 
units. 

(D) "Lot coverage" means the amount of Jot area covered by structure. Structure meaning the 
footprint of the building including the garage and any cantilevered living space. 

(E) "Open space" means landscaped areas, open patios, open walkways, lawns and outdoor 
common recreation areas . 

(F) "Organizational documents" means covenants, conditions, and restrictions; articles of 
incorporation; bylaws; and contracts for maintenance, management or operation of all or 
part of a project, and similar documents. 

(G) "Planned Unit Development" means a housing project approved subject to the standards 
provided in Section 9140.2 of this Chapter in addition to the standards of the underlying 
Zoning district. · 

(H) "Private usable open space" means privately-owned open landscaped areas with a 
minimum length and width of ten (10) feet. 

(I) "Project" means the entire parcel of real property divided into units or interests or shares 
for sale and shall be deemed to include any residential common area development as 
herein defined. 

(J) ·"Residential Common Area Development" means any community apartment project, 
condominium, planned development, or stock cooperative, and any other project 
consisting of shares of individual ownership, together with areas to be owned or used in 
common by the unit owners which the City finds to be similar, designed and constructed 
for residential purposes . 
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Sec. 9140.5. Conversions. 
The conversion of existing apartments into Residential Common Area Developments as herein 
defined shall be limited exclusively to apartment projects which meet all design criteria as set forth 
in Section 9140.2. 
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PART 41 - GENERAL PERFORMANCE STANDARDS FOR ALL USES 

Sec. 9141.1. Radioactivity or Electrical Disturbance. 
Devices which radiate radio-frequency energy shall be so operated as not to cause interference 
with any activity carried on beyond the boundary line of the property upon which the device is 
located. 

Further, no radiation of any kind shall be emitted into the atmosphere, the ground, or sewerage 
systems in quantities which is dangerous to humans. 

Sec. 9141.2. Odors. 
No operation or activity shall be permitted which emits odorous gases or other odorous matter 
in such quantities as to be dangerous, injurious, noxious, or otherwise objectionable to a level that 
is detectable with.out the aid of instruments at or beyond the lot line. 

Sec. 9141.3. Glare. 
No direct or reflected glare whether produced by floodlight, high temperature processes such as 
combustion or welding, or other processes, so as to be visible from any boundary line of property 
on which the same is produced shall be permitted. Sky-reflected glare from buildings or portions 
thereof shall be so controlled by such reasonable means as are practical to the end that the said 
sky-reflected glare will not inconvenience or annoy persons or interfere with the use and 
enjoyment of property in and about the area where it occurs. Any operation or activity producing 
glare shall be conducted or shielded so as not to cause illumination in residential districts in 
excess of five-tenths (0.5) foot-candle. Illumination levels shall be measured with a photoelectron 
photometer having a spectral response similar to tha! of the human eye, following the standard 
spectral luminous efficiency curve adopted by the International Commission of Illumination. 

Sec. 9141.4. Fire and Explosive Hazards. 
The use or storage of flammable or explosive materials shall at all times comply with the fire 
prevention code adopted by the City, and all other applicable ordinances and regulations. 

Sec. 9141.5. Air Pollution. 
Any activity, operation, or device that causes the release of air contaminants into the atmosphere 
shall comply with the rules and regulations of the San Luis Obispo Air Pollution Control District. 

Sec. 9141.6. Particulate Matter. 
The outdoor storage of materials susceptible to releasing wind-bome dust across lot lines is 
prohibited. Fugitive sources of dust shall be sealed or controlled to minimize or eliminate such 
dust rele.ase. 
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Sec. 9141.7. Liquid and Solid Wastes. 
The discharge of any materials that could contaminate any water supply, interfere with bacterial 
processes in sewerage treatment, or otherwise cause the perpetuation, increase, or dissemination 
of hazardous or offensive elements into any public sewer, private sewerage disposal system, or 
into the ground shall not be permitted, except in accord with standards approved by the San Luis 
Obispo County Health Department, State Regional Water Quality Control Board, or other such 
governmental agency as has jurisdiction over such activities. 

Sec. 9141.8. Noise. 
Industrial uses shall comply with noise standards as adopted by the City. 
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PART 42- HOME OCCUPATIONS 

Sec. 9142.1. Purpose and Intent. 
The Home Occupation Permit is intended to allow for enterprises that are conducted within homes 
in residential districts and that are clearly incidental and secondary to the use of the dwelling unit 
and are compatible with the surrounding residential uses. No home occupation shall be 
established, nor shall any building be used for a home occupation, except as provided in this Part. 

Sec. 9142.2. Permitted Home Occupations. 
The following home occupations shall be permitted subject to obtaining a Home Occupation 
Permit from the Director of Community Development: 

(A) Offices for general, electrical, plumbing, and other specialty contractors; provided, 
however, that the parking of commercial vehicles shall be limited to one (1) vehicle, with 
an unladen weight of 4,500 pounds and no equipment. 

(B) 

.(C) 

(D) 

Peddling or soliciting orders for painting, pictures, photographs, books, magazines, 
publications, periodicals, wearing apparel, shoes, dry goods, notions, cosmetics, jewelry, 
or any others which may be of the same general character as those set forth in this 
paragraph. 
Dressmaking, sewing, millinery, small handcrafts, art work, artists, sculptors, tutors, 
writers, and any others which may be of the same general character as those set forth in 
this paragraph. 

Musical, dancing, and educational instruction limited to five (5) or less students, at any 
one time and not more than three (3) classes per day. 

(E) Secretarial or computer-based businesses. 

(F) Other businesses that meet the general restrictions in Section 9142.4 as determined by 
the Director of Community Development. Employees of a business who telecommute 
from their home are not subject to Home Occupation Permit provisions. 

Sec. 9142.3. Criteria. 
The following factors shall be used as criteria for the determination as to whether or not a Home 
Occupation Permit shall be granted: · 

(A) The effect upon the public health, safety, and general welfare of the neighborhood 
involved and the City at large; 

(B) The effect upon traffic conditions; 

(C) The effect upon the orderly development of the area in question and the City at large in 
regard to the general planning of the entire community; and 

(D) Compliance with the general restrictions listed in Section 9142.4. 
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Sec. 9142.4. General Restrictions. 
Home occupations may be permitted on property used for residential purposes, based on the • 
following conditions: 

(A} The occupation be conducted entirely by the occupants and any person not a resident of 
the premises shall not be employed in connection therewith. 

{B) The area used for such occupation shall not exceed one-fourth (1/4) of the floor area of 
the main residence, and in no case shall exceed five hundred (500) square feet. 

(C) No products shall be displayed, and no stock or commodity sold, on the premises. 

(D) No internal or external alterations or construction features not customarily found in a 
residential dwelling shall be permitted. 

{E) The occupation shall not generate vehicular traffic not normally associated with residential 
uses. 

{F) No mechanical equipment shall be permitted that is not normally found in dwellings. 

(G) Any advertising for such occupation shall be by telephone or post office box only. 

{H) The occupation shall be reviewed in six months, and annually thereafter to insure 
conformity with the provisions contained herein. 

(I) No storage of any materials or parts shall be allowed in any yard areas. 

(J) Any business vehicle shall be kept off the street, preferably in a covered parking area or 
garage. 

(K) Absolutely no repair work is to be done at this location. 

(L) The applicant shall obtain a City Business License. 

(M) The Home Occupation Permit is valid only for the person to whom it is issued and for the 
address listed on the application; 

Sec. 9142.5. Application. 
Application for Home Occupation Permits shall be submitted in writing by the owner of the 
property, lessee, purchaser in escrow, renter, or optionee, with the written consent of the owner, 
on forms prescribed by the City. Said applications shall be accompanied by a fee prescribed b.y 
the City Council. Such fee shall be used to defray the cost of processing the application and shall 
not be refundable. 
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Sec. 9142.6. Permit Issuance. 
Upon receipt of the application, the Director of Community Development shall review the request 
to determine whether or not the application meets the requirements of this Part and shall approve, 
conditionally approve, or deny the application within fourteen (14) working days. The Director of 
Community Development may refer the application to other City departments for comments. 

Sec. 9142.7. Appeals. 
Should any request for a Home Occupation Permit be denied by the Director of Community 
Development, said denial may be appealed to the Planning Commission in accordance with 
Section 9144.12. 

Sec. 9142.8. Termination of Home Occupation Permits. 
Any permit issued pursuant to the provisions of this Section shall be without a termination date, 
but may be terminated for good cause at any time by the Planning Commission following a public 
hearing. 
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PART 43 - NONCONFORMING USES, STRUCTURES, LOTS AND PARKING 

Sec. 9143.1. Intent. 
This Part is intended to limit the number and extent of nonconforming uses by regulating their 
expansion or reestablishment after abandonment. In addition, this Part is intended to limit the 
number and extent of nonconforming structures by regulating their alteration or restoration after 
destruction. This Part also is intended to provide for the reasonable use of nonconforming lots, 
consistent with other standards adopted to protect the public health, safety, and general welfare. 
This Part also addresses nonconforming parking facilities and design. Except as otherwise 
provided in the Grover Beach Municipal Code, uses of land, buildings or structures, or lots, which 
are made nonconforming by amendments to, or changes of, Article IX of said Municipal Code 
may be continued. 

Sec. 9143.2. Nonconforming Uses. 

(.'\) . Right to Continue..a Nonconforming Use: A use lawfully occupying a structure or a sit\-\, 
that does· not conform with the use or development regulations for the District in which 1r 
is located shall be deemed to be a nonconforming use and may be continued, except as 
otherwise provided by this Section. Continuation of a nonconforming use may include a 
change of ownership, tenancy, or management if the building, structure, land use or 
activity is substantially unchanged. 

(B). Discontinuation of Nonconforming Use: If any nonconforming use is discontinued or 
abandoned, any subsequent use of such land or building shall conform to the regulations 
specified for the District in which such land or building is located. If any use is wholly 
discontinued for any reason except pursuant to a valid order of a court of law for a period 
of one (1) year, it shall be conclusively presumed that such use has been abandoned 
within the meaning of this Code and all future uses shall comply with the regulations of 
the particular District in which the land or building is located. 

(C) Modification or Expansion of Nonconforming Uses: 

(D) 

(1) A nonconforming use of a nonconforming building may be changed to another use 
of the same or more restrictive classification subject to obtaining a Use Permit; the 
occupancy thereafter may not revert to a less restrictive use. The Planning 
Commission must find that the new use has similar or less severe impacts on its 
surroundings in terms of noise, traffic, parking demand, hours of operation and· 
visual incompatibility. The Applicant shall submit evidence of the date when the 
original nonconforming use was established. 

(2) A nonconforming use shall not be enlarged or extended in such a way as to 
occupy any part of the structure or site, or any other structure on the site that it did 
not occupy at the time it became a nonconforming use, or in such a way as to 
displace any conforming use occupying a structure or site, unless a Use Permit is 
approved by the Planning Commission. 

The regulations prescribed in Part 3 of this Article shall not be construed to interfere with 
the continuance of any nonconforming use. 
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(E) Amortization of Nonconforming Boarding Houses: Boarding houses located within a single 
family residential district (R-1, C-R-1, C-P-R-1) may continue for a period of three {3) 
years from the date of adoption of this Section. After the expiration of the aforementioned 
three (3) year period, such uses shall be discontinued and the property used only in 
conformance with the regulations of the District in which it is located. 

Sec. 9143.3. Nonconforming Structures. 

(A) Continuation: A structure, lawfully occupying a site, that does not conform with the 
standards for front yard, side yards, rear yard, height, coverage, size or design, and 
distances between structures for the District in which the structure is located or other 
provisions of this Article shall be deemed to be a nonconforming structure and may be 
used and maintained, except as otherwise provided by this Part. 

(B) Restoration of a Damaged Structure: Subject to first obtaining a Use Permit, a 
nonconforming building destroyed by fire, explosion, or other casualty or act of God may 
be restored. · ., , . . · 

(C) Maintenance and Alterations: Ordinary maintenance and repairs may be made to any 
nonconforming building without obtaining a Use Permit provided no structural alterations 
are made that exceed fifty (50) percent of the value of the structure. Value shall be 
determined by the Building Official and calculated as set forth in Section 9137.9 of this 
Chapter. A Use Permit is required if there will be any structural alterations that exceed 
this value. 

(D) Additions: 
(1) Minor conforming additions of 150 square feet of gross floor area or less to a 

nonconforming residential structure may be approved by the Community 
Development Director. 

(2) Other additions to nonconforming structures may be allowed upon approval of a 
Use Permit by the Planning Commission: 

Sec. 9143.4. Nonconforming Lots. 

(A) · In any residential district, lots legally created prior to March 15, 1976 with minimum areas 
of 5,000 square feet, minimum widths of 50 feet, and minimum depths of 100 feet shall 
·be considered "developable" lots requiring no further permits for development permitted 
in the residential district in which they are located other than those normally required of 
all such development in that district. 

(B) In any residential district substandard-sized lots having widths of 25 feet, and a depth of 
at least 50 feet, may be developed for single~family residential uses only, subject to the 
following conditions and requirements: 
(1) That such development shall be subject to architectural approval pursuant to the 

provisions therefore contained in this Chapter. 
(2) That no variances may be granted with respect to any part of such development 

or subsequent improvement of said lot. 
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(3) 

(4) 

That contiguous substandard lots under single ownership, both of which are 
undeveloped, existing as of March 15, 1976 shall be considered as one lot for 
development purposes. 
That where there exists under single ownership contiguous standard and 
substandard lots and the substandard Jot is undeveloped as of March 15, 1976, 
said lots shall be considered as one lot for development purposes. 

(C) A nonconforming lot in nonresidential Districts may be used for any use identified as a 
permitted or conditional use by this Chapter, provided the minimum development 
standards established in this Chapter for particular uses are satisfied. 

(D) Lots that were created under the Residential Common Area Development regulations of 
this Chapter are nonconforming if they no longer meet the minimum lot size requirement. 
Residences on such lots are considered nonconforming structures and are subject to the 
restrictions in Section 9143.3. 

(E) Reductions in the size of existing nonconforming lots shall only be allowed with approval 
of a Lot Line Adjustment. by the Planning Commission to increase the size of an adjacent 
ndncoHrorm!ng lot to ·allow its size or dimensions to be brought closer to conformity with 
the provisions of this Article. Under no circumstances, shall lots conforming to minimum 
lot sizes be reduced in size to a nonconforming status. 

-
Sec. 9143.5. Nonconforming Parking. 
(A) Additions: Additions to existing legal structures or uses which are nonconforming because 

they do not meet current parking standards may be permitted if they meet the following 
requirements: 

(B) 

(1) Nonresidential Uses: 
(a} The parking spaces required for the addition are provided in conformance 

with Part 38, in addition to all parking spaces already provided for the 
existing use or structure; and all existing parking shall be in substantial 
compliance with parking and driveway standards. 

(b) If the requirements stated in subsection (1)(a) can not be met, a Use 
Permit to allow the addition is required to be approved by the Planning 
Commission. 

(2) Residential Uses: 
(a) Single family homes: The Director of Community Development may 

approve minor additions of ·150 square feet or less without requiring the 
two-car garage requirement to be met if a one-car garage is existing on the 
site and will remain after the addition and there is no available space on 
the site for a two-car garage. 

(b) Multiple family units: Any additions to multiple family dwellings require 
approval of a Use Permit by the Planning Commission. 

Continuation: A structure or use legally occupying a site, which does not conform with the 
current parking standards, may continue without providing additional parking spaces on 
the site. Changes in permitted uses are allowed If the new use creates the same parking 
demand as the preexisting use . 
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PART 44 • DEVELOPMENT PERMITS AND REVOCATION OF PERMITS 

Sec. 9144.1. Zoning Clearance. 
Zoning clearance shall be required for all buildings and structures hereinafter erected, 
constructed, altered, repaired or moved within or into any District established by this Chapter and 
for the use of vacant land or for a change in the character of the use of land within any District 
established by this Chapter. 

No Building Permit shall be issued until the Zoning clearance portion thereof has been completed 
by the Community Development Department and any required Administrative Use Permit, 
Architectural Approval, Temporary Use Permit, Use Permit or Variance has been issued and 
becomes effective. 

Sec. 9144.2. Administrative Use Permit. 

(A) Purpose: The J:UFpose of an Administrative Use Permit is to enable public review of land 
use proposals that are not of sufficient magnitude to warrant Planning Commission review. 
The Administrative Use Permit insures the proper integration into the community of land 
uses that because of their type or intensity may only be appropriate on particular sites or 
may only be appropriate if they are designed or laid out in a particular manner. The 
Administrative Use Permit process includes a public hearing before· the Director of 
Community Development. 

(B) Before acting on any Administrative Use Permit application, the Director shall hold a 
hearing at which information and arguments may be presented. The applicant or his 
authorized agent shall be at the hearing in order to answer any questions that may arise. 

(C) Notice of the time, date, place, and purpose of the hearing shall be given by mailing to 
property owners within three hundred (300) feet of the project site at least ten (10) days 
prior to the hearing date. 

(D) Immediately after the conclusion of public testimony at the administrative hearing, the 
Director of Community Development shall: 

(1) Announce the decision on the project, either approval, conditional approval, or 
denial; or 

(2) Continue the hearing to a date certain to provide additional time to evaluate 
information obtained at the hearing prior to a final decision; and 

(3) In the event final action is taken at the hearing, inform those present of the 
procedures by which the decision of the Director of Community Development may 
be appealed to the Planning Commission. 
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Sec. 9144.3. Architectural Approval. 

(A) Applicability: Architectural Approval is required for any building or structure, or addition 
to any building or structure, in any commercial, industrial, or residential District, (except 
single family dwellings unless required by this Chapter), or if otherwise required by this 
Chapter. Said application shall be accompanied by architectural drawings or sketches 
showing the elevations of the proposed building or structure and site plans showing 
proposed landscape, parking, or other treatment of the grounds around such building or 
structure. 

(B) Purpose and Intent: Such drawings, sketches and site plans shall be considered by the 
Planning Commission in an effort to insure: 

(C) 

(1) 

(2) 

{3)• 

(4) 

(5) 

That the architectural and general appearance of such buildings or structures and 
grounds are in keeping with the character of the neighborhood. 
That the proposed design is not detrimental to the orderly and harmonious 
development of the City. 

"That the development does not impair the desirability of investment O( occupation 
in the neighborhood. 
That the proposal is consistent with any architectural guidelines or standards 
prepared for the area in which the project is located. 
That the project is consistent with the text and maps of the Grover Beach General 
Plan and this Chapter. 

Application: Application for Architectural Approval shall be made in writing by the owners 
of the property, lessee, purchaser in escrow, optionee with the consent of the owners, or 
by a public utility company or other agency with the powers of eminent domain, on a form 
prescribed by the Community Development Department. The application shall be 
accompanied by a fee, set by the City Council, and plans as described in subsection (A) 
above. 

(D) Architectural Review Committee Appointment: The Planning Commission may appoint an 
Architectural Review Committee consisting of three (3) of its members which shall 
exercise the architectural considerations provided for in subsections (A) and (B) above. 
This Committee shall be appointed and conduct regular meetings whenever projects 
requiring architectural review are subjected to greater than a four (4) month period prior 
to being placed on a Planning Commission agenda. (Ord. 90-4) 

(E) Architectural Approval Conformance: ·No building permit shall be issued in any case 
where architectural consideration is required until such drawings and sketches have been 
approved by the Architectural Committee, Planning Commission, or City Council, and all 
buildings, structures and grounds shall be constructed and improved in accordance with 
the approved drawings and sketches. 
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Sec. 9144.4 . Temporary Use Permits. 

(A) Purpose and Intent: The Temporary Use Permit is intended to allow for the short-term 
placement (usually six months or less) of activities on privately or publicly owned property 
with appropriate regulations so that such activities will be compatible with the surrounding 
areas. A permit shall not be required for events that occur in theaters, meeting halls, or 
other permanent public assembly facilities. Temporary uses may be subject to additional 
permits, other City department approvals, licenses, and inspections, as required by any 
applicable laws or regulations. 

(B) Permitted Temporary Uses: The Director of Community Development is authorized to 
approve Temporary Use Permits for the following activities: 

(1) Parking lot and sidewalk sales on private property for businesses located within 
a commercially designated property. Such uses shall be subject to sign 
regulations contained in Chapter 4 of this Article. · 

(2) Outdoor art and craft shows and exhibits provided such uses are limited to two (2) 
days of operatlon or exhibition per ·180-day period. 

(3) Seasonal retaii sale of agricultural products raised on the premises, provided such 
uses are limited to 120 days of operation per calendar year and when parking, 
access, and restroom facilities are provided to the satisfaction of the Director of 
Community Development. The applicant must comply with all County Health 
Department regulations. 

(4) Christmas trees, pumpkin, or other seasonal product sales lots subject to the 
following guidelines and conditions: 
(a) All such uses shall be limited to sixty (60) days of operation per calendar 

year. 
(b) All lighting shall be directed away from and shielded from adjacent 

residential areas and streets. 
(c) Adequate provisions for traffic circulation, off-street parking, and pedestrian 

safety shall be provided to the satisfaction of the Director of Community 
Development. 

(d) Restroom facilities shall be provided on-site or at a nearby facility. 
(e) All County Health Department regulations shall be followed. 

(5) Circuses, carnivals, rodeos, pony riding, or similar travelling amusement 
enterprises subject to the following guidelines and conditions: 
(a) All such uses shall be limited to not more than seven (7) days of operation 

in any 180-day period. Approval of a Use Permit, as set forth in Section 
9144.5 is required to exceed this time limitation. 

(b) All such activities shall have a minimum setback of 100 feet from any 
residential area. 

(c) Adequate provisions for traffic circulation, off-street parking, and pedestrian 
safety shall be provided to the satisfaction of the Director of Community 
Development. 

(d) Restrooms and security personnel shall be provided . 
. (e) Special, designated parking accommodations for amusement enterprise 

workers and support vehicles shall be provided. 
(f) Noise attenuation for generators and carnival rides shall be provided to the 

satisfaction of the Director of Community Development. 
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(6) 

(7) 

(g) Inspection and approval by the Building and Fire Departments is required. 
Commercial coaches (defined in Health and Safety Code Section 18218) or 
mobilehomes on active construction sites, for use as a construction office or 
temporary living quarters for security personnel, or temporary residence of the 
subject property owner. The following restrictions shall apply: 
(a) The Director of Community Development may approve a temporary trailer 

coach for the duration of the construction project or for a specified period, 
but in no event for more than two (2) years. If exceptional circumstances 
exist, a one (1) year extension may be granted, provided the building 
permit for the first permanent dwelling or structure on the same site has 
also been extended. 

(b) Installation of trailer coaches may occur only after a valid building permit 
has been issued by the City Building Department. · 

(c) Trailer coaches permitted pursuant to this section shall not exceed a 
maximum gross square footage of 650 square feet in size (tongue not 
included). 

(d) The trailer coach must have a valid California vehicle license and shall 
provide· evidence of State Division of Housing approval as prescribed the 
Health and Safety Code of the State of California. 

(e) The temporary trailer coach installation must meet all requirements and 
regulations of the County Department of Environmental Health Services 
and the City Building Department. 

(f) Any permit issued pursuant to this Section, in conjunction· with a 
construction. project, shall become invalid upon cancellation, expiration of 
the building permit, or issuance of certificate of occupancy for the building 
which was issued a. building permit. 

Other similar temporary uses. 

Sec. 9144.5. Use Permits. 
Use Permits revocable, conditional and/or valid for a period of time, may be issued as provided 
in this Section for any of the uses or purposes for which such permits are required or permitted 
by the terms of this Chapter and may require tangible guarantees or evidence that such 
conditions are being or will be complied with. 

{A) Application: Application for Use Permits shall be made in writing by the owners of the 
property, lessee, purchaser in escrow, optionee with the consent of the owners, or by a 
public utility company or other agency with the powers of eminent domain, on a form 
prescribed by the Community Development Department. The application shall be 
accompanied by a fee, set by the City Council, and plans showing the details of the 
proposed use to be made of the land or building. The fee is used to defray the cost of 
processing the application and is not refundable once the item is heard by the Planning 
Commission. 

(B) Approval: Upon receipt of the application for Use Permit, the Planning Commission shall 
determine whether or not the establishment, maintenance, or operation of the use applied 
for, under the circumstances of the particular case, will be: 
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{1) 

{2) 

detrimental to the health, safety, morals, comfort and general welfare of the 
persons residing or working in the neighborhood of such proposed use, or 
injurious or detrimental to property and improvements in the neighborhood of such 
proposed use or the general welfare of the City. 

If the Planning Commission finds that the aforementioned conditions will not result from 
the particular use applied for, and the Planning Commission finds the use or development 
applied for will be consistent with the text and maps of the Grover Beach General Plan 
and this Chapter, it shall grant the Use Permit. 

(C) Conditions: Approval of the Use Permit may be subject to conditions reasonably related 
to the Use Permit applied for including, but not limited to, the following: 

(1) Issued for a specified time period. 
(2) Reasonable requirements for landscaping. 
(3) Construction of curbs, gutters and sidewalks. 
(4) Dedication of property for utilities, street lighting, public right-of-way, etc. 
(5) Installation of street trees. 
(6) Completion of street paving to property line. 
(7) Undergrounding of utility lines from property lines. 

Sec. 9144.6. . Variances. 
(A) Applicability: Applications for Variances from the strict application of the terms of this 

Chapter may be made and Variances granted when the following circumstances are found 
to apply: 

(1) T~at any Variance granted shall be subject to conditions as will assure that the 
adjustment thereby authorized shall not constitute a grant of special privilege 
inconsistent with the limitations upon other properties in the vicinity and District in 
which the subject property is situated; and 

(2) That because of special circumstances applicable to subject property including 
size, shape, topography, location or surroundings, the strict application of this 
Chapter is found to deprive subject property of privileges enjoyed by other 
properties in the vicinity and under identical zone classification. 

The use of lands or buildings not in conformity with the regulations specified for the 
District in which such land or buildings are located may not be allowed by the granting of 
a Variance from the strict application of the terms of this Chapter. 

(B) Application: Applications for Variance shall be made in writing by the property owner, 
lessee, purchaser in escrow, optionee with the consent of the owners, or by a public utility 
company or other agency with the powers of eminent domain, on a form prescribed by the 
Community Development Department of the City. The application shall be accompanied 
by a fee set by the City Council, a plan of the details of the Variance requested, and 
evidence showing: 

(1) That the granting of the Variance will not be contrary to the intent of this Chapter 
or to the public safety, health and welfare; 
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(2) That due to special circumstances or exceptional characteristics of the property, 
or its location, the strict application of this Chapter would result in practical • 
difficulties and unnecessary hardship. . 

(C) Approval: If the Planning Commission finds that the qualifications under Section 9144.6 
(A) apply to the land or building for which Variance is sought, and that such Variance is 
in accordance with the intent of this Chapter, it may grant all or part of the Variance 
sought. 

Sec. 9144.7. Environmental Review. 
No permit or approval shall be granted pursuant to this Chapter prior to completion and/or 
certification of applicable environmental documentation pursuant to the California Environmental 
Quality Act (CEQA) and the Grover Beach Rules and Procedures to Implement CEQA. 

Sec. 9144.8. Time Limits for Approving Applications. 
Action on projects ·tha1: 'tequire the preparation and certification of an Environmental Impact 
Report, adoption of a Negative Declaration, or that are exempt from the provisions of the 
California Environmental Quality Act shall be taken within the time limits set forth in state law. 
An extension of the time limit for action on an application may be granted pursuant to applicable 
provisions of state law. 

Sec. 9144.9. Planning Commission Public Hearing. 

(A) A public hearing before the Planning Commission shall be held on any application for Use 
Permit or Variance. The applicant or his authorized agent shall be at the hearing in order 
to answer any q1.1.estions which may arise. 

(B) Notice of such hearing shall be by publication in a newspaper of general circulation and 
by mailing, postage prepaid, a notice of the time and place of such hearing to all persons 
whose names and addresses appear on the latest adopted tax roll, or as known to the 
City Clerk, as owning property within a distance of three hundred (300) feet from the 
exterior boundaries of the area occupied, or to be occupied, by the use which is the 
subject of the hearing. Such notice shall set forth a general description of the property 
affected and the nature of the proposed use or Variance. 

Sec. 9144.10. Effective Date of Decision. 
A decision that is subject to appeal shall not become effective until five (5) working days have 
elapsed from the granting of the permit or approval by the appropriate decision-making body. If 
an appeal of a Planning Commission decision is filed, the permit or approval shall not be final 
until a decision is made by the City Council on such appeal. 

Sec. 9144.11. Validity. 
Any permit or approval shall not have any force and effect until the permittee acknowledges 
receipt thereof and acceptance of any conditions thereto. 
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Sec. 9144.12. Appeals. 

(A) Appeals to Planning Commission: In case the applicant or any other person is not 
satisfied with the action of the Director of Community Development on any Administrative 
Use Permit or Temporary Use Permit application, or any other action, an appeal may be 
filed in writing, within five (5) working days, to the Planning Commission. 

(B) 

Upon receipt of such appeal the Planning Commission shall set the matter for public 
hearing, notice thereof to be given as provided by state law. 

The Planning Commission may affirm, reverse, or modify the decision of the Director of 
Community Development. The Planning Commission shall render its decision not more 
than forty-five (45) days after the close· of the public hearing. 

Appeals to City Council: In case the applicant or any other person is not satisfied with the 
action of the Planning Commission on any Architectural Approval, Use Permit or Variance 
application, or other action, an,app_eal may be filed in writing, within five (5) working days, 
to the City Council. Thg person ·app·~aling the· Planning Commission action must have 
submitted written comments to the Planning Commission at, or before, the hearing or 
raised the issues at the Planning Commission hearing. 

Upon receipt of such appeal the City Council shall set the matter for public hearing notice 
thereof to be given as provided by law. Notice shall also be given to the Community 
Development Department, which shall submit a report to the City Council setting forth the 
reasons for the action taken by the Planning Commission. Such report shall be submitted 
in writing and by representation at the hearing. 

The City Council may affirm, reverse, or modify the decision of the Planning Commission 
or may refer the matter back to the Planning Commission for further study and 
recommendation to the Council. The City Council shall render its decision not more than 
forty-five (45) days after the close of the hearing. 

Sec. 9144.13. Approval to Extend with Land or Applicant. 
Unless otherwise specified, permits and approvals granted pursuant to this Chapter shall run with 
the land, and shall continue to be valid upon a change of ownership of the site or structure to 
which it applies, with the exception of Home Occupation Permits. 

Sec. 9144.14. Expiration of Use Permits and Variances. 

(A) Excepting as provided in subsection (B) below, any Use Permit or Variance granted in 
accordance with the terms of this Section shall without further action become null and void 
if not used within two (2) years from the date of the approval thereof or within any shorter 
or longer period of time if so designated by the Planning Commission at the time the Use 
Permit or Variance is approved. 
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(B) Use Permits and/or Variances required for condominiums, townhouses, planned 
developments, or similar type subdivision developments shall have concurrent expiration 
dates as the accompanying tentative subdivision map. 

(C) For the purpose of subsection (A), "used" shall mean that: 

(1) A building permit has been issued and construction begun; 
(2) A final subdivision map has been recorded for which the Use Permit or Variance 

was granted; or 
(3) That all conditions for approval of said Use Permit or Variance have been met and 

the purpose for which the Use Permit or Variance was granted has been executed. 

Sec. 9144.15. Revocation of Permits. 

(A) Findings: Any Use Permit or Variance granted in accordance with the terms of this 
Chapter may be revoked by the Planning Commission in the manner hereinafter set forth 
ifany of the conditions or terms of such permits are violated, or If the fcilowing findings 
are made: 

(1) 

(2) 

In connection with Use Permits: The continuance of the use would be detrimental 
to the health, safety, morals, comfort and general welfare of the persons residing 
or working in the neighborhood of such use or would be injurious or detrimental 
to the property and improvements in the neighborhood or to the general welfare 
of the City. 

In connection with Variances: Continued relief from the strict application of the 
terms of this Ordinance would be contrary to the public interest, safety, health and 
welfare. 

(B) Hearing Required: Before the Planning Commission considers revocation of any permit, 
the Planning Commission shall hold a hearing thereon after giving written notice thereof 
to the permittee at least ten (1 0) days in advance of such hearing. Within five (5) working 
days thereafter, the Commission shall transmit a report of its action on the revocation to 
the City Council. · 

(C) Aooeal of Revocation Decision: In the case an appeal is filed from the Planning 
Commission decision within five (5) working days of such action, the City Council shall 
hold a public hearing thereon and may uphold, modify, or reverse the action of the 
Planning Commission. 
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PART 45 - COASTAL DEVELOPMENT PERMIT PROCEDURES 

Sec. 9145.1. Purpose. 
This Part establishes the permit procedures for developments located in the coastal zone as 
defined in Section 30103 (f) of the Public Resources Code. This Part is based on the Local 
Coastal Program Implementation Regulations adopted by the California Coastal Commission 
pursuant to Public Resources Code Section 30620.6 and 30333, and as such shall constitute the 
minimum procedural requirements for review of developments in the coastal zone pursuant to 
Public Resources Code Section 30600 (d). 

Sec. 9145.2. Definitions. 
Refer to Sections 9148.1 and 9148.2 of this Chapter. 

Sec. 9145.3. Requirements for Coastal Development Permits. 
Except as provided in Section 9145.4 below, any applicant wishing to undertake a development 
in the coastal zone shall obtain a coastal development permit in accordance with the provisions 
of this Part, in addition to any other permit required by law. Development undertaken pursuant 
to a coastal development permit shall conform to the plans, specifications, terms and conditions 
approved in granting the permit. The procedures prescribed herein may be used in conjunction 
with other procedural requirements of the approving authority, provided that the minir'ilum 
requirements as specified herein are assured. 

Sec. 9145.4. Exemptions. 

(A) Occupancy permits. 

(B) Activities of public utilities as specified in the Repair, Maintenance and Utility Hookup 
Exclusion adopted by the Coastal Commission on September 5, 1978. 

(C) Repair and maintenance activities which do not result in an addition to or enlargement or 
expansion of the object of such activities, except as otherwise specified by the Coastal 
Commission in Subchapter 7, Title 14, California Administrative Code and any 
amendments thereafter adopted, subject to provisions of Public Resource Code Section 
30610 (d) ~nd Section 13252 of Title 14 of the California Administrative Code. 

(D) Harvesting of agricultural crops, or other agriculturally related activities specifically defined 
as permitted uses in the applicable zone which require no other permits and approvals of 
the approving authority, and are thereby allowable uses herein. 

(E) Fences for farm or ranch purposes or for existing developed areas when in compliance 
with minimum standards. 
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Sec. 9145.5. Notice of Categorically Excluded or Exempt Development. 
A permit issued by the City for a development which is categorically excluded or exempt from the 
coastal development permit requirements, shall be exempt from the notice and hearing ., 
requirements of this Part. The City shall maintain a record for all permits issued for categorically 
excluded or exempt developments which shall be made available to the Coastal Commission or 
any interested person upon request. This record may be in the form of any record of permits 
issued currently maintained by the City, provided that such record includes the applicant's name, 
the location of the project, and brief description of the project to the provisions of Public 
Resources Code Section 30610 (d) and the Local Coastal Program Regulations 00130 (c) and 
00132 (b). 

Sec. 9145.6. Notice of Appealable Developments. 
Within ten (1 0) calendar days of accepting an application for an appealable coastal development 
permit or at least seven (7) calendar days prior to the first public hearing on a development 
proposal, the City shall provide notice by First Class Mail of a pending application for appealable 
development. This notice shall be provided to each applicant, to all persons who have requested 
to be oAAhe mailing list for that development project orfor coastal decisions within the City,· to: .. 
all property owners of record in the latest assessor's roll book within three hundred (300) feet of 
the perimeter of the parcel on which the development is proposed, to all residents within one 
hundred (100) feet of the perimeter of the parcel on which the development is proposed; be 
posted in three {3) public places; be published at least once in a newspaper of general circulation; 
and be sent to the Regional Commission or the Commission. Costs of notice shall be bome by 
the applicant through application fees. The notice shall contain the following information: 

(A) 

(B) 

A statement that the development is within the coastal zone. 

The date of filing of the application and the name of the applicant. 

(C) The number assigned to the application. 

{D) A description of the development and its proposed location. 

(E) The date, time and place at which the application will be heard by the local governing 
body or hearing officer. 

(F) A brief description of the general procedure of local government concerning the conduct 
of hearing and local actions. 

(G) The system for local and Coastal Commission appeals, including any local fees required . 
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Sec. 9145.7 . Public Hearing on Appealable Developments. 

(A) Unless otherwise provided in subsection (B) below, at least one public hearing shall be 
held on each application for an appealable development, thereby affording any persons 
the opportunity to appear at the hearing and inform the City of the nature of their concerns 
regarding the project. Such hearing shall occur no earlier than seven (7) calendar days 
following the mailing of the notice required in Section 9145.6. The public hearing may be 
conducted in accordance with existing local procedures or in any other manner reasonably 
calculated to give interested persons an opportunity to appear and present their 
viewpoints, either orally or in writing. 

(B) The Director of Community Development Director may waive the requirement for a public 
hearing on a coastal development permit application for a minor development only if both 
of the following occur: 

(1) Notice that a public hearing shall be held upon request by any person is ·provided 
to all persons who would otherwise be required to be notified of a public hearing 
as well as any other persons known to be interested in receiving notice. 

(2) No request for public hearing is received by the Community Development 
Department within fifteen (15) working days from the date of sending the notice 
pursuant to paragraph (1 ). 

The notice shall include a statement that failure by a person to request a public hearing 
may result in the loss of that person's ability to appeal to the Coastal Commission any 
action taken by the City on a coastal development permit application. 

Sec. 9145.8. Notice of Local Government Action Where Hearing Continued. 
If a decision on a development permit is continued by the City to a time which is neither (a) 
previously stated in the notice provided pursuant to Section 9145.6 or, (b) announced at the 
hearing as being continued to a time certain, the City shall provide notice of the further hearings 
(or action on the proposed development) in the same manner, and within the same time limits as 
established in Section 9145.6. 

Sec. 9145.9. Notice of Non-Appealable Developments that Require a Public 
Hearing: Conditional Use. 

Notice of such developments shall be given at least ten (1 0) calendar days before a hearing in 
the following manner: 

(A) Notice in the manner prescribed in Section9145.6; or 

(B) Notice as prescribed herein: 

(1) If the matter is heard by the Planning Commission, notice shall be published in a 
newspaper of general circulation; or if there is none, posted in at least three (3) 
public places in the local jurisdiction; 
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(2) Notice by first class mail to any person who has filed a written request therefore; 

{3) Notice by first class mail to property owners within three hundred (300) feet; 

(4) Notice by first class mail to the Commission; 

(5) The Notice shall contain a statement that the proposed development is within the 
coastal zone. 

Sec. 9145.10. Notice of Non·Appealable Developments that Do Not Require a Public 
Hearing: Permitted Uses. 

Notice of such development shall be given in the manner prescribed in Section 9145.9 above. 

Sec. 9145.11. Determination of Applicable Notice and Hearing Procedures. 
The determination ·Of whether a development is categorically excluded, non·appealable, or 
appealable for purposes of notice, hearing and appeals shall be made by the City at the time the 
application for development is submitted. 

This determination shall be made with reference to the certified designations, and zoning 
ordinances adopted as a part of the certified Local Coastal Program. Where an applicant, 
interested person, or the City has a question as to the appropriate procedures, the following · 
procedures shall be followed: 

(A) The City shall make its determination as to what type of development is being proposed 
(i.e. exempt, categorically excluded, appealable, non-appealable) and shall inform the 
applicant of the notice and hearing requirements for that particular development. The 
local determination may be made by any designated approving authority. 

(B) If the determination of the City is challenged by the applicant or an interested person, or 
if the City wishes to have a Commission determination as to the appropriate designation, 
the City shall notify the Commission by telephone of the dispute/question and shall 
request an Executive Director's opinion. 

(C) The Executive Director shall within two (2) working days of the City's request, (or upon 
completion of a site inspection where such an inspection is warranted), transmit a 
determination as to whether the development is exempt, categorically excluded, non
appealable or appealable. 

(D) Where, after the Executive Director's investigation, the Executive Director's determination 
is not in accordance with the City's determination, the Commission shall hold a hearing 
for the purpose of determining the appropriate designation for the area. The Commission 
shall schedule the hearing on the determination for the next Commission meeting in the 
appropriate geographic region following the City's request. 
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Sec. 9145.12. Finality of City Action . 
A local decision on an application for a development shall be deemed final when (1) the local 
decision on the application has been made and all required findings have been adopted, including 
specific factual findings supporting the legal conclusions that the proposed development is or is 
not in conformity with the certified local Coastal Program, and where applicable, with the Public 
Access and Recreation Policies of Chapter 3 of the Coastal Act; and (2) when all local rights of 
appeal have been exhausted as defined in Section 9145.16 of this Chapter. 

Sec. 9145.13. Final City Action M Notice. 
Within seven (7) calendar days of a final decision on an application for any development (except 
categorically excluded or exempt developments) the City shall provide notice of its action by first 
class mail to the Commission and to. any persons who specifically requested notice of such final 
action by submitting a self-addressed, stamped envelope to the City, (or where required, who paid 
a reasonable fee to receive such notice.) Such notice shall include conditions of approval and 
written findings and the procedures for appeal to the Coastal Commission. 

Sec. 9145.14. Failure to Act- Notice. 

(A) Notification by Applicant: If the City has failed to act on an application within. the time limits 
set forth in Government Code Section 65950-65957.1, thereby approving the development 
by operation of law, the person claiming a right to proceed pursuant to Government Code 
Sections 65950-65957.1 shall notify, in writing, the City and the Commission of his or her 
claim that the development has been approved by operation of law. Such notice shall 
specify the application which is claimed to be approved. 2. Notification by City: When the 
City determines that the time limits established pursuant to Government Code Sections 
65950-65957.1 have expired, the City shall, within seven (7) calendar days of such 
determination, notify any person entitled to receive notice pursuant to Section 00186 (a) 
that it has taken ·final action by operation of law pursuant to Government Code Sections 
65950-65957.1. The appeal period for projects approved by operation of law shall begin 
to run only upon the receipt of the City's notice in the Commission's Office. (This Section 
shall apply equally to a City determination that the project has been approved by operation 
of law and to a judicial determination that the project has been approved by operation of 
law). 

Sec. 9145.15. Local Government Action- Effective Date. 
A final decision of the City on an application for an appealable development shall become 
effective after the ten (1 0) working day appeal period to the Commission has expired or after the 
twenty-first (21st) calendar day following the final local action unless any of the following occur: 

(A) An appeal is filed in accordance with the Commission's regulations. 

(B) The notice of final local government action does not meet the requirements of Section 
9145.13 and 9145.14 . 
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(C) The notice of final local government action is not received in the Commission's Office 
and/or distributed to interested parties in time to allow for the ten (1 0) working day appeal 
period within the twenty-one (21) days after the local decision. When any of the 
circumstances in Section 9145.16 occur, the Commission shall, within five (5) calendar 
days of receiving notice of that circumstance, notify the City and the applicant that the 
effective date of the City action has been suspended. 

Sec. 9145.16. Exhaustion of Local Appeals. 

(A) An appellant shall be deemed to have exhausted local appeals for purposes of filing an 
appeal under the Commission's regulations and be an aggrieved person where the 
appellant has pursued his appeal to the City Council as required by this Chapter; except 
that exhaustion of all local appeals shall not be required if any of the following occur: 

(1) The City requires an appellant to appeal to more local appellate bodies than have 
been certified as appellate bodies for permits in the coastal zone, in the 
implementation section of the Local Coastal Progr""cim; 

{2) An appellant was denied the right of the initial local appeal by a local ordinance 
which restrict~ the class of persons who may appeal a local decision; 

(3) An appellant was denied the right of local appeal because local notice and hearing 
procedures for the development did not comply with the provisions of this Article; 

(4) The local government jurisdiction charges an appeal fee for the filing or processing 
of appeals. 1 

(B) Where a project is appealed by any two (2) members of the Commission, there shall be 
no requirement of exhaustion of local appeals. Provided, however, that the City may 
provide, by ordinance, that notice of Commission appeals may be transmitted to the local 
appellate body (which considers appeals from the local body that rendered the final 
decision), and the appeal to the Commission may be suspended pending a decision on 
the merits by that local appellate body. If the decision of the local appellate body modified 
or reversed the previous decision, the Commissioners shall be required to file a new 
appeal from that decision. 

Sec. 9145.17. Expiration of the Coastal Development Permit. 
A notice to issue a coastal development permit shall be valid for two {2) years from the date of 
this final City action upon the application. Each notice to issue or each permit shall contain a 
statement that any request for an extension of the time of commencement shall be applied for 
prior to expiration of the permit. 

Where the local government would ordinarily require an appeal fee for the processing of appeals 
within the appealable areas of the coastal zone, the· City may elect to waive the appeal fee and 

• 

• 

apply to the Commission for a reimbursement of that fee through an SB 90 Claim, or similar • 
reimbursement process. . 
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Sec. 9145.18. Permit Amendment. 
Upon application by the permittee, a permit may be amended by the approving authority. 
Application for and action on an amendment shall be accomplished in the same manner as 
specified by this Chapter for initial approval. 

Sec. 9145.19. Open Space Dedication Procedures. 

RE: Local Coastal Program Regulations 00188.5 

All coastal development permits subject to conditions of approval pertaining to public access and 
open space or conservation easements shall be subject to the following procedures: 

(A) The Executive Director of the Commission shall review and approve all legal documents 
specified in the conditions of approval of a coastal development permit for public access 
and conservation/open space easements. 

-.; ;..·i· 

(1) Upon completion of permit review by the local government and prior to the 
issuance of the permit, the local government shall forward a copy of the permit 
conditions and findings of approval and copies of the legal documents to the 
Executive Director of the Commission for review and approval of the legal 
adequacy and consistency with the requirements of potential accepting agencies. 

(2) The Executive Director of the Commission shall have fifteen (15} working days 
from receipt of the documents in which to complete the review and notify the 
applicant of recommended revisions if any. 

(3) The City may issue the permit upon expiration of the fifteen (15) working day 
period if notification of inadequacy has not been received by the City within that 
time period. 

(4) If the Executive Director has recommended revisions to the applicant, the permit 
shall not be issued until the deficiencies have been resolved to the satisfaction of 
the Executive Director; or 

(B) If the City requests, the Commission shall delegate the authority to process the 
recordation of the necessary legal documents to the City if the City demonstrates the 
willingness and ability to accept, open, and operate and maintain the easements and 
grants required as a condition of approval of coastal development permits subject to the 
following: 

(1) Upon completion of the recordation of the documents that the City shall forward 
a copy of the permit conditions and findings of approval and copies of the legal 
documents pertaining to the public access and open space conditions to the 
Executive Director of the Commission. 
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PART46-AMENDMENTS 

Sec. 9146.1. General. 
Except as otherwise provided in this Chapter, any amendment to this Chapter shall be initiated 
and adopted as other ordinances are amended or adopted. 

Sec. 9146.2. Initiation. 

(A) Any amendment to this Chapter which changes any property from one (1) District to 
another District, or imposes any regulation upon property not theretofore imposed, or 
removes or modifies any such regulation, shall be initiated and adopted as hereinafter set 
forth in this Chapter. 

(B) Any amendment of the nature specified subsection (A) may be initiated by: 

(1) Filing with the City Planning Commission of a ResolutiGn of Intention of the Cit;: 
Council of the City of Grover Beach; 

(2) Passage of a Resolution of Intention by the Planning Commission; or 

(3) Filing with the Planning Commission of an application by one (1) or more record 
owners of property which is the subject of the proposed amendment or their 
authorized agents. Such application for amendment shall be on a form designated 
therefore by the Community Development Department and shall be accompanied 
by a fee as set by the City Council. 

Sec. 9146.3. Planning Commission Public Hearing. 

(A) Upon receipt of an application or Resolution of Intention of Amendment the Planning 
Commission shall set a date for a public hearing hereon but not later than forty-five (45) 
days after certification or adoption of any associated environmental document. 

(B) Public Notice: 

(1) Notice of public hearing shall be given as required by Section 919144.9 of this 
Chapter and as provided by state law. 

(2) Additional notice of the time and place of such hearing and the purpose thereof 
shall be given by posting at least three (3) public notices thereof not less than ten 
(1 0) days prior to such hearing along the streets upon which the property proposed 
to be affected abuts. Each such notice shall consist of the words "Notice of 
Proposed Zoning Change" in letters not less than one (1) inch in height and, in 
addition thereto, a statement in small letters setting forth a general description of 
the property proposed to be affected, the time and place of the public hearing 
thereon, and such other information as the Planning Commission deems to be 
necessary. 
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(3) Any failure to post public notices as aforesaid shall not invalidate any proceedings 
for the amendment of this Zoning Ordinance. 

{C) After the close of the public hearing or continuations thereof, the Planning Commission 
shall make a report of its recommendation and reasons therefore with respect to the 
proposed amendment. The Commission's report shall include a list of persons who 
testified at the hearing, a summary of the facts adduced at the hearing, and copies of any 
maps or data and/or documentary evidence submitted in- connection with the proposed 
amendment. A copy of such recommendation shall be transmitted to the City Council 
within ninety (90) days after the notice of hearing .thereon provided, however, that such 
time may be extended with the consent of the City Council or the petitioner for such 
amendment. 

Sec. 9146.4. City Council Action. 
Subject to the provisions of Section 9146.6, upon receipt of the recommendation of the Planning 
Commission, the City Council shall hold a public hearing thereon after giving notice thereof as 
required by law. After the conClusion of such hearing the City Council, within one (1) year, may 
approve, modify, or disapprove the recommendation of the Planning Commission. 

Sec. 9146.5. Referral Back to Planning Commission. 
Any modification of the proposed amendment as recommended by the Planning Commission shall 
first be referred to the Planning Commission for report and recommendation. The Planning 

• 

Commission need not hold a public hearing thereon. Failure of the Planning Commission to • 
report to the City Council within forty (40) days of the date of reference shall be deemed to be 
approval of the proposed modification. 

Sec. 9146.6. Planning Commission Disapproval. 
If the Planning Commission has recommended against an amendment which would change 
property from one zoning District to another, the City Council need not take further action thereon 
unless an interested party shall request a public hearing. Such request shall be filed with the City 
Clerk not more than five (5) working days after the Planning Commission has filed its 
recommendations with the City Council. The City Council shall then proceed as provided in 
Section 9146.4 and 9146.5. · 
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PART 47 - INTERPRETATION 

Sec. 9147.1. Conflicts and Clarification. 
Except as specifically provided herein this Chapter shalf not be interpreted to repeal, abrogate, 
annul, or in any way affect any existing provision of any law or ordinance or regulations or permits 
previously adopted or issued relating to the erection, construction, moving, alteration or 
enlargement of any building or improvement provided, however, in any instances where this 
Chapter imposes greater restrictions upon the erection, construction, establishment, moving, 
alteration or improvement of buildings or the use of any building or structure or land than is 
imposed or required by an existing law, ordinance or regulation, the provisions of this Chapter 
shall control. 

Sec. 9147.2. Determinations. 
Whenever the Planning Commission of the City of Grover Beach is called upon to determine 
whether or not the use of land or any structure in any District is similar in character to the 
particular !.!Ses allowed in a District, the Commission shall consider the following factors as criteria 
fortheir determination: · 

(A) Effect upon the public health, safety and general welfare of the neighborhood involved and 
the City at large. 

(B) Effect upon traffic conditions . 

(C) Effect upon the orderly development of the area in question and the City at large in regard 
to the City's General Plan. 

Sec. 9147.3. Appeals of Interpretation. 

(A) The Planning Commission shall have the power to hear and decide appeals based on the 
enforcement or interpretation of the provisions of this Chapter. 

(B) In case the applicant is not satisfied with the action of the Planning Commission on the 
appeal, an appeal may be filed in writing, within five (5) working days, to the City Council. 

{1) Notice shall be given to the Planning Commission of such appeal and a report 
shall be submitted by the Community Development Department to the Cify Council 
setting forth the reasons for the action taken by the Commission. Such report 
shall be submitted in writing or by representation at the hearing. 

(2) The City Council shall render its decision within forty-five (45) days after the filing 
of such appeal. 
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PART 48- DEFINITIONS 

Sec. 9148.1. Definitions. 
For the purpose of this Chapter certain terms are hereby defined. Words used in the present 
tense shall include the future; words used in the singular shall include the plural; the word "shall" 
is mandatory; and the word "may" is permissive. 

Definitions of the terms used in this Chapter are set forth as follows: 

Abut: To physically touch or border upon; or to share a common property line but not overlap. 

Adult: A person 18 years of age and older. 

Adult Bookstore: An establishment having as a substantial or significant portion of its stock in 
trade, books, magazines, or other periodicals which are distinguished or characterized by their 
emphasis on matter depicting, describing or relating to a specified sexual activity or a specified 
anatomical area {as defined in this chapter), or an establishment with a segment c:- section 
devoted to the sale or display of such material. 

Adult Motion Picture Theater: An enclosed building with a capacity of fifty (50) or more persons 
used for presenting material distinguished or characterized by an emphasis on matter depicting, 
describing or relating to a specified sexual activity or a specified anatomical area (as defined in 
this chapter) for observation by patrons therein. 

Adult Mini-Motion Picture Theater: An enclosed building with a capacity for less than fifty (50) 
persons used for presenting material distinguished or characterized by an emphasis on matter 
depicting, describing or relating to a specified anatomical area or a specified sexual activity (as 
defined in this chapter) for observation by patrons therein. 

Adult-Oriented Recreation Business: The following described businesses are deemed to be 
adult-oriented recreational businesses, and shall only be permitted in the Central Business District 
(C-B-D). 

(a) Adult bookstores. 
(b) Adult motion picture theaters. 
(c) Adult mini-motion picture theaters. 
(d) Cabarets. 
(e) Coin-operated adult entertainment facilities. 
(f) Massage parlors. 
(g) Body painting studios. 
(h) Dance halls. 
(i) Model studios. 
(k) Sexual encounter studios and rap parlors. 
(I) Drug paraphernalia businesses. 

Alley: A public or private thoroughfare which affords only a secondary means of access to 
abutting property. · 
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Antique Store: A retail store in which at least sixty (60) percent of the floor area of the portion .i. 
of the building that is open to the public is devoted solely to works of art, furniture, jewelry, or 
handicrafts that are over one hundred (1 00) years old. 

Apartment: Any building or portion thereof which is designed and built for occupancy of four (4) 
or more families .. 

Block: All property fronting upon one (1) side of a street between intersecting and intercepting 
streets, or between a street and a railroad right-of-way, waterway, dead-end street or 
unsubdivided land. An intercepting street shall determine only the boundary of the block on the 
side of the street which it intercepts. 

Boarding House: A dwelling other than a hotel where lodging for three (3) or more persons is 
provided for compensation. 

Body Painting Studio: A business establishment wherein the patrons may apply paint or similar 
matter to an unclothed or partially unclothed person. 

Building: Any structure having a roof supported by columns or by walls and designed for the 
shelter or housing of any person, animal, or chattel and having a fixed location upon the ground. 

Build~ng, Accessory: A subordinate building, including ~halters of pools, the use of which is 
incidental to that of the main building. 

Building, Main: A building in which is conducted the principal use of the lot and/or building site : ....... . 
on which it is situated. 

Building Site: A lot or parcel of land, in single or joint ownership, and occupied or to be 
occupied by a main building and accessory buildings, or by a dwelling and its accessory buildings, 
together with such open spaces as are required by the terms of this Chapter and having its 
principal frontage on a street, road, highway or waterway. 

Business, Retail: The retail sale of any article, substance, or commodity, within a building, but 
not including the sale of lumber or other building materials. 

Business, Wholesale: The wholesale handling of any article, substance, or commodity, but not 
including the handling of lumber or other building materials or the outside storage or sale of any 
material or commodity, and not including the processing or manufacture of any product or 
substance. 

Cabaret: A place of business which features topless dancers, bottomless dancers, go-go 
dancers, exotic dancers, strippers, male or female impersonators or similar entertainers. 

Caretaker's Residence: A dwelling unit accessory to a principal use on a site and intended for 
occupancy on the same site, as a caretaker, security guard, servant, or similar position generally 
requiring residence on the site. 
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Club: A group of people organized for a common non-profit purpose to pursue common goals, 
interests, or activities and usually characterized by certain membership qualifications, payment 
of fees or dues, regular meetings, and a constitution or bylaws. 

Coin-operated Adult Entertainment Facility: A business establishment containing one or more 
coin-operated entertainment devices, such as moving picture apparatus or similar devices, which 
depict a specified anatomical area or a specified sexual activity (as defined in this chapter) for 
observation by patrons therein. 

Combining District: Any District in which the general District regulations are combined with 
those special Districts defined in Section 9102.2 hereof for the purpose of additional special 
regulations. 

Congregate Living Health Facility: A residential home with a capacity of no more than six (6) 
beds, which provides inpatient care in a noninstitutional, homelike environment, including the 
following basic services: medical supervision, 24•hour skilled nursing and supportive care, 
pharmacy, dietary, social recreational, and at least one type of the following services: 

(a) 

(b) 

(c) 

Services for persons who are mentally alert and physically disabled, who may be ventilator 
dependent. 
Services for persons who have a diagnosis of terminal illness. Terminal illness means the 
individual has a life expectancy of six (6) months or less as stated in writing by his or her 
attending physician or surgeon. 
Services for persons who are catastrophically and severely disabled. A catastrophically 
and severely disabled person means a person whose origin of disability was acquired 
through trauma or nondegenerative neurologic illness, for whom it has been determined 
that active rehabilitation would be beneficial and to whom these services are being 
provided. Service offered by a congregate living health facility to a catastrophically 
disabled person shall include, but not be limited to, speech, physical, and occupational 
therapy. 

Contiguous Parcels: Adjacent parcels of land even if separated by roads, streets, alleys, utility 
easements, or railroad rights-of-way. 

Convenience Store: A small-scale retail establishment offering for sale prepackaged food 
products, household items, newspapers and magazines, and sandwiches and other freshly 
prepared foods, such as salads, for off-site consumption. 

Corner Lots, Side and Front of: For the purpose of this Chapter, the narrowest frontage of a 
corner lot facing the street is the front, and the longest frontage facing the intersecting street is 
the side, irrespective of the direction in which the dwelling faces. 

Court: An open, unoccupied space, other than a yard, which is bound on two (2) or more sides 
by a building or buildings on the same lot. 

Dance Hall: A business establishment wherein patrons thereof may dance with another person 
for a fee other than a price of admission to such establishment. 
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District: A portion of the City within which certain uses of land and buildings are permitted or 
prohibited and within which certain yards and other open spaces are required and certain height • 
limits are established for buildings, all as set forth and specified in this Chapter. 

Drug Paraphernalia Business: An establishment having as a substantial or significant portion 
of its stock in trade items specified in Section 3220 of the City of Grover Beach Municipal Code. 

Drugstore: A store where the primary business is the filling of medical prescriptions and the sale 
of drugs, medical devices and supplies, and nonprescription medicines but where nonmedical 
products, such as candy, cards, and cosmetics, may be sold as well. 

Dwelling: A building or portion thereof designed exclusively for residential occupancy, including 
one-family, two-family, three-family dwellings and apartments, multiple-family dwellings, but not 
including hotels, motels or boarding houses. 

Dwelling, Single-Family: A building containing not more than one (1) kitchen and designed for 
or used to house not more than one (1) family, including all necessary employees of such family. 

Dwelling, Two-Family or Duplex: A building containing not more than two {2) kitchens, 
designed and/or used to house not more than two {2) families, living independently of each other, 
including all necessary employees of each such family. 

Dwelling, Three-Family or Triplex: A building containing not more than three (3) kitchens, 
designed and/or used to house not more than three (3) families, living independently of each 
other, including all necessary employees of each such family. 

Dwelling, Multiple: A building or portion thereof, used and designed as a residence for four (4) 
or more families living independently of each other and doing their own cooking in said building, 
including apartment houses, apartment hotels and flats, but not including motels, boarding houses 
or hotels. 

Dwelling Group: A group of two {2) or more detached or semi-detached, one-family, two-family, 
three-family, or multiple dwellings occupying a parcel of land in one (1) ownership and having any 
yard or court in common, but not including automobile courts. 

Family: A group of individuals living together in a dwelling unit as a single housekeeping unit 
under a common housekeeping management plan based on an intentionally structured 
relationship providing organization and stability. A family shall be deemed to include necessary 
servants. · 

Family Day Care Home: A home which regularly provides care, protection, and supervision of 
twelve (12) or fewer children, in the providers own home, for periods of less than 24 hours per 
day, while the parents or guardians are away, unless otherwise provided in Section 1597.41 of 
the State Health and Safety Code. 

Fence: Any structural device, other than a wall of a building, forming a physical barrier by means 
of hedge, wood, mesh, metal, chain, brick, stake, plastic or other similar materials. 
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Garage or Carport: Accessible and usable covered space of not less than ten (10) feet wide x 
twenty (20) feet deep interior dimensions for storage of automobiles. 

Gasoline Service Station: An occupancy which provides for the retail sales of gasoline or 
petroleum products by means of pump or metering device and complies with applicable provisions 
of the Municipal Code. A gasoline service station may also provide servicing of motor vehicles 
and operations incidental thereto if limited to: 

(a) retail sale of petroleum products and automotive·accessories. 
(b) automobile washing by hand or machine. 
(c) waxing and polishing of automobiles. 
(d) tire changing and repairing (excluding re-capping). . 
(e) battery service, charging and replacement, not including repair and rebuilding. 
{f) radiator cleaning and flushing, excluding steam cleaning and repair. 
(g) installation of accessories. 
(h) convenience goods, such as snack food, tobacco, drinks, and newspapers. 

A gasoline service station may also inclt.lde the following operations if conducted within a building: 

(a) 
(b) 

(c) 

lubrication of motor vehicles 
brake servicing, limited to servicing and replacement of brake cylinders and brake shoes; 
wheel balancing 
the testing, adjustment and replacement of carburetors, coils, condensers, distributor caps, 
fan belts, filters, generators, points, rotors, spark plugs, voltage regulators, water and fuel 
pumps, water hoses and wiring; smog checking. 

Guest Quarters: Living quarters, of a permanent type of construction and without kitchens or 
• cooking facilities, located either in an accessory building or attached to the main dwelling unit on 

a lot, and where no compensation in any form is received or paid. 

Health Facility: Any facility, place, or building which is organized, maintained, and operated for 
the diagnosis, care, prevention, and treatment of human illness, physical or mental, including 
convalescence and rehabilitation and including care during and after pregnancy, or for one or 
more of these purposes, for one or more persons, to which the persons are admitted for a 24-
hour stay or longer. 

Height of Building: The vertical distance from the average level of the highest and lowest point, 
measured from natural grade, of that portion of the lot covered by the building to the topmost 
point of the roof excluding elevator rooms, chimneys, ventilating and air conditioning equipment, 
unless otherwise specified in this Chapter. Natural grade shall be determined by the Community 
Development Department through the use of the best available information. 

High Occupancy Residential Use: Any dwelling, other than a residential care facility as defined 
in Section 9148.2 of this code or a group home operated by a non-profit organization for the 
elderly, disabled, single parents, or battered spouses, in the R-A, C·R-A, R-1, C-R-1, or C-P.-R·1 
Zoning Districts when the occupancy of the dwelling consists of six or more adults. 

Home Occupation: Any business activity carried out for gain by a resident and conducted as 
a customary, incidental, and accessory use in the resident's dwelling unit. 
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Hotel: A single building or a group of detached or semi~detached buildings containing guest 
rooms or apartments, which group is designed and used primarily for the accommodation of 
transient travelers. 

Intermediate Care Facility: A health facility which provides inpatient care to ambulatory or 
nonambulatory patients who have recurring need for skilled nursing supervision and need 
supportive care, but who do not require availability of continuous skilled nursing care. 

Junk Yard: More than one hundred (100} square feet of the area of any lot used for the storage 
of junk, including scrap metals, salvage or other scrap materials, or for the dismantling or 
wrecking of automobiles or other vehicles or machinery whether for sale or storage. 

Kennels: Any premises where four (4) or more dogs, cats, or fowl are maintained for breeding 
purposes, boarded or cared for, or are kept there for the purposes of sale. 

Kitchen: Any room other than a garage that contains a refrigeration unit and running water. 

·t.arge Family Day Care Home: A home that provides family day care to 7 to 12 children, 
inclusive, including children under the age of 10 years who reside at the home, unless otherwise 
provided in Section 1597.41 of the State Health and Safety Code. 

Lodge: The place where members of a local chapter of a non-profit association or fraternal, 
cultural, or religious organization hold their meetings. 

Lot: See "Building Site". 

Lot coverage: The portion of the lot that is covered by 
buildin.gs or structures, excluding any covered patio 
structure that is used solely for· general open use, 
gazebos, covered entry ways or porches that are open 
on at least two side, and swimming pools. (See 
Figure 7.) 

Lot Depth: The average horizontal distance between 
the front and rear lot lines, measured in the direction of 
the side lot lines. 

Lot, Flag: A lot predominantly situated behind another 
lot and having access to a street by means of a narrow 
portion of the flag lot extending out to the street. 

Lot Line: A line separating the front yard from a street, 
the side yard from a street or adjoining property; the 
rear yard or side yard from an alley or street or 
adjoining property. 

~ COVERED AREA 

Figure 7: Lot Coverage 

Lot Line, Front: The shortest dimension of a lot fronting on a street. 
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Lot Line, Rear: The lot boundary opposite, or approximately opposite the front lot line; in the 
case of a triangular or gore-shaped lot, a line ten (1 0) feet in length, within the lot, parallel to and 
at the maximum distance from the front line of the lot. · 

Lot Line, Side: Any lot boundary not a front or rear lot line. 

Lot, Through: A lot having frontage on two {2) parallel or approximately parallel streets. 

Lot, Width: The horizontal distance between the side lot lines measured at right angles to the 
lot depth, at the required front yard setback line. 

Massage Parlor: A massage establishment as defined in Section 3900 et. seq. of the Grover 
Beach Municipal Code. 

Mixed Use Development: The development of a lot or building with two or more different land 
· uses, such as residential, commercial, industrial, or public. 

Mobllehome~· :A vehicle other than a motor vehicle which is: (a) designed to be used for human 
habitation; (b) designed so that it can be drawn by a motor vehicle. Not included are travel 
trailers as defined herein. 

Mobilehome Parks: Any tract of land where one (1) or more mobilehome lots are rented or 
leased to accommodate mobilehomes. 

Model Studio: A business establishment wherein the patrons may view, paint, draw or 
photograph a live model who is unclothed or partially unclothed. 

Motel: See "Hotel" 

Nonconforming Lot: A lot, the area, dimensions, or location of which was lawful prior to the 
adoption, revision, or amendment of this Chapter, but that fails to conform to the present 
requirements of this Chapter by reason of such adoption, revision, or amendment. 

Nonconforming Parking: A parking arrangement, which was lawful prior to the adoption, 
revision, or amendment of this Chapter, but that fails to conform to the number of parking spaces 
for a use or the parking design standards of this Chapter by reason of such adoption, revision, 
or amendment. 

Nonconforming Structure: A structure, which lawfully existed prior to the adoption, revision, or 
amendment of this Chapter, but does not comply with one or more of the property development 
standards of this Chapter by reason of such adoption, revision, or amendment. 

Nonconforming Use: A use of land or building, which use was lawful prior to the adoption, 
revision, or amendment of this Chapter, but that fails to conform to the present requirements of 
this Chapter by reason of such adoption, revision, or amendment. 

Office, General: A business establishment for rendering of service or administration, but 
excluding retail sales . 
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Office, Professional: An office for the conduct of any one of the following uses: accountant, 
architect, attorney, broker, business consulting, chiropractor, collection agency, counseling office, .". 
dentist, doctor, engineer, insurance office, optician, private detective, surveyor, or any other 
similar use which the Planning Commission finds to be consistent with the uses and intensity of 
the uses set out above. 

Outdoor Sates: Sales of items of merchandise which are regularly stored or displayed outside 
of a building where any of such items are visible from a point on public right-of-way. 

Outdoor Storage: The keeping, in an unenclosed area, of any goods, junk, material, 
merchandise, or vehicles in the same place for more than twenty-four (24) hours. 

Parking Space: An accessible and usable space on the building site, or adjacent lot, with the 
minimum dimensions set forth in the City Standards and Specifications, for the parking of one (1) 
automobile. 

Person: Includes any individual, city, county, or city and county, partnership, corporations, 
cooperatives, association, trust or any other legar entities, including the State of California and 
the Federal Government. 

Pharmacy: A place where drugs and medicines are prepared and dispensed. 

Recovery or Treatment Facility: Any premises, place, or building that provides 24-hour 
residential nonmedical services to adults who are recovering from problems related to alcohol, 
drug, or alcohol and drug misuse orabuse, and who need alcohol, drug, or alcohol and drug 
recovery treatment or detoxification services. 

Recreational Vehicle: Any motor vehicle which is designed for human habitation. Included are 
trucks on which a camping facility has been installed, eitber permanently or temporarily. 

Refreshment Stand: An establishment where food and/or beverages are sold in a form ready 
for consumption, where all or a significant portion of the consumption takes place or is designed 
to take place outside the confines of the establishment, and where ordering and pickup of food 
takes place by pedestrians. 

Residential Care Facility: Any family home, group care facility, or similar facility for 24-hour 
non-medical care of persons in need of personal services, supervision, or assistance essential 
for sustaining the activities of daily living or for the protection of the individual. 

Rooming House: See "Boarding House" 

Salvage Yard: Any premises where machinery, vehicles, structures, fabricated parts, or other 
materials are stored, wrecked or disassembled in any manner. 

Second Hand Store: A retail store devoted primarily to the sale of used· goods normally 
consisting of household discards. This definition does not apply to specialty stores such as book 
stores, antique stores, jewelry stores, or stamp and coin shops. 
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Service Buildings: Sujldings which are customarily and regularly found within mobilehome parks 
and travel trailer and recreation vehicle parks. Included are recreational buildings, laundries, 
offices, storage buildings, bathhouses, garages and carports. 

Service Yard: An occupancy which is for the purpose of storage of construction materials or 
equipment outside of a building. 

Setback Lines: A line established by this Chapter to govern the placement of buildings or 
structures with respect to lot lines, streets or alleys. 

Sexual Encounter Studio and Rap Parlor: A business establishment wherein the patrons 
thereof are invited to discuss sexual matters or engage in sexual activities with an unclothed or 
partially unclothed person and who pay a fee for such discussion or activities: provided, however, 
that this definition shall not encompass any sexual activities or practices prohibited under the laws 
of the state and does not constitute a condonation of any sexual activities by the City. This 
definition does not include therapy sessions conducted by physicians, therapists and counsellors . 
licensed and regulated by the state . 

• ·~ < ' _,.,, - ~ 

Sight Triangle: A triangular-shaped portion of land established at street intersections in which 
nothing is erected, placed, or planted, or allowed to grow in such a manner as to limit or obstruct 
the sight distance of motorists entering or leaving the intersection. 

Signs: See Article IX, Chapter 4 of the Municipal Code. 

Single Housekeeping Unit: Two or more persons who, except for bedrooms, have common use 
and access to all portions of the building, garages, driveways, yard areas, and storage 
compartments of a dwelling unit. 

Skilled Nursing Facility: A health facility which provides skilled nursing care and supportive 
care to patients whose primary need is for availability of skilled nursing care on an extended 
basis. 

Specialized Food Store: A retail store specializing in a specific type or class of foods, such as 
an appetizer store, bakery, butcher (with no slaughtering of animals), delicatessen, fish market, 
gourmet shop, or produce store. 

Specified Anatomical Areas: Specified anatomical areas are defined as: 

(a) Less than completely and opaquely covered: 
(1) Human genitals, pubic region 
(2) Buttocks 
(3) Female breasts below a point immediately above the top of the areola; and 

(b) Human male genitals in a discernibly turgid state, even if completely or opaquely covered. 
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Specified Sexual Activities: Specified sexual activities are defined as: 

(a) 
(b) 
(c) 

Human genitals in a state of sexual stimulation or arousal; 
Acts of human masturbation, sexual intercourse or sodomy; 
Fondling or other erotic touching of human genitals, pubic region, buttocks or female 
breasts. 

Storage Yard: Any premises where there is the storage of discarded, used or manufactured 
apparatus, lumber, building materials, equipment, motor vehicles, automobile parts, scrap metals, 
appliances, paper, crockery, furniture, or other manufactured or assembled items, whether or not 
for purposes of sale. Any of the practices or operations set forth in this Section carried on entirely 
within a walled and roofed building shall be exempted from the definition of a "storage yard." 

Street: A public or private thoroughfare which affords principal means of access to abutting 
property, including avenue, street, place, way, court, drive, land, boulevard, highway, road, or any 
other thoroughfare except an alley as defined herein. 

Street Line: The boundary between a street right-of-way and:property. 

Structure: Anything constructed or erected, the use of which requires location on or in the 
ground. 

Tandem parking: The arrangement of parking where no more than two cars are arranged in 
tandem, one in front of the other. 

• 

Travel Trailer: A vehicle, other than a motor vehicle, which is designed to be used for human •. 
habitation and for travel or recreational purposes having a length of not to exceed forty (40) feet. 
It must be designed to be drawn by a motor vehicle and pulled upon a public highway without a 
speci~ permit or a chauffeur's license in accordance with the Vehicle Code of the State of 
California. 

Travel Trailer and Recreation Vehicle Park: Any area or tract of land where one (1) or more 
lots are rented for a relatively short-term occupancy to owners or users of travel trailers or 
recreation vehicles. 

Use: The purpose for which land or a building is designed, arranged, or intended or for which 
either land or building is or may be occupied or maintained. 

Use, Accessory: An accessory use is one that is customarily incidental to that of the main 
building or to the main use of the land. It is located in the same zone as the main building or use 
or in a less restrictive zone and is on the same lot with the main building or use. 

Veterinary Hospital or Veterinary Clinic: Any premises used for the care, treatment, or 
boarding of large or small animals, including, but not limited to dogs, cats, horses, cattle and fowl. 

Wet Bar: A room within a residence that contains a refrigeration unit not in excess of 4.5 cubic 
feet in capacity and a single sink not in excess of 960 cubic inches of volume. 
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Yard: An open space that lies between the principal 
building or buildings and the nearest lot line. The minimum 
required yard as set forth in this Chapter is unoccupied 
and unobstructed from the ground upward, except as 
otherwise permitted in this Chapter. 

Yard, Front: A yard extending across the front of the lot 
between the side lot lines and measured from the front line 
of the lot to the nearest line of the main building. (See 
Figure 8.) 

Yard, Rear: A yard extending across the full width of the 
lot and measured between the rear line of the lot and the 
nearest line of the main building. (See Figure 8.) 

Yard, Side: Any yard between the side line of the lot and 
the nearest line of the building and extending from the 
front yard to the rear yard. (See Figure 8.) 

Sec. 9148.2. Coastal Act Definitions. 
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Figure 8: Yards 

Definitions of the terms used in the Coastal Act, which can be found in Section 301 00 et. seq. of 
the Public Resources Code of the State of California and apply to properties within the Coastal 
Zone, have been reprinted and are set forth as follows: 

Aggrieved Person: Any person who, in person or through a representative, appeared at a public 
hearing of the City in connection with the decision or action appealed, or who, by other 
appropriate means prior to a hearing, informed the City of the nature of his concerns or who for 
good cause was unable to do either. • 

Allowable Use: Any use allowed by right which does not require a public hearing or any 
discretionary or non-discretionary permit of the approving authority. 

Appealable Development: In accordance with Public Resources Code Section 30603 (2), any 
of the following: 

{a) Developments approved by the local government between the sea and the first public road 
paralleling the sea or within 300 feet of the inland extent of any beach or of the mean high 
tide line of the sea where there is no beach, whichever is the greater distance. 

(b) Developments approved by the local government not included within paragraph (a) of this 
section, located on tidelands, submerged lands, public trust lands, within one hundred 
(100) feet of any wetland, estuary, stream or within three hundred (300) feet of the top of 
the seaward face of any coastal bluff. 

(c) Any development approved by the Coastal city that is not designated as the principal 
permitted use under the zoning ordinances or zoning district map approved pursuant to 
Chapter 6 of the Coastal Act (commencing with Section 30500.) 
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(d) Any development which constitutes a major public works project or a major energy facility. 
The phrase "major public works project or a major energy facility" as used in Public 
Resources Code Section 30603 (a) (5) and these regulations shall mean any proposed 
public works project as defined by S 13012 of the Coastal Commission Regulations (Title 
14 California Administrative Code, Division 5.5) or energy facility as defined by Public 
Resources CodeS 30107. 

Appellant: Any person who may file an appeal and includes an applicant or any aggrieved 
person. 

Applicant: The person, partnership, corporation, state or local government agency applying for 
a coastal development permit. 

Approving Authority: The City Officer, Planning Commission or Council approving a coastal 
development permit. 

Categorically Excluded Development: A development (upon request of the city, public agency, 
or other person) by which the Coastal Commission has determined pursuant to Section 30610 
(e) of the Public Resources Code to have no potential for significant adverse environmental 
effects and, therefore, has issued an exclusion in accordance with the applicable restrictions. 

Coastal Commission: • 
(a) "Commission" means the California Coastal Commission. Whenever the term California 

Coastal Zone Conservation Commission appears in any law, it means the California 

• 

Coastal Commission. • 
(b) "Regional Commission" means any regional coastal commission. Whenever the term 

regional coastal zone conservation commission appears in any law, it means the regional 
coastal commission. 

Coastal-Dependent Development or Use: Any development or use which requires a site on, 
or adjacent to, the sea to be able to function at all. 

Coastal Development Permit: A letter or certificate issued; by the City in accordance with the 
provisions of this chapter, after the applicant has submitted all necessary supplementary 
documentation required to satisfy the conditions precedent in the notice to issue a coastal 
development permit. 

Coastal Plan: The California Coastal Zone Conservation Plan prepared and adopted by the 
California Coastal Zone Conservation Commission and submitted to the Governor and the · 
Legislature on December 1, 1975, pursuant to the California Coastal Zone Conservation Act of 
1972 (commencing with Section 27000). 

(a) "Coastal Zone" means that land and water area of the State of California from the Oregon 
border to the border of the Republic of Mexico, specified on the maps identified and set 
forth in Section 17 of that chapter of the Statutes of the 1975-76 Regular Session enacting 
this division, extending seaward to the state's outer limit of jurisdiction, including all 
offshore islands, and extending inland generally 1,000 yards, from the mean high tide line 
of the sea. In significant coastal estuarine, habitat, and recreational areas it extends 
inland to the first major ridgeline paralleling the sea or five miles from the mean high tide 
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line of the sea, whichever is less, and in developed urban areas the zone generally 
extends inland less than 1,000 yards. The Coastal Zone does not include the area of 
jurisdiction of the San Francisco Bay Conservation and Development Commission, 
established pursuant to Title 7.2 (commencing with Section 66600) of the Government 
Code, nor any area contiguous thereto, including any river, stream, tributary, creek, or 
flood control drainage channel flowing into such area. 

(b) The Commission shall, within 60 days after its first meeting, prepare and adopt a detailed 
map, on a scale of one inch equals 24,000 inches for the coastal zone and shall file a 
copy of such map with the county clerk of each coastal county. The purpose of this 
provision is to provide greater detail than is provided by the maps identified in Section 17 
of that chapter of the Statutes of the 1975-76 Regular Session enacting this division. The 
Commission may adjust the inland boundary of the coastal zone the minimum landward 

· distance necessary, but in no event more than 100 yards, or the minimum distance 
seaward necessary, but in no event more than 200 yards, to avoid bisecting any single 
lot or parcel or to conform it to readily identifiable natural or manmade features. 

Coastal-Related Development: Any use that is dependent on a coastal-dependent development 
or use. 

Conditional Use: Any use which requires a public hearing. 

Development: On land, in or under water, the placement or erection of any solid material or 
structure; discharge or disposal of any dredged material or any gaseous, liquid, solid, or thermal 
waste; grading, removing, dredging, mining, or extraction of any materials; change in the density 
or intensity of use of land, including, but not limited to subdivision pursuant to the Subdivision 
Map Act (commencing with Section 66410 of the Government Code), and any other division of 
land, including lot splits, except where the land division is brought about in connection with the 
purchase of such land by a public agency for public recreational use; change in the intensity of 
use of water, or of access thereto; construction, reconstruction, demolition, or alteration of the size 
of any structure, including any facility of any private, public, or municipal utility; and the removal 
or harvesting of major vegetation other than for agricultural purposes, kelp harvesting, and timber 
operations which are in accordance with a timber harvesting plan submitted pursuant to the 
provisions of the Z'berg-Nejedly Forest Practice Act of 1973 (commencing with Section 4511 ). 

As used in this section, "structure" includes, but is not limited to, any building, road, pipe, flume, 
conduit, siphon, aqueduct, telephone line, and electrical power transmission and distribution line. 

Energy Facility: Any public or private processing, producing, generating, storing, transmitting, 
or recovering facility for electricity, natural gas, petroleum, coal, or other source of energy. 

Environmentally Sensitive Area: Any area in which plant or animal life or their habitats are 
either rare or especially valuable because of their special nature or role in an ecosystem and 
which could be easily disturbed or degraded by human activities and developments. 

Feasible: Capable of being accomplished in a successful manner within a reasonable period of 
time, taking into account economic, environmental, social, and technological factors. 

Fill: Earth or any other substance or material, including pilings placed for the purposes of 
erecting structures thereon, placed in a submerged area. 
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Implementing Actions: The ordinances, regulations, or programs which implement either the 
provisions of the certified Local Coastal Program or the policies of this division and which are • 
submitted pursuant to Section 30502. 

Land Use Plan: The relevant portion of a local government's general plan, or local coastal 
element which is sufficiently detailed to indicate the kinds, location, and intensity of land uses, the 
applicable resources protection and development policies and, where necessary, a listing of 
implementing actions. 

Local Coastal Element: That portion of a general plan applicable to the coastal zone which may 
be prepared by local government pursuant to this division, or such additional elements of the local 
government's general plan prepared pursuant to subdivision (k) of Section 65303 of the 
Government Code, as such local government deems appropriate. 

Local Coastal Program: The City's land use plan, zoning ordinances, zoning maps, and other 
implementing actions certified by the Coastal Commission as meeting the requirements of the 
California Coastal Act of 1976. 

Local Government: Any chartered or general law city, chartered or general law county, or any 
city and county. 

Minor Development: A development which a local government determines satisfies all of the 
following requirements: 

(a) 

(b) 
(c) 

Is consistent with the certified local coastal program, as defined in Public Resources Code 
Section 30108.6. 
Requires no discretionary approvals other than a coastal development permit. 
Has no adverse effect either individually or cumulatively on coastal resources or public 
access to the shoreline or along the coast: 

Notice to Issue Coastal Development Permit: A letter or certificate issued by the City in 
accordance with the provisions of this Chapter, approving a development subject to fulfillment of 
conditions prior to issuance of a coastal development permit, but if such conditions are fulfilled, 
as being in conformance with and adequate to carry out the Local Coastal Program. 

Permit: Any license, certificate, approval, or other entitlement for use granted or denied by any 
public agency which is subject to the provisions of this division. 

Permitted Use: Any use allowed by right which does not require a public hearing, but does 
require a discretionary or non-discretionary permit (e.g. building permit) to be issued by the 
approving authority. 

Person: Any individual, organization, partnership, or other business association or corporation, 
including any utility, and any federal, state, local government, or special district or any agency 
thereof. 

Prime Agricultural Land: Those lands defined in Section 51201 of the Government Code . 
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Public Works: All production, storage, transmission, and recovery facilities for water, sewerage, 
telephone, and other similar utilities owned or operated by any public agency or by any utility 
subject to the jurisdiction of the Public Utilities Commission, except for energy facilities. All public 
transportation facilities, including streets, roads, highways, public parking lots and structures, 
ports, harbors, airports, railroads, and mass transit facilities and stations, bridges, trolley wires, 
and other related facilities. For purposes of this division, neither the Ports of Hueneme, Long 
Beach, Los Angeles, nor San Diego Unified Port District nor any of the developments within these 
ports, shall be considered public works. All publicly financed recreational facilities, or projects of 
the State Coastal Conservancy. and any development by a special district. All community college 
facilities. 

Sea: The Pacific Ocean and all harbors, bays, channels, estuaries, salt marshes, sloughs, and 
other areas subject to tidal action through any connection with the Pacific Ocean, excluding 
nonestuarine rivers, streams, tributaries, creeks, and flood control and drainage channels. "Sea" 
does not include the area of jurisdiction of the San Francisco Bay Conservation and Development 
Commission, established pursuant to Title 7.2 (commencing with Section 666000) of the 
Government Code, including any river, stream, tributary, creek, or flood control or drainage 
channel flowing directly or indirectly intc_~_uqh .area. 

Sensitive Coastal Resource Areas: Those identifiable and geographically bounded land and 
water areas within the coastal zone of vital interest and sensitivity. "Sensitive coastal resource 
areas" include the following: 

(a) 

(b) 
(c) 
(d) 

(e) 
(f) 

(g) 

Special marine and land habitat areas, wetlands, lagoons, and estuaries as mapped and 
designated in Part 4 of the coastal plan. 
Areas possessing significant recreational value. 
Highly scenic areas. · · 
Archaeological sites referenced in the California Coastline and Recreation Plan or as 
designated by the State Historic Preservation Officer. 
Special communities or neighborhoods which are significant visitor destination areas. 
Areas that provide existing coastal housing or recreational opportunities for low- and 
moderate-income persons. 
Areas where divisions of land could substantially impair or restrict coastal access. 

Special District: Any public agency, other than a local government as defined in this chapter, 
formed pursuant to general law or special act for the local performance of governmental or 
proprietary functions within limited boundaries. "Special district" includes, but is not limited to, a 
county service area, a maintenance district or area, an improvement district or improvement zone, . 
or any other zone or area, formed for the purpose of designating an area within which a property 
tax rate will be levied to pay for a service or improvement benefiting that area. 

Special Treatment Area: An identifiable and geographically bounded forested area within the 
coastal zone that constitute a significant habitat area, area of special scenic significance, and any 
land where logging activities could adversely affect a public recreation area or the biological 
productivity of any wetland, estuary, or stream especially valuable because of its role in a coastal 
ecosystem. · 
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Treatment Works: Treatment works shall have the same meaning as set forth in the Federal 
Water Potlution Control Act (33 U.S.C 1251, et. seq.) and any other federal act which amends or 
supplements the Federal Water Pollution Control Act. 

Wetland: Lands within the coastal zone which may be covered periodically or permanently with 
shallow water and include saltwater marshes, freshwater marshes, open or closed brackish water 
marshes, swamps, mudflats, and fens. 

Zoning Ordinance: An ordinance authorized by Section 65850 of the Government Code or, in 
the case of a charter city, a similar ordinance enacted pursuant to the authority of its charter . 
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Design Overlay: 

Description of Parcel(s): 

Date of Adoption: 

Use Regulations: 

Site Development Criteria: 

R-3-D-#1 

Northwest comer of South 13th Street and Farroll Road 

August 15, 1977 (Ordinance No. 77-8) 

The maximum development of the site is limited to six (6) 
residential units. 

1. No direct vehicular access to South 13th Street from said property. 
2. Additional screening landscaping be provided along both street frontages. 

Performance Standards: 

Design Guidelines: 

N/A 

Tile or wood shake roofing materials shall be used for future 
structures on said property. 
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ORDINANCE NO. 77- 8 ___;;.,___ 

AN ORDINANCE OF THE CITY OF GROVER CITY AMENDING A 
PORTION OF THE GROVER CITY ZONING ORDINANCE SO AS TO 
REZONE CERTAIN PROPERTY SHOWN ON THAT CERTAIN MAP 
ENTITLED "PRECISE SECTION ZONING MAP OF THE CITY OF 
GROVER CITY" (ZONE CHANGE NO. 77-3) 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GROVER CITY 
as follows: 

i. 

SECTION 1. The City Council makes the following findings of fact: 

(1) Application was heretofore made for a zone change for 
certain property within the City of Grover City, more particularly 
described in Exhibit A attached hereto, from C-N to R-3. 

(2) On June 13, 1977, after notice and hearing as required 
by law, the City Planning Commission by its Resolution No. 77-88 
recommended that said zone change be approved, subject to a "D" 
overlay being attached to said rezoning, and subject to the following 
conditions: 

(A) That there be no direct vehicular access to South 
Thirteenth Street from said property; 

(B) That additional screening landscaping be providec. 
along both street frontages; 

(C) That the maximum development of the site be 
limited to six (6) residential units; 

(D) That tile or wood shake roofing materials be 
used for the future structures on said property. 

(3) On July 18, 1977, after notice of hearing as required 
by law, a public hearing on said proposed zone change was held before 
this Council, at which time all interested persons were given the 
opportunity to present oral or written testimony relative to said 
proposed zone change, and no protests thereto were received o.r heard 
by the Council. 

(4) The City Council finds it to be in the public interest 
that the property described in Exhibit A attached hereto be rezoned 
from C-N to R-3-D based on the following findings of fact: 

(A) Said property does not lend itself to a commercial 
venture at the present time. 

· (B) There are other commercial enterprises in the area 
serving the neighborhood's needs. 

(C) Approval of said zone change is necessary to 
achieve consistency with the City's adopted General Plan. 
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SECTION 2. Section 3.3 of the Grover City Zoning Ordinance is 
hereby amended so that the classification of the hereinafter described 
real property be and the same is hereby changed by rezoning said 
property from C-N to R-3-D and so that the certain map entitled 
"Precise Section Zoning Map of the City of Grover City, December, 1976" 
be and the same is hereby amended to reflect said zone change, with 
said zone change to be subject to the following conditions: 

(1) There be no direct vehicular access to South Thirteenth 
Street from said property. 

(2) That additional screening landscaping be provided along 
both street frontages. 

(3) The maximum development of the site be limited to six 
(6) residential units. 

{4) That tile or wood shake roofing materials be used for 
the future structures. 

SECTION 3. This Ordinance shall take effect thirty (30) days 
after its passage and within fifteen (15) days thereafter it shall be 
posted in three public places within the City of Grover City, to-wit: 

(1) City Hall, 154 South Eighth Street, Grover 
City, California; 

(2) United States Post Office, Grand Avenue and Ninth 
Street, Grover City, California; 

(3) The County Library, Ninth Street and Grand Avenue, 
Grover City, California. 

I~troduced at a regular meeting of the Grover City Council held 
on August 1, 1977, and passed and adopted by the City Council on the 
15th day of August, 1977, on the following roll call vote, to-wit: 

AYES: Councilmembers Fuller, Lynn, New doll, Qualls, Mayor Dutra 

NOES: None 

ABSENT: None 

the foregoing Ordinance was adopted this 15th day of August, 1977. 

ATTEST: 

-~~ 
APPROVED AS TO FORM AND CODIFICATION: 

STEPHEN N. COOL 
City Attorney 
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Design Overlay: 

Description of Parcel(s): 1951 The Pike (north of The Pike, east and west sides of Oak Park 
Boulevard) 

Date of Adoption: March 15, 1982 (Ordinance No. 82-2) 

Use Regulations: As specified in R-2 District 

Site Development Criteria: As specified in Tract Map No. 885 

Performance Standards: N/A 

Design Guidelines: As specified in Tract Map No. 885 
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ORDINANCE NO. 82-2 

ORDINANCE OF THE CITY OF GROVER CiiY AMENDING A PORTION OF 
THE GROVER CITY ZONING ORDINANCE SO AS TO REZONE CERTAI~ 
PROPERTY SHOWN ON THAT MAP EtiTITLED "PRECISE SECTION ZONING 
MAP OF THE CITY DF GROVER CITY" KNOWN AS ASSESSOR'S PARCEL • 
NUMBERS 60-651-01 AND 60-651-02 ALSO KNOWN AS 1951 THE PIKE. . 
SAID PROPERTY TO BE REZONED FR0t1 RESIDENTIAL AGRICULTURE (R-A) 
DISTRICT TO DUPLEX RESIDENTIAL (R-2) DISTRICT COMBINED WITH THE 
DESIGN DEVELOPMENT (D) DISTRICT (UNCODIFIEO) 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GROVER CITY as 
follows: 

SECTION 1: The City Council makes the following findings: 

{A) On October 13, 1981, and November 10, 1981, after notice and 
hearing as required by law, the Grover City Planning Commission, by its 
Resolutton 81-85 denied the requested rezoning and subdivision and took no 
action on the requested Environmental Determination. 

(B) On November 16, 1981, within the prescribed time limits, the 
applicant appealed the Planning Commission denial. 

(C) On December 12, 1981, after notice of hearing as required by law, a 
public h~uring on the appeal was held at which time all interested persons 
were given the opportunity to present oral and written testimony relative to 
said proposed zone change, subdivision and environmental determination. The 
City Council continued the public hearing to their regular meeting of 
February 16, 1982, and further requested the Planning Commission rereview the 
proposal in light of additional information. 

(D) On January 12, 1982, the Planning Commission did rereview the 
proposed rezoning, subdivision and environmental determination, and with the 
adoption of Resolution No. 82-6 did recommend that the City Council overturn 
the previous Planning Commission denial and approve the requested rezoning • 
and subdivision and grant a Negative Declaration of Environmental Impact.- , 

(E) On February 16, 1982, the City Council held the continued public 
.hearing at which time all interested persons were given the opportunity to 
present oral or written testimony relative to said zone change, subdivision, 
and environmental determination. 

(F) The City Council finds it to be in the public interest that said 
rezoning be approved, and that such rezoning would be in conformance with the 
prevailing land use trends in the area, that such property could be suitably 
developed in accordance with such rezoning, and that said zone change will 
promote the orderly growth and devel~pment of the City. 

(G) The proposed rezoning is in conformance with the General Plan Land 
Use Element and is not contrary to any portion of the City's General Plan. 

SECTION 2: 

(A) Section 3.3 of the Grover City Zoning Ordinance is hereby amended 
so that the classification of the real property shown on "Exhibit A", 
attached hereto, is hereby changed, and that the certain map entitled 
"Precise Section Zoning Map of the City of Grover City, December 1976" be 
and the same is hereby amended to reflect said zone change. 

(B) That Tract Map No. ·aas hereto attached marked as "Exhibit B" is 
hereby adopted as the Design Development (D) Combining District specific 
plan. 

SECTION 3: This Ordinance shall take effect thirty {30) days after 
its passage and within fifteen (15) days after its passage it shall be posted· 
in three (3) public places within Grover City to wit: •. 

1. Gt·over City City Hall, 154 South Eighth Street . 
Grover City, California 

2. United States Post Office, Ninth Street & Grand Avenue 
Grover City, California 



----------------------------------

:. 

:. 

3. Grover City Chamber a7 Commerce, 177 South Eighth Street 
Grover City, California 

This Ordinance was introduced at a regular meeting of the Grover City 
City Council held on March 1, 1982, and PASSED AND ADOPTED by the City 
Council on the 15th day of March, 1982, on the following roll-call vote, to 
vii t: 

AYES: 
NOES: 

ABSENT: 
ABSTAIN: 

ATTEST: 

Councilmembers Kean, Lynn, Qualls 
None 
Councilmember Dutra 
Mayor Newdo 11 

~d~, Lvl) 
ALBERTA ANN GALCAG]irry 
CITY CLERK 
CITY OF GROVER CITY 
STATE OF CALIFORNIA 
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Design Overlay: R-2-D-#4 

Description of Parcel(s): 1830 Farroll Road 

Date of Adoption: May 17, 1982 (Ordinance No. 82-3) 

Use Regulations: As specified in R-2 District 

Site Development Criteria: As specified in Tract Map No. 1048, site and architectural plans, 
and subdivision and architectural conditions of approval. 

Performance Standards: N/A 

Design Guidelines: As specified in Tract Map No. 1048, site and architectural plans, 
and subdivision and architectural conditions of approval. 
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ORDINANCE NO. 82-3 

ORDINANCE OF THE CITY OF GROVER CITY AMENDING A PORTION OF 
THE GROVER CITY ZONING ORDINANCE SO AS TO REZONE CERTAIN . 
PROPERTY SHOWN ON THAT MAP ENTITLED "PRECISE SECTION ZONING 
MAP OF THE CITY OF GROVER CITY" KNOWN AS ASSESSOR'S PARCEL 
NUMBER 60-562-18 ALSO KNOWN AS 1830 FARROLL ROAD. SAID PROPERTY 
TO BE REZONED FROM RESIDENTIAL AGRICULTURE (R-A) DISTRICT TO 
DUPLEX RESIDENTIAL (R-2) DISTRICT C0~1BINED WITH THE DESIGN 
DEVELOPMENT (D) DISTRICT (UNCOOIFIED) 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GROVER CITY as 
follows: 

SECTION 1: The City Council makes the following findings: 

(A) On November 10, 1981, and January 12, 1982, after notice and 
hearing as required by law, the Grover City Planning Commission, by its 
Resolution 82-1 recommended to the City Council that the requested rezoning, 
subdivision, architectura·l review, and environmental determination be 
approved and granted by the City Council. 

(B) On February 1, 1982, after notice of hearing as required by law, a 
public hearing on said proposed zone change, subdivision, architectural 
review, and environmental determination was held before the City Council at 
which time all interested persons were given the opportunity to present oral 
and written testimony relative to said zone change, subdivision, 
architectural review and environmental determination. The City Council 
continued the public hearing to their regular meeting of February 16, 1982, 
and requested certain additional information. 

(C) On February 16, 1982, the continued public hearing was held before 
the City Council at which time all interested persons were given the 
opportunity to present oral and written testimony relative to said zone 
change, subdivision, architectural review and environmental determination. 
The City Counc.il continued the public hearing to their regular meeting of 
March 1, 1982, as staff requested additional time to prepare the additional 
information requested by the City Council. 

(D) On March 1, 1982, the continued public hearing was held before the 
City Council at which time all interested persons were given the opportunity 
to pre~ent oral and written testimony relative to the requested zone change, 
subdivision, architectural review and environmental determination. 

(E) On May 3, 1982, the continued public hearing was held before the 
City Council at which time all interested persons were given the opportunity 
to present oral and written testimony relative to the requested zone change, 
subdivision, architectural review and environmental determination. 

(F) The City Council finds it to be in the public interest that said 
rezoning be approved, and that such rezoning would be in conformance with the 
prevailing land use trends in the area, that such property could be suitably 
developed in accordance with such rezoning, and that said zone change will 
promote the orderly growth and development of the City. 

(G) The land uses authorized by this Ordinance are compatible with the 
objectives, policies, general land uses and programs specified in the City's 
General Plan. 

SECTION 2: 

(A) Section 3.3 of the Grover City Zoning Ordinance is hereby amended 
so that the classification of the real property shown on "Exhibit A", 
attached hereto, is hereby changed, and that the certain map entitled 
"Precise Section Zoning Map of the City of Grover City, December 1976 11 be 
changed and the same is hereby amended to reflect said zone change from R-A 
to R-2-D-#4. 

{B) The "D" designation shall be as set forth in Exhibit 11 811 

(Subdivision Tract Map No. 1048, site and architectural plans, and 
subdivision and architectural conditions of approval) as attached hereto. 
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SECTION 3: This Ordinance shall t ke errect :hirty 130) days after 
its passage and within fifteen (15) days a ter its passage it shall be posted 
in three (3) public places within Grover C ty to wit: 

1. Grover City City Hall, 154 South Eighth Street 
Grover City, California 

2. United States Post Office, Ninth Street & Grand Avenue 
Grover City, California 

3. Grover City Chamber of Commerce, 177 South Eighth Street 
Grover City, California 

This Ordinance was introduced at a regular meeting of the Grover City 
City Council held on May 3, 1982, and on motion by Lynn, seconded by Ekbom, 
Ordinance 82-3 was PASSED AND ADOPTED by the City Council on the 17th day of 
May 1982, on the following roll-call vote, to wit: 

AYES: 
NOES: 

ABSENT: 
ABSTAIN: 

ATTEST: 

L 
ALB R . NN 
CITY CLERK 
CITY OF GROVER CITY 
STATE OF CALIFORNIA 

Council members Lynn, Ekbom, Dutra, Mayor Qua 11 s 
Councilmember Kean 
None 
None 



• 

.... ! . - ' ... ~ ~-- ~-- ... . . 
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• Design Overlay: R-3-D-#5 

Description of Parcel(s): 251 South Oak Park Boulevard 

Date of Adoption: June 24, 1985 (Ordinance No. 85-5) 

Use Regulations: The maximum number of units per acre shall be 19. 

Site Development Criteria: The project shall not exceed two stories in height. 

Performance Standards: N/A 

Design Guidelines: N/A 

,. 

:. 
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ORDINANCE NO. 85-5 

AN ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF 
GROVER CITY TO REZONE PROPERTY AT 251 SOUTH OAK PARK 

BOULEVARD FROM C-M (COMMERCIAL MANUFACTURING) TO 
R-3-D (MULTIPLE FAMILY RESIDENTIAL) 

THE CITY COUNCIL OF THE CITY OF GROVER CITY DOES HEREBY 

ORDAIN AS FOLLOWS: 

SECTION 1: The ZONING MAP OF THE CITY OF GROVER 

CITY established by Section 3.3 of the City of Grover City 

Zoning Ordinance is hereby amended to change the designation 

of the following described property from C-M (Commercial 

Manufacturing} toR-3-D (Multiple Family Residential): 

Assessor's Parcel Nos. 60-309-06 and 
60-309-05, being portions of Blocks 114 and 
115, located at 251 South Oak Park Boulevard. 

The •D• designation overlay should include the 
following design standards: 

1. Maximum number of units per acre shall be 191 
2. The project shall not exceed two stories in 

height. 
SECTION 2: The City Council has considered the 

negative declaration, including initial study, prepared for 

this project, approves the negative declaration, and finds 

that the projec~ will not have a significant effect on the 

environment. The Council also finds that the zone change 

approved herein is consistent with the City of Grover City 

General Plan, as amended per General Plan Amendment 85-1. 

SECTION 3: This Ordinance shall be effective thirty 

{30) days after its passage and within fifteen (15) days 

thereafter, it shall be posted in three (3) public places 

within the City of Grover City, to-wit: 

1. City Hall, 154 so. 8th Street, Grover City, CA; 

2. United States Post Office, 917 Grand Avenue, 
Grover City, CA7 

3. Grover City Chamber of Commerce, 177 so. 8th 
Street, Grover City, CA. 

This Ordinance was INTRODUCED on June 3, 1985, and 

PASSED and ADOPTED on the ~ day of ____ J_u_n_e ______ , 1985, 

on the following roll call vote, to-wit: 

• 

• 

• 



• AYES: Councilrnembers Comstock, He:i..s, Riley, Mayor Kean 

NOES: Councilrnember Ekborn 

ABSENT: None 

\:l_Pvf~-
r=-MAYOR 

ATTEST: 

• 

• 



• 



• 

• 

Design Overlay: R-1-D-#6 

Description of Parcel(s}: 1400 Baden Avenue 

Date of Adoption:· January 5, 1987 (Ordinance No. 87-1, Resolution No. 87-1) 

Use Regulations: As specified in R-1 District 

Site Development Criteria: As specified in conditions of approval, Tract Map No. 1473, and 
architectural plans. 

Performance Standards: N/A 

Design Guidelines: N/A 
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ORDINANCE NO. 87----=.1 __ 

AN ORDINANCE AMENDING THE ZONING MAP OF THE CITY OF 
GROVER CITY TO REZONE CERTAIN PROPERI'Y AT 

1400 BADEN AVENUE FROM R-A (RESIDENTIAL AGRICULTURAL 
DISTRICT) TO R-1-D (SINGLE FAMILY RESIDENTIAL DISTRICT 

WITH DESIGN DEVELOPMENT COMBINING DESIGNATION) 

THE CITY COUNCIL OF THE CITY OF GROVER CITY DOES HEREBY 

ORDAIN AS FOLLOWS: 

SECTION 1: The ZONING MAP OF THE CITY OF GROVER CITY 

established by Section 3.3 of the City of Grover City Zoning 

Ordinance is hereby amended to change the designation of the 

following described property from R-A (Residential Agricul

tural District) to R-1-D (Single Family Residential District 

With Design Development Combining Designation) : 

APN 60-366-08 (1400 Baden Avenue) 

The uses authorized pursuant to the "D" designation are 

subject to the conditions and limitations contained in 

Exhibit "A" (Conditions of Approval), Exhibit "B" (Tentative 

Tract Map) and Exhibit "C" (Architectural Plans). 

SECTION 2: The City Council has considered the 

negative declaration, including initial study, prepared for 

this project, approves the negative declaration, and finds 

that the project will not have a significant effect on the 

environment. The Council also finds that the zone change 

approved herein is consistent. with the 'tity of Grover City 

General ·Plan. 

SECTION 3: This ordinance shall take effect thirty 

(30) days after its passage, and within fifteen (15) days of 

its passage, it shall be posted in three (3) public places 

within the City of Grover City, to-wit: 

l. City Hall, 154 South Eighth Street, Grover City, 
CAJ 

2. United States Post Office, 917 Grand Avenue, Grover 
City, CA; 

3. Grover City Chamber of Commerce, 177 South Eighth 
Street, Grover City, CA. 

• 

• 

• 
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This Ordinance was INTRODUCED and READ on the 5th day of 
January, 1987, and PASSED and ADOPTED on the 5th day of 

January, 1987, on the following roll call vote, to-wit: 
AYES: Council Members Kean, Comstock, Santos 

NOES: ~1ayor Ekbom 

ABSENT: Cooooil Memb" M•:a.~ ~ 

~ 
ATTEST: 

APPROVED 



EXHIBIT "A" 
"CONDITIONS OF APPROVAL" 

1. That a mylar copy of the recorded map be submitted to the City. 

2. That each lot be individually serviced with water and stubbed out to each 
lot prior to recordation. 

3. That each lot be individually serviced with underground utilities including 
Cable TV and telephone. Said utilities to be stubbed out to each lot prior 
to recordation. 

4. That all paved areas be a minimum of 2" of AC paving over approved base. 

5. That prior to recordation either monuments be set or a cash bond be 
presented to the City guaranteeing their setting within one year. 

6. That the final map be prepared by a licensed engineer or licensed land 
surveyor. 

7. That all houses to be constructed within this subdivision obtain 
Architectural Approval from the Planning Commission. 

8. That South 16th Street from Nice Avenue to the applicant's southerly 
property line be designed and constructed at the applicant's expense and 
approved by the City Engineer and Community Development Director. 

9. That South 14th Street from Nice Avenue to Farrell Road be designed and 
constructed at the applicant's expense and approved by the City Engineer 
and Community Development Director. 

10. That the unpaved portion of Baden Avenue be designed and constructed at the 
applicant's expense and approved by the City Engineer and Community 
Development Director. 

11. That the applicant's new interior street between 14th Street and 16th 
Street be designed and constructed at the applicant's expense and approved 
by the City Engineer and Community Development Director. 

12, That an 8" water main for Baden Avenue be designed and constructed at the 
applicant's expense from the deadend point of the existing 6" main easterly 
to the applicant's easterly property line and approved by the City Engineer 
and Community Development Director. 

13. That a 12" water main for S. 16th Street be designed and constructed at the 
applicant's expense from the intersection of S. 16th Street and Nice Avenue 
southerly to the applicant's southerly property line to be approved by the 
City Engineer and Community Development Director. 

14. That an 8" water main for the applicant's new interior street be designed 
and constructed at the applicant's expense and approved by the City 
Engineer and Community Development Director. · 

15. That an 8" sewer main extension(s) be designed and constructed at the 
applicant's expense to adequately serve the project and approved by the 
City Engineer and Community Development Director. 

16. That street lights be provided and installed per P.G. & E. standards at the 
applicant's expense. 

17. That fire hydrants be located and installed per Grover City standards with 
the location to be approved by the ·city Engineer and Community Development 
Director. 

18. 

19. 

That the grading plan be designed so that all improvement water is diverted 
to the Mentone Drainage Basin and/or retained on site. 

That a revised site plan for the entire property be submitted showing 
shorter setbacks on the garage sides of the residences and longer setbacks 
on the living sides of the residences. 

• 

• 

• 
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20. That a 6' masonry wall be constructed along the applicant's easterly and 
southerly property lines. This wall need not be built at the deadends of 
Baden Avenue or South 16th Street. 

21. That the applicant construct 6' wood fencing in all other side and rear 
yard areas. 

22. That permanent barricades be installF-d at the deadends of Baden Avenue and 
South 16th Street. Said barricades to conform to City Standard drawing 
B-12. 

23. That the applicant submit a detailed landscape plan prepared by a landscape 
architect or landscape contractor and approved by the Community Development 
Director showing fully landscaped front yards, plant sizes and species and 
automatic irrigation systems. 

24. That a 6' landscape easement be provided along the applicant's southerly 
and easterly property lines. Said easement to be planted with Cypress 
trees with at least a 24" box size to be.a minimum of 10' apart. All trees 
to be provided with an automatically controlled drip irrigation system • 



,, 

RESOLUTION NO. 87-1 

RESOLUTION OF THE CITY COUNCIL OF THE CITY 
OF GROVER CITY GRANTING SUBDIVISION 86-6 

WHEREAS, Jerry Stephenson did submit a request for Zone Change 86-1 to 
rezone a parcel of land known as Assessor's Parcel Number 60-366-08 from R-A to 
R-1-D and a request for Subdivision 86-6 to create a 24-lot residential 
subdivision; and 

WHEREAS, on November 12, 1986, the Planning Commission of the City of 
Grover City did conduct a duly advertised Public Hearing to consider said 
requests; and 

WHEREAS, specific exhibits for the Design Development "D" Overlay were 
presented to the Commission including a Tentative Tract Map, site plan and 
elevations of the proposed housing units; and 

WHEREAS, the Planning Commission did continue the Public Hearing on said 
Zone Change and Subdivision and directed Staff to prepare a formal Resolution 
recommending the City Council approve said requests with conditions of approval; 
and 

WHEREAS, at their regular meeting of December 9, 1986, the Planning 
Commission adopted Resolution No. 86-107 recommending that the City Council 
approve Zone Change 86-1, Subdivision 86-6 and grant Negative Declaration Status 
to Environmental Determination 86-15; and 

WHEREAS, the City Council of the City of Grover City did conduct duly 
advertised Public Hearings to consider said requests at their regular meetings 
of December 15, 1986, and January 5, 1987; and 

• 

WHEREAS. Ordinance 87-1 was passed and adopted by the City Council of the • 
City of Grover City at their meeting of January 5, 1987, rezoning said property 
from R-A to R-1-0. 

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of Grover 
City DOES HEREBY APPROVE Subdivision 86-6 subject to the Conditions of Approval 
attached as "Exhibit A". 

On motion by Council Member Kean, second by Council Member Comstock, and on 
the following roll-call vote, to wit: 

AYES: Council Members Kean, Comstock, Santos 

NOES: Mayor Ekbom 

ABSENT: Council Member Meis 

ABSTAIN: None 

the foregoing RESOLUTION NO. 87-1 was PASSED AND ADOPTED on this 5th day of 
January, 1987. 

ATTEST: 

• 



... 

• 1. 

2. 
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EXHIBIT "A" 
"CONDITIONS OF APPROVAL" 

(• -

That the Subdivision approval is contigent on certification of the Zone 
Change by the City Council. 

That a mylar copy of the recorded map be submitted to the City. 

3. That each lot be individually serviced with water and stubbed out to each 
lot prior to recordation. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

That each lot be individually serviced with underground utilities including 
Cable TV and telephone. Said utilities to be stubbed out to each lot prior 
to recordation. 

That all paved areas be a minimum of 2" of AC paving over approved base. 

That prior to recordation either monuments be set or a cash bond be 
presented to the City guaranteeing their setting within one year. 

That the final map be prepared by a licensed engineer or licensed land 
surveyor. 

That all house:: .,tc:.be .. constructed withir• this subdivision obtain 
Architectural A.;1Pl'oval from the Planning Commission. 

That South 16th Street from Nice Avenue to the applicant's southerly 
property line be designed and constructed at the applicant's expense and 
approved by the City Engineer and Community Development Director. 

• 11. 

That South 14th Street from Nice Avenue to Farrell Road be designed and 
constructed at the applicant's expense and approved by the City Engineer 
and Community Development Director . 

That the unpaved portion of Baden Avenue be designed and constructed at the 
applicant's expense and approved by the City Engineer and Community 

• 

12. 

13. 

Development Director. 

That the applicant's new interior street between 14th Street and 16th 
Street be designed and constructed at the applicant's expense and approved 
by the City Engineer and Community Development Director. 

That an 8" water main for Baden Avenue be designed and constructed at the 
applicant's expense from the deadend point of the existing 6" main easterly 
to the applicant's easterly property line and approved by the City Engineer 
and Community Development Director. 

14. That a 12" water main for S. 16th Street be designed and constructed at the 
applicant's expense from the intersection of S. 16th Street and Nice Avenue 
southerly to the applicant's southerly property line to be approved by the 
City Engineer and Community Development Director. 

15. 

16. 

17. 

18. 

19. 

20. 

That an 8" water main for the applicant's new interior street be designed 
and constructed at the applicant's expense and approved by the City 
Engineer and Community Development Director. 

That an 8" sewer main extension(s) be designed and constructed at the 
applicant's expense to adequately serve the project and approved by the· 
City Engineer and Community Development Director. 

That street lights be provided and installed per P.G. & E. standards at the 
applicant's expense. 

That fire hydrants be located and installed per Grover City standards with 
the location to be approved by the City Engineer and Community Development 
Director. 

That the grading plan be designed so that all improvement water is diverted 
to the Mentone Drainage Basin and/or retained on site. 

That a revised site plan for the entire property be submitted showing 
shorter setbacks on the garage sides of the residences and longer setbacks 
on the living sides of the residences. 



... ( ( 

21. That a 6' masonry wall be constructed along the applicant's easterly and 
southerly property lines. This wall need not be built at the deadends of 
Baden Avenue or South 16th Street. 

22. That the applicant construct 6' wood fencing in all other side and rear 
yard areas. 

23. That permanent barricades be installed at the deadends of Baden Avenue and 
South 16th Street. Said barricades to conform to City Standard drawing 
B-12. 

24. That the applicant submit a detailed landscape plan prepared by a landscape 
architect or landscape contractor and approved by the Community Development 
Director showing fully landscaped front yards, plant sizes and species and 
automatic irrigation systems. 

25. That a 6' landscape easement be provided along the applicant's southerly 
and easterly property lines. Said easement to be planted with·Cypress 
trees with at least a 24" box size to be a minimum of 10' apart. All trees 
to be provided with an automatically controlled drip irrigation system. 

• 

• 

• 
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RESOLUTION NO. 87-127 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER CITY 
APPROVING FINAL TRACT MAP AND SUBDIVISION IMPROVEMENT 

AGREEMENT FOR TRACT 1473 

The City Council of the City of Grover City finds that the Final Tract Map 
and the Subdivision Improvement Agreement for Tract 1473 (Cypress Garden 
Estates, a 24-lot, single family subdivision located on the southeast corner of 
Baden Avenue and 14th Street) is consistent with the approved tentative map and 
with the objectives, policies, general land uses, and programs specified in the 
City's General Plan. 

By adoption of this Resolution the City Council grants final approval to 
the Final Map for Tract 1473 accepting the offer of dedication shown on the map 
for South 16th Street and Huntington Avenue and directs the City Clerk to sign 
and record said map certifying City Council approval and further directs the 
Mayor to execute the Subdivision Improvement Agreement for Tract 1473. 

On motion by Council Member Meis, second by Council Member Comstock, and 
carried on the following roll-call vote, to wit: 

AYES: Counc~l M:~bers Comstock, Kean, ~21s, Santos, Mayor Ekbom 

NOES: None 

ABSENT: None 

ABSTAIN: None 

the foregoing RESOLUTION NO. 87-127 was PASSED, APPROVED AND ADOPTED on this 
16th day of November, 1987 . 

ATTEST: 

. ' " 
''· 

) \'-\) 

' . 
' ) 
I 



• 

• 
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Design Overlay: R-2-D-#7 

Description of Parcel(s): 1900- 2000 Farrell Road 

Date of Adoption: January 17, 1995 {Ordinance No. 95-1, Resolution No. 95-4) 

Use Regulations: As specified in R-2 District 

Site Development Criteria: As specified in conditions of approval, Tract Map No. 2177, site and 
architectural plans. 

Performance Standards: N/A 
Design Guidelines: 
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ORDINANCE NO. 95·1 

AN ORDINANCE OF THE CITY COUNCIL AMENDING THE 
ZONING MAP OF THE CITY OF GROVER BEACH TO 
REZONE CERTAIN PROPERTY AT 1900·2000 FARROLL 
ROAD FROM C·N-D (NEIGHBORHOOD COMMERCIAL WITH 
DESIGN DEVELOPMENT COMBINING DESIGNATION) TO 
R·.2·D-#7 (DUPLEX RESIDENTIAL WITH DESIGN 
DEVELOPMENT COMBINING DESIGNATION) 

THE CITY COUNCIL OF THE CITY OF GROVER BEACH DOES HEREBY ORDAIN AS 
FOLLOWS: 

SECTION 1: The Zoning Map of the City of Grover Beach established by Section 1 of the 
Grover Beach Zoning Ordinance is hereby amended to change the desagnation of the follOWing 
descnbed property from C-N·D (Neighbomood Commercial with Desagn Development Combining . 
Designation) to R·2·D-#7 (Duplex Residential with Desagn Development Combining Designation): 

Lot 15. Pismo Beach Garden. APN 60-651-003 and 60-651-004 
(1900 - 2000 Farrell Road) 

· +:<~~· , · ~, ,:SECTION . 2: The 1.1ses authorized pursuant to the "D· designation are subject to the 
Cill"ditiCnS and 'iiltiltations contained in: 

Exhibit .. A • • Conditions of Approval 
Exhibit "8" • Tentative Tract Map 2177 
Exhibit "C" • Development Plan 
Exhibit "D" - Architectural Plans 

SECTION 3: The City Council has considered the environmental initial study, and draft 
Mitigated Negative Declaration, and has adopted Resolution No. 95·3 which finds that the project 
will not have a significant effect on the environment. 

SECTION 4: The City Council finds that the zone change is consistent with the City of 
Grover Beach General Plan. This zone change from Neighborhood Commercial with Design 
Development Combining Designation (C·N·D) to Duplex Residential with a Design Development 
Combining Designation (R·2·0-#7) is consistent with the medium density residential Janel use 
category that is designated for this property in the Land Use Element. The project provides a 
mini-park site in conformance with the South Grover Beach Neighborhood Plan of the Land Use 
Element and the Park and Recreation Element. Oak Park Boulevard will be constructed as pan 
of this development as required in the Circulation Element. Noise Element standards can be 
achieved through mitigation measures added to the project. The Design Development Combining 
Designation, as described in the tentative map, development plan, architectural plans, and 
conditions of approval, will promote the preservation of uniform architectural characteristics, the 
protection of the natural and human environment, and the exercise of aesthetic considerations 
to foster and;.ttomote the welfare of both the neighborhood and the City as a whole. 

-.;· 

SECTION 5: This ordinance shall take effect thittf (30) days after its passage, and within 
fifteen (15) days of its passage, it shall be published in a newspaper of general circulation within 
the City. 

This ordinance was INTRODUCED and READ on the 3rcl day of January, 1995, and 
PASSED and ADOPTED on the 17th day of January, 1995, on the following roll call vote, to wit: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 

Forister. Munroe, Amoldsen 
Ham1lton 
Gates 
None 

• 

• 



,. 
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Ordinance '35·1 
1900-2000 F arrcU Roao 
January 3. 1995 
Page 2 

ATTEST 
...., ' ., 

±dw,~o ··, rl~Mdl 
PATRICIA RISOLDI. crrr• CLERK 

APPROVED AS TO FORM: 

...... 



RESOLUTION NO. 95-4 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF GROVER BEACH APPROVING 
TENTATIVE TRACT MAP 2177, USE PERMIT, ANC 

ARCHITECTURAL APPROVAL FOR APPUCATION NO. 94..()50 

The City CounCil of the City of Grover Beacn. at a reqular meeung on January 3. 1995. heart! the 
request for Tentative Tract Map 2177. Use Perm1t. ana Arcn~tectural Approval for App11cat1on No. 94-
050, applied for by Warren Sanders to allow the subdivision of9.68 acres 1nto 49 residential lots ana 
one (1) public facility lot. and the construction of a 49·unlt Planned Development at 1900 • 2000 
Farroll Road, Lot 15, Pismo Beach Garden. APN 60-651-003 and 60-651-004. 

Based upon all the evidence presented. the City Council makes the followtng findings: 

1. The proposed project is consistent with the goals. policies, and maps in the Grover Beach 
General Plan. The proposed density of the project does not exceed the maximum allowed for the 
medium density res&dential land use category. The project provides a mini-parK si~e in 
c:x:nfocTnance with the SaJth Grover Bead'! Neighborhood Plan of the I.Nld Use Bement and the P..X 
and Recreation Element. Oak P ar1< Boulevard will be constructed as part of this development as 
required in the Circulation Element. Noise Element standards can be achieved through 
mitigation measures added to the project. 

2. The proposed project satisfies all applicable prov1sions of the Planning and Zoning regulations 
of the City of Grover Beach. The requirements of the R·2 Zoning District and all applicable 
standards within the Residential Common Area Development Ordinance have been met. 

3. The proposed subdivision is consistent with the Subdivision Ordinance of the City of Grover 
Beach because it meets lot design and improvement criteria. 

4. The proposed project will not be inconsistent with the character of the immediate neighborhood 
or contrary to its orderly development. There are several Planned Developments constructed 
within the same neighborhood as the proposed development. 

• 

5. The proposed project will not be injurious or detrimental to property and improvements in the • 
neighborhood of such proposed use or the general welfare of the City. The proposed use is a 
residential project in an area surrounded by residential uses. 

6. ArchiteC!ural and general appearance of these structures is in keeping with the character of 
the surrounding neighborhood. The design of the project is consistent with or of higher quality 
than other Planned Developments in the area. 

7. The project will not detrimentally affect the health, safety and general welfare of the 
surrounding neighborhood because no significant impacts will result from implementation of this 
project. 

8. This project will not negatively impact the existing traffic conditions of the immediate area. 
Oak ParK Boulevard will be improved to its full width. Traffic control measures are included 
as a condition of approval .. 

9. This project is consistent with the orderiy development of the area in question and the City 
at large. Planned Unit Developments are allowed in the R-2 Zoning District. Adequate public 
services and facilities exist to support project development. 

1 0. The site is physically suitable for the proposed type and density of development because no 
physical constraints are known to exist on the project site that would limit development. 

11. The design of the subdivision is not likely to cause serious public health problems. Excessive 
traffic noise levels will be mitigated for interior and exterior residential areas. 

12. The proposed design of the subdivision and the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or wildlife or 
their habitat. An Initial Study was completed and it was determ&ned that the project will not 
have a significant effect on the envrronment. The City Counetl has adopted Resolution 95-3 • 
recommending approval of a Mitigated Negative Declaration for this project. 

. ~ 

13. The design of the subdivision or the type of improvements will not conflict with easements, 
acquired by the public at large, for access through or use of the property within the proposed 
subdivision because the ex1sting water mam easement will be located wtthin the right-of·way 
of Oak Par1< Boulevard. 



• 
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1900-2000 Farrell Roaa 
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14. The discharge of waste from thiS proposed subd1vis1on mto the ex1st1ng commumty sewer system 
w1ll not result in a v1olat1on of ex1stmg reou1rements prescnt:leo by the Regtonal Water 
Quality Control Boarct. 

NOW, THEREFORE. BE IT RESOLVED. tr.at based upon au the~ presented. the aty Counol 
does hereby approve Tentative Tract Map 2177, Use Permtt. and Architectural Approval for Application 
No. 94-050 . subject to the follow.ng conditions: 

GENERAL CONDITIONS: 

1. The approval of Application No. 94-050 for Tentative Tract Map 2177, Use Permit. and 
Architectural Approval is not valid until the effective date of the ordinance approving the 
Zone Change. 

2. The applications for Tentative Tract Map, Use Perm1t, and Architectural Approval shall expire 
if not used within twenty four (24) months of the date of City Council approval. "Used" shall 
mean that the final tract map has been recorded. If the final tract map will not be recorded 
within this time, the applicant is advised to apply for an extension of time a minimum of 30 
days prior to the expiration of the map. Said extension of time shall be reviewed by the 
Planning Commission. 

3. Approval of the Tentativt> ~~ .ac~ Map. Use Permit, and P..i'.::hitectural Approval will be null and 
void if the City Council Resolution is not signed by the applicant and property owner within 
30 days of City Council approval. 

CONDITIONS FOR USE PERMIT AND ARCHITECTURAL APPROVAL: 

4 . An engineered grading plan shall be submitted and approved by the Community Development 
Director and City Engineer prior to the issuance of a building permit, and that prior to pouring 
any forms or foundations, the Applicant's engineer certify the grades. 

5. Anf changes to the site or development plans shall be approved by the Planning Commission and 
City Council. Minor changes, such as revisions to colors, materials, architectural trim, 
interior floor plans, and minor lot line adjustments, may be approved by the Community 

. Development Director. 

6. The plans submitted for a building permit shall be in substantial conformance with the plans 
approved by the City Council, and signed by a person qualified under the State Business and 
Professions Code. 

7. All notes and specifications as shown on the plans shall be considered Conditions of Approval. 

6. A color board and list of colors and materials shall be submitted to and approved by the 
Community Development Director prior to issuance of a building permit. 

9. Architectural elevations for all sides of each building plan shall be provided for each 
exterior style prior to issuance of a building permit and shall be approved by the Community 
Development Director. Any elevation that is not consistent with the intent of the style 
desaibed on the approved plans shall be referred to the Planning Commission and City Council 
for approval. Houses adjacent to each other will not be allowed to have the same architectural 
style, color, or landscaping . 
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10. All City Council Conditions of Approval shall be provtded on a full s1ze orawtng sheet as part 
of the drawmg sets. A statement shall also be olaced on the aoove sneet as follows: "The • 
undersigned have read and understand the above conartions. and agree to abide by any and all 
conditions which 1t ts thetr usual and customary responsibility to perform. and which are 
within thetr authonty to perform. 

Signed: 

Property Owners Date 

Contractor Date License No. 

Architect Date License No. 

Engineer Date License No. • 

11. · Temporary drainage control measures shall be in place on the construction site during the 
months of November through April. 

12. Concrete driveways shall be constructed to City standards as indicated on the development plan. 

13. Rain gutters and downspouts shaD be provided on all roof areas and splash boxes provided under 
downspouts. 

14. 

15. 

Roll-up garage doors and electric garage door openers shall be installed on all garage doors. 

The roof material shall be tile, Elk Prestique, John Mansfield Woodlands, Arch 80, or equal 
random tab composition shingles. 

16. The hours of construction shall be from 7:00a.m. to 7:00p.m. Monday through Friday, and 9:00 
a.m. to 5:00p.m. Saturday, Sunday, and holidays. 

17. Two hundred (200) cubic feet of storage shall be provided in each garage above the hood line. 

18. A minimum six foot (6') high concrete, masonry or combination wood and masonry wall shall be 
constructed on the east, west, and south perimeter property lines of the project site. 

19. A five foot (5'} high wrought iron fence with masonry pilasters shall be constructed along the 
perimeter of the drainage basin where it is adjacent to St. John's Circle, Farrell Road, and 
Oak Park Boulevard. 

20. All interior property lines shall be fenced with wood fence post installation to meet adopted 
City standards to ensure the longevity of the fence. 

21. Entry signage for the proposed development shall be approved by the Community Development 
Director. 

22. Individual trash cans shall be used for each unit to be stored in the garage. 

23. All utilities including PG&E, cable television, and telephone shall be installed underground. 

24. A site utility plan prepared by a person qualified under the State Business and Profess1ons Code 
shall be submitted and approved pnor to issuance of a building permit for each residence. 

• 

25. Each driveway shall have a 14' flat area in front of the garage. A maximum of4% slope (1/2" • 
in 12') Will be allowed. The remainder of the dnveway must conform to City standards. · 

26. The bottom 1 8" of all proposed deck railings shall be of solid material to match the main 
residence m color and texture. 
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27 . The pretimrnary landscape plan I Sheet PC-5) canoe uulizeo for lots that are rectangular 1n 

shape. Addibonat1nformauon regaro1ng an automauc 1mgauon system. plant stze and speoes 
snail be provtded for each tot and approveo oy the Commumty Deve1ooment Director pnor to 
1ssuance of each building permtt. Front-yaro lanascaprng oes1gn snail vary from adJacent tots. 

28. A typ1cal landscape plan for gore-shaped lots shall be prepared by a licensed landscape 
contractor or landscape architect and approved by the Commumty Development Director pnor to 
issuance of the first butlding perm1t for lots fronting on a cul-de-sac or knuckle. Additional 
information regarding an automatic 1mgatton system and plant s1ze and spec1es shall be 
provided for each lot and approved by the Community Development Director pnor to issuance of 
each building permit. Front-yard landscapmg des1gn shall vary from adjacent lots. 

29. Landscaping shall be installed in accordance with the approved landscaping plan pnor to final 
building inspection. 

30. Prior to issuance of a building permit. the exact amount of lot coverage and open space for eaCh 
lot shall be calculated to satisfy the requirements of Section 9106.2.2 of the Zomng 
Ordinance. 

CONDITIONS FOR MITIGATED NEGATIVE DECLARATION: 

31. The following mitigation measures reqllired shali be shown on grading and building plans. In 
addition, the contractor or builder shall des1gnate a person or persons to monitor the dust 
control program and to order increased watering, as necessary, to prevent transport of dust 
off-site. Their duties shall include holidays and weekend periods when woi'X may not be in 
progress. The name and telephone number of suCh persons shall be provided to the Air Pollution 
Control District (APCO) prior to land use clearance for map recordation and land use clearance 
for finish grading of the structure . 

a. Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne 
dust from leaving the site. Increased watering frequency would be required whenever 
wind speeds exceed 15 mph. 

b. All dirt stock-pile areas should be sprayed daily, or more often, as needed. 

c. Permanent dust control measures identified in the approved project revegetation and 
landscape plans should be implemented as soon as possible following completion of any 
soil disturbing activities. 

d. Exposed ground areas that are planned to be rewoi'Xed at dates greater than one month 
after initial grading should be sown with a fast-germinating native grass seed and 
watered until vegetation is established. 

e. All disturbed soil areas not subject to revegetation should be stabilized using 
approved chemical soil binders, jute netting, or other methods approved in advance by 
the APCD. 

f. All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as 
possible. In addition, building pads should be laid as soon as possible after grading 
unless seeding or soil binders are used. · 

g. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved 
surface at the construction site. 

h. All trucks hauling dirt. sand, soil, or other loose materials are to be covered or 
should maintain at least two foot of freeboard ( mtmmum vertical distance between top 
of load and top oftrailer) in accordance with eve Section 23114. This measure has the 
potential to reduce PM10 em1ss1ons by 40 • 70%. 

1. Sweep streets at the end of each day if visible so11 matenal is camed onto adjacent 
paved roads. Water sweepers with reclatmed water should be used where feastble. This 
measure has the potential to reduce PM10 emtssions by 25 • 60%. 
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32. Any wood·bumtng devtc:e shall comply wtth the requ1rements of Air Pollutton Control Distnct 
Rule 504. The manufacturer and model numoer of such devtces snail be noted on butldtng plans. • 
Inspection by the butlding cepanment shall occur at the ume of framtng for zero-ctearance 
fireplaces and at the t1me of tnstallatton for wooa-burmng stoves. 

33. To mttigate tntenor notse levels to 45 Ldn. the restdences on lots 5. 6. 7. 44. and 45 will 
requtre all of the followmg on the second floor: 

34. 

' . ·... ......... '~ . 

35. 

a. Install air conditioning or a mechantcal ventilation system so that doors and windows 
may rematn closed. The system shall provide at least 2 atr changes per hour tn all 
guest rooms, habitable rooms. and in public corridors. 

b. Mount windows and doors tn low air filtration rate frames (0.5 cfm or less= ANSI/AAMA 
specification 101-88). 

c. Install solid-core exterior doors with penmeter weatherstripping and threshold seals. 

To mitigate exterior noise levels to 60 Ldn on all lots backing on Farrell Road and Oak Palic: 
Boulevard, a noise barrier shall be constructed along the right-of-way of these streets. The 
barrier shall be detailed on the submitted building and grading plans and approved by the 

. Community D~v,elqpment Director. The wall shall be at least 6 feet in height from the highest 
adjacent ground level for those lots that at the same grade as the roadway. For lots 5, 6, 7. 
44, 45, and 46, the placement of the noise barrier shall be determtned by the Community 
Development Director prior to application for a building permit for these lots. If constructed 
along the higher retaining wall, the barrier shall be a minimum of four and one-half feet in 
height from the highest adjacent ground level, although a higher wall may be required based on 
final finished grades. 

A hot water recirculating system shall be installed in each dwelling unit. 

36. All landscaping shall be drought resistant and low-flow, drip irrigation systems shall be used. • 

a. Median and streetscape planting will be irrigated vtith low flow bubblers. 

b. The palic: basin and residences will be irrigated with low precipitation rate irrigation 
heads with check valves. 

c. The landscape maintenance district area will have a rain sensing {controller override) 
device. 

d. Al.l controllers shall have repeat cycle capability (multiple daily start times). 

e. Planting areas shall receive a 2" mulch layer. 

37. Oak Palic: Boulevard shall be constructed to its design width from its existing terminus south 
of the project site to Farroll Road. 

38. A "stop" sign shall be installed on Oak Palic: Boulevard at its intersection with Farrell Road. 

39. "Stop" signs shall be installed on Farrell Road at its intersection with Oak Park Boulevard. 

40. "Stop" signs shall be installed on the interior streets at their intersection with Oak Palic: 
Boulevard. 

41. Vines shall be planted in sufficient number and size to screen the walls along Oak Palic: 
Boulevard and F arroll Road. 

CONDITIONS FOR SUBDIVISION: • 42. A mylar COf1Y of the recorded map shall be submitted and approved by the Community Development 
Department. The map shall also be provided in digitized format that is compatible with the 
City's geographical informatton system. 
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43 . A mylar copy of the Improvement plans shall be suomll!ed ana acproveo by the Community 
Development Department. 

44. All improvement water snail be retamed on-s1te 1n one dramage oastn located at the northwest 
comer of the proJect s1te. The des1gn of the ba.s1n shall be acproveo by the Commun1ty 
Development Director and City Eng1neer pnor to recordation of the final map. 

45. Each lot shall be mdividually serv1ced with water and stubbed out to each lot pnor to 
recordation. or a cash bond shall be posted w1th the City; the amount to be determmed by the 
Community Development Director. The City shall provtde the water meter for the m1ni-part. site. 
medians. and other public areas. 

46. Each lot shall be individually serviced with underground utilities including PG&E, cable 
television and telephone. Said utilities to be stubbed out to each lot prior to recordation. 
or a cash bond shall be posted with the City; the amount to be determ1ned by the Community 
Development Director. 

47. One building permit may be issued for each floor plan for purposes of use as a model home. 
however, no additional building permits shall be issued. and occupancy of the model homes will 
not be approved until the following off-site improvements are made to the satisfaction of the 
Community Development Director and City Engineer. 

48. 

49. 

50. 

51. 

52. 

53. 

54. 

55. 

a. 

b. 

c. 

d . 

e. 

f. 

g. 

Water main extension and laterals. 

Sewer main extension and laterals. 

Underground utilities induding cable television and telephone. 

Curb, gutter, sidewalk and paveout are installed. 

F"n hydrants are installed in locations approved by the Community Development Director 
and City Engineer, or a cash bond be posted with the City; the amount of be determined 
by the Community Development Director. 

Street name signs and traffic control and warning signs are installed as specified by 
the City Engineer. 

Prior to recordation, either monuments shall be set or a cash bond be presented to the 
City guaranteeing their setting within one year. 

The final map shall be prepared by a licensed engineer or licensed land surveyor. 

A five (5) foot offer of dedication of property along Farrell Road shall be made to the City and 
recorded on the final map. 

Denial of access rights for lots backing onto Oak Part. Boulevard or Farroll Road shall be noted 
on the final map. 

Lowering or relocation of utilities shall be accomplished at the Applicant's expense, subject 
to approval by the Community Development Director. 

Any street reconstruction that is required as a result of relocation of utilities shall be 
accomplished at the Applicant's expense. 

Oak Part. Boulevard shall be designed and constructed at the Applicant's expense and approved 
by the City Engineer and Commumty Development Director. from F arroll Road to its existing 
terminus south of the project site . 

The Widening of F arrou Road shall be des1gned and constructed at the Applicant's expense and 
approved by the City Engineer and Commumty Development Director. 

The interior streets (Monaco and San Sebastian) shall be designed and constructed at the 
Applicant's expense and approved by the City Engineer and Commumty Development Director. 
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56. 

57. 

The public utilities along Oak Park Boulevard shall be ptaced wtthm the puohc nght-of-way. 
The public utllity easement along Oak Park Boutevaro 1s not necessary 

The mmt·parx s1te ana dratnage oastn shall be deatcatea to the City for recreauon ana dratnage 
purposes. No additional par1<·m-lieu fees are reqUired for this proJeCt because of the lana 
dedication. 

58. Prior to recordation of the final map, the engmeenng plan check fees shall be patd. 

59. A landscape plan prepared by a licensed landscape contractor or landscape architect shall be 
submitted for all public areas (including but not lim1ted to medians, dratnage bastn. mini-park 
site, and street frontages) and approved by the Community Development Director prior to 
recordation of the final map. Said plan to include an automatic irrigation system. plant size 
and spectes, and conform to adopted landscape standards, 

60. · Street trees shall be planted at 50' intervals (or a minimum of one per lot per street frontage) 
along Oak Park Boulevard, Farroll Road, and the interior streets, to be approved by the 
Community Development Department, serviced by the automatic irrigation system. and planted a 
minimum of six (6) feet back of sidewalk. Said trees to be maintained by the property owner or 
Applicant. The placement of the trees shall be shown on the landscape plan. Street trees on 
residential lots shall not be planted prior to the beginning of construction of the residence, 
but shall be·in place prior to the final building inspection. 

61. Public area landscaping shall be installed in accordance with the approved landscaping plan at 
the time of other public improVements and as provided in the subdivision improvement agreement. 

62. All landscape areas shall be separated from asphalted areas by a 6" concrete curb. 

63. All landscaping within the public right-of-way, medians, drainage basin, mini-park site, and 

• 

any other areas accepted by the City of Grover Beach, shall be permanently maintained through • 
a City maintenance district, pursuant to the Landscaping and Lighting Act of 1972, Sections 
22500 through 22679 of the Street and Highways Code. The formation ofthe district shall be 
completed prior to recordation of the final map. The Applicant shall be responsible for · 

64. 

65. 

06. 

67. 

68. 

69. 

~ maintenance for one year following instaUation of landscaping. A bond in the estimated amount 
of the improvements and maintenance for one year will be required to be posted prior to 
recordation of the final map. 

A eight {8} foot landscape easement shall be provided along the Oak Park Boulevard frontage of 
lots 43, 44, 45, and 46. A six (6) foot landscape easement shall be provided along the Oak Paric; 
Boulevard frontage of lots 6 and 7. The landscape easement shall be maintained as part of the 
landscape maintenance district. 

No structures, except property line fencing, is permitted within the sewer and drainage 
easements on lots 18, 19, 23, 24, and 25. 

All existing septic systems and wells on the proposed project site shall be abandoned in 
accordance with applicable State and local regulations prior to development of the site. A bond 
or other form of guarantee shall be posted prior to recordation of the map in an amount 
sufficient to guarantee the proper abandonment of the septic systems and wells. 

A temporary fence shall be constructed on the property lines prior to grading of the site. 

The Applicant shall enter into a Development Agreement with the City, which identifies the 
improvements that will be made by the developer and the guarantees to be made by to the 
developer by the City. The Development Agreement shall be submitted to the City Council for 
approval prior to recordation of the final map. 

The developer/subdivider shall hold harmless and indemnify the City from any and all claims, • 
lawsuits. or proceedings of any kind or nature arising out of the approval of this subdivision. 
This obligation shall include any amounts awarded as damages and the costs of defenses · 
(including reasonable attorney's fees) of such actions. 

70. Oak Park Boulevard shaU be paved with a m1mmum of three tnches (3 '') of AC over six inches 
(6") Class II base .. 
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On mo!.!on by Councl Memoer Munroe. seconaed by Councl Memoer Fenster. ana on the foiiO\Ning roll-call 
·;ote. to w1t: 

AYES. 
NOES: 
ABSENT: 
ABSTAIN: 

Munroe. Fenster. rlamuton 
A mold sen 
None 
Gates 

the foregoing RESOLUTION NO. 95-4 was ADOPTED on th1s 3rd day of January, 1995. 

ATTEST: 

PArRICIA RISOLDi. CITY CLERK 

This permit is hereby accepted upon the express terms and conditions hereof, and shall have no force 
or effect unless and until agreed to, in writing, by the Applicant, and Property Owner or Authorized 
Agent. The undersigned hereby acknowledges the approved terms and conditions and agrees to fully 
conform to and comply with said terms and conditions within the recommended time frames approved by the 
City Council. 

(,{~z~/~ 
Applicant 

U ) M-L, ~a l'-'i \,____ 
Property Owner or Auth~ Agent 
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Design Overlay: 

Description of Parcel(s): 

Date of Adoption: 

Use Regulations: 

Site Development Criteria: 

C-N-D-#8 

Southwest comer of Fourth Street and Brighton Avenue; APN = 
060-144-023, 060-144-024, 060-144-025 

July 15, 1996 (Ordinance 96-1) 

Uses are restricted to a residential neighborhood service or 
convenience store 

Maximum allowable height: One {1} story and eighteen (18) feet 
Minimum Yards: Front yard= Twenty (20) feet. 

Side Yard = Five (5) feet from interior lot lines, unless bordering a 
residential district, then ten (1 0) feet. Ten (10) feet for side yard 
abutting a street. 
Rear Yard = Ten (10) feet. 

Performance Standards: N/A 

Design Guidelines: N/A 

City of Grover Beach Zoning Regulations Appendix A-7 August 15, 1996 
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Design Overlay: 

Description of Parcel(s): 

Date of Adoption: 

Use Regulations: 

C-P-D-#9 

Between Longbranch and Manhattan Avenues, west of 13th Street; 
APN = 060-293-006, 060-293-007, 060-293-008, 060-293-011 I 060-
293-012, 060-293-013, 060-293-014, 060-293-015 

July 15, 1996 (Ordinance 96-1) 

1. Use Permit required the first time there is a change in 
tenants located on APN's 060-293-006, 060-293-007, 060-
293-008, 060-293-011, and 060-293-013. These properties 
are currently occupied by manufacturing or retail/service 
uses or the Grange Hall. Substantial landscaping and 
screening will be required. 

2. Electronic equipment sales and repair is permitted subject 
to obtaining approval of a Use Permit. 

Si'te Development Criteria: N/A 

Performance Standards: 

Design Guidelines: • 

N/A 

Substantial landscaping and screening will be required for projects 
requiring Use Permit approval. 

City of Grover Beach Zoning Regulations Appendix A-8 August 15, 1996 
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ZONING ORDINANCE INDEX 

·A. 

Abandonment 
Nonconforming use ........................ 167 

Abatement 
Nuisance ................................... 4 

Abut 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 188 

Access 
Coastal Planned Single Family Residential (C-P-R-1) 

District standards . . . . . . . . . . . . . . . . . . . . . . . 14 
Mobilel";:::l"!"e park .......................... 154 
Parking . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 

Accessory Building 
Canopies and patio covers .................. . 
Definition ................................ . 
Detached structures ....................... . 
Development standards .................... . 
Garages ................................. . 
Height standards .......................•... 
Location illustration ............. ; .......... . 

Accessory Use 
Sidewalk cafes 

Addition 

134 
189 
134 
133 
134 
133 
133 

143 

Nonconforming parking regulations . . . . . . • . . . . . 169 
Nonconforming structure regulations ........... 168 

Administration, Zoning Ordinance 
Applicability . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Enforcement . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 
Nuisance ................................... 4 
Severability . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 4 

Administrative Use Permit 
Appeals .................................. 176 
Coastal Multiple Residential (C-R-3) District 

regulations ......•...........•.......... 40 
Community Development Director authority ...... 170 
High occupancy residential use regulations ...... 139 
Multiple Residential (R-3) District regulations ...... 36 
Purpose . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 170 
Review requirements . . . . . . . . . . . . . • . . . . . . . . . . 170 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Adult 
Bookstore 

Central Business (C-8-D) District . . . . . . . . . . . 63 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 188 

City of Grover Beach Zoning Regulations INDEX·1 

Adult (cont) 
Definition ................................. 188 
Mini-motion picture theater 

Central Business (C-8-D) District ........... 63 
Definition ............................. 188 

Motion picture theater 
Central Business (C-8-D) District ........... 63 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 188 

Adult-Oriented Reereation Business 
Central Business (C-B-D) District ............... 63 
Definition ............................... ; . 188 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Advertising 
Home Occupation Permit ;~t:ictior. ............ · 16Li 

Aggrieved Person 
Coastal Act definition .. .. . .. . . .. . . .. . .. . .. .. 198 

Agriculture 
Coastal Development Permit exemption ......... 178 
Processing, Industrial districts . . . . . . . . . • . . . . . . . 114 
Products sale 

Temporary Use Permit requirements ....... 172 
Use regulations 

Coastal Residential Agricultural {C-R-A) District . 8 
Open Space (0) District ................. 122 
Residential Agricultural (R-A) District . . . . . . . . . 5 

Agriculture Combining (AG) District 
Development standards . . . . . . . . . . . . . . . . . . . . . 131 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Purpose .................................. 131 
Removal . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 132 
Transfer of development rights ................ 132 
Use regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . 131 

Air Pollution 
Control District, parking reduction incentive ...... 151 
Performance standards ..................... 162 

Alcohol or Chemical Dependency Treatment 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Alley 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 188 

Allowable Use 
Coastal Act definition 

Ambulance Service 
Use regulations 

198 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 84 
Industrial districts . . . . . . . . . . . . . . . . . . . . . . 111 

Revised April1, 1998 



Amendment 
Coastal Development Permit • . . . . . . . . . . . . • • . . 184 
Zoning District boundaries ..................... 3 
Zoning Ordinance .......................... 185 

Amortization 
Nonconforming boarding house ............... 168 

Amphitheater 
Use regulations, P-F District ..........•••...•• 119 

Amusement 
Enterprises, Traveling 

Temporary Use Permit requirements ....... 172 

Animal 
Grooming salon 

Use regulations, Commercial districts . . . . . . . . 84 
Use regulations, Industrial districts . . . . . . . . . 111 

Hospitals SEE Veterinary 
Husbandry 

Antenna 

Coastal Residential Agricultural (C-R-A) District. 8 
Residential Agricultural (R-A) District . . . . . . . . . 5 

Commercial broadcasting, Industrial districts . . . . . 111 
Development standards . . . . . . . . . . . . . . . . . • . . . 134 
Height limits . . . . . . .. . .. . .. . . . . . . .. .. .. . . . . . 134 

Antique Store 
Definition . . . . . . . . . . . . . . . . . . . . . . • . . . . . . . . . . 189 
Use regulations, Commercial districts ~. . . . . . . . . . . 84 

Apartment SEE ALSO Multiple Family Dwellings 
Definition . . . . . . . . . . . . . . . . . . . • • . . • . • . . . . . • . 189 
Parking requirements . . . . . . . . . . . . . . . • . . • . . . . 145 
Residential common area development 

conversion ............................ 161 
Use regulations 

Coastal Multiple Residential (C-R-3) District . • . 40 
Coastal Residential (C-R-2) District .......•. 31 
Multiple Residential (R-3) District . . . . . . . . . • . 35 

Utility and outlet requirements ...............• 144.2 

Apparel 
Manufacturing, Use regulations, Industrial districts 110 
Shop, Use regulations, Commercial districts . . . • . • 84 

Appeal 
Coastal Development Permit . . . . . . . . . . . . . . . . . 183 
Community Development Director actions ....... 176 
Curb, gutter, and sidewalk installation .......... 136 
Decision effective date . . . .. . . . . . . .. .. .. . .. . . 175 
Home Occupation Permit denial • . . . . . . . . . . • . • . 166 
Planning Commission actions ............. 176, 187 
Revocation of permit . . . . . . . . . . . . .. • . .. . . . . .. 1 n 
Zoning Ordinance interpretation . . . . . . . . . . . . . . • 187 

Appealable Development 
Coastal Act definition ....................... 198 
Noticing procedure . . . . . . . . . . . . . . . . . . . . . . . • . 179 
Public hearing requirement . . . . . . . . . . . . . . . . . • . 180 
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Appellant 
Coastal Act definition 199 

Appliance Stores and Repair 
Parking requirements ....................... 147 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 84 
Industrial districts . . . . . . . .. . . . . . . . . .. . .. • 111 

Applicant 
Coastal Act definition . . . . . . . . . . .. . .. . .. .. . .. 199 

Application Process 
Administrative Use Permit .................... 170 
Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 176 
Architectural Approval ....................... 171 
EnVironmental review . . . . . . . . . . . . . . . . . . . . . . . 175 
Home Occupation Permit . . . . . . . . • . . . . . . . . • . . 165 

·.·.:;-= :.> Temporary Use Permit ...................•.. 172 
Time limits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 175 
Use Permit . . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . . 173 
Variance .........................•....... 174 

Approval 
Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . . . . 176 
EITective date .............................. 175 
Expiration of Use Permits and Variances ........ 176 
Extend with land or applicant ................. 176 
Revocation of Use Permits or Variances ...•...• 1n 
Valdity . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . . 175 

Approving Authority 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . .. 199 

Aquarium 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Industrial districts . . . . . . . . . . . . . . . . . .. . . . . 113 

Architect 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Architectural Approval 
Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . • . . . 176 
Applicability . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 171 
Application process .....................•... 171 
Architectural Review Committee .......•....... 171 
Building permit conformance . . . . . . . . . . . . . . . . . 171 
Height limit 

Coastal Planned Single Family Residential 
(C-P-R-1) District ................... 13 

Coastal Single Family Residential (C-R-1) 
District .. .. .. .. . .. .. . .. .. .. .. .. .. .. 23 

Single Family Residential (R-1) District ....... 19 
Mixed Use Development (M-U) District requirement 51 
Nonconforming lot development . . . . . . . . . . . . . . . 168 
Public Facility (P-F) District requirement ......... 121 
Purpose and intent . . . . . . . . . . . . . . . . . . . . . . . . . 171 
Residential common area development 

requirement ..............•............ 160 
Underground utility requirement .............. 144.2 
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• 



• 

• 

• 

Architectural Feature 
Central Business (C-8-D) District standards ...... 61 
Coastal Visitor Services (C-C-V) District standards . 68 
Developmentstandards . . . . . . . . . . . . . . . . . . . . . 135 
Professional Office (C-P} District standards . . . . . . . 58 
Use regulations. Commercial districts . . . . . . . . . . . . 88 
Visitor Services (C-V) District standards .......... 65 

Architectural Review Committee 
Appointment ...............•.............. 171 

Architecture 
Coastal Industrial ( C-1) District standards . . . . . . . . . 98 
Coastal Industrial Commercial (C-1-C} District 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 02 
Ught Manufacturing (L-M) District standards . . . . . . 93 
Mixed Use Development (M-U) District standards . . 52 
Planned Manufacturing (P-M) District standards . . 109 
Residential common area development standards 159 
Single family dwellinglmobilehome standards . . . . 141 

Area 

Art 

Single family dwelling/mobilehome standards .... 141 

Galleries 
Use regulations, Commercial districts . . . . . . . . 84 

Studios. Artist 
Home Occupation Permit standards ....... 164 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . 84 
Industrial districts . . . . . . . . . . . . . . . . . . . 111 

Art and Craft Show and Exhibit 
Temporary Use Permit requirements ........... 172 
Use regulations. Commercial districts . . . . . . . . . . . . 88 

Assessment 
Parking distrtct . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 152 

Athletic, Health or Fitness Club 
Parking requirements ....................... 147 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Industrial districts . . . . . . . . . . . . . . . . . . . . . . . 111 

Auctions 
Use regulations. Commercial districts . . . . . . . . . . . . 88 

Auditoriums 
Parking requirements ....................... 146 
Use regulations 

Industrial distrtcts ............ : . . . . . . . . . . 114 
Public Facilities (P-F) District ............. 119 

Automobile SEE Vehicle 

Awning 
Sidewalk cafes 143 

City of Grover Beach Zoning Regulations INDEX-3 

Bakery 
Use regulations, Commercial districts ............ 84 

Balcony 
Architectural features standards . . . . . . . . . . . . . . . 135 

Bank 
Parking requirements ....................... 147 
Use regulations, Commercial distrtcts . . . . . . . . . . . . 84 

Bar 
Parking requirements ....................... 146 
Use regulations, Commercial distrtcts . . . . . . . . . . . . 84 

Barber Shop 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations, Commercial distrtcts . . . . . . . . . . . . 84 

Barrier 
Sidewalk cafe development standards .......... 144 

Bay Window 
Architectural features development standards . . . . 135 

Beach Equipment Rental 
Use regulations. Commercial districts . . . . . . . . . . . . 84 

Beauty Shop 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations, Commercial dist!jcts . . . . . . . . . . . . 84 

Bed and Breakfast Inn 
Use regulations, Commercial distrtcts . . . . . . . . . . . . 87 

Beverage Plant 
Use regulations, Industrial districts . . . . . . . . . . . . . 110 

Bicycle 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 148 
Sates, Rental and Service 

Use regulations 
Commercial districts . . . . . . . . . . . . . . . . . 84 
Industrial districts . : . . . . .. . . . . . . . . . . . 111 

Billiard Hall 
Parking requirements ....................... 147 
Use regulations. Commercial districts . . . . . . . . . . . . 85 

Block 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 189 

Blueprint Service SEE ALSO Copying and Duplicating 
Use regulations 

Industrial districts . . . . . . . . . . . . . . . . . . . . . . . 112 

Boarding House 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 189 
Nonconforming Use Amortization .............. 168 
Parking requirements ....................... 145 
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Boarding House (cont) 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District ......... 31 
Duplex Residential (R-2) District . . . . . . . . . . . . 27 
Multiple Residential (R-3) DistriCt . . . . . . . . . . . 35 

Boat SEE Vehicle 

Body Painting Studio 
Central Business (C-8-D) District . . . . . . . . . • . . . . . 63 
Definition . . . . . . . • . • . . • . • • . . . . . . • . . . . . . . . . . 189 

Bookbinding 
Use regulations, Industrial districts . . . . . . . . . . . . . 110 

Bookstore 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Bottling Plants 
Use regulations, Industrial districts . . . . . . . . . . . . . 110 

Boundary 
Zoning Districts . . . . . . . . . . . . • . • . . . . . . . • • . . . . . . 3 

Bowling Alley 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . • 147 

Brewery SEE ALSO Mlcrobrewery 
Use regulations, Industrial districts ........•.... 110 

Broadcast Studio 
Use regulations 

Building 

Commercial districts . . . . . . . • • • . . . . . . . . . . • 88 
Industrial districts .. ~ . . . . . . . . . . . . . . . . . . . . 111 

Accessory, definition ........................ 189 
Definition . . . . . . . . . . . . . . . . . . . . . . . . • . . . . . . . . 1 89 
Department 

MobUehome certification . . . . . . . . . . . . . . . . . 140 
Trailer coach as temporary use ........... 173 
Traveling amusement enterprise inspection . . 172 

Elevations 
Architectural Approval requirements ........ 171 
Mixed Use Development (M-U) District specific 

development plan element . . . . . . . . . . . . 49 
Height 

Main 

Accessory buildings . . . . . . . . . . . . . . . . . . . . 133 
Definition . . . . . . . . . . . • . . . . . . . . . . . . . . . . • 192 
Exceeding one story or 18 feet 

Coastal Industrial (C-1) District . . . . . . . . . 95 
Coastal Industrial Commercial (C-1-C) 

District . . . . . . . . . . . . . . . . . . . . . . . . . 99 
Industrial districts . . . . . . . . . . . . . . . . .. . 114 
Ught Manufacturing (L-M} District . . . . . . 90 
Planned Manufacturing (P-M) District . . 1 06 

Definition . . . . . . . . . . . . . . . . • . . . . . . . . . . . . 189 
Maintenance service 

Use regulations, Industrial districts . . . . . • . . . 111 

Building (cont) 
Materials 

Manufacturing 
· Use regulations, Industrial districts . . . . . 110 

Sales 

Official 
Permit 

Use regulations 
Commercial districts . . . . . . . . . . . . . . 85 
Industrial districts . . . .. . . . . . . .. .. 111 

Architectural Approval conformance ••..••. 171 
Curb, gutter, and sidewalk improvements . . . 136 
MobUehome on single family lot . . . . . . . . . . . 140 
Underground utility requirements ..•...... 1442 
Zoning clearance .......•.....•...••... 170 

Separation 
Dwelling groups ...................•... 135 
Mixed Use Development (M-U) District site design 

:i>'tandards ......... ". . . . . . . • • . . . . . . . 53 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . 157 
Site 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 89 

Building (Public) SEE Public Building 

• 

Business 
Ucense 

Home Occupation Permit conditions ....... 165 • 
Retail 

Definition . . . . . . . . . . . . . . • . . . . . . . . . . . . . • 189 
School 

Use regulations, Industrial districts . . • • . . . . . 114 
SefVices 

Use regulations, Industrial districts . . . . . . . • • 111 
Wholesale 

Definition ......•.........•... ·. . . . . . . . . 1 89 

Butcher 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

.c.;. 
Cabana 

MobUehome (M-H) District accessory use . • • . . . . . 45 

Cabaret 
Central Business (C-8-D) District . . . . . . . . . . . . . . . 63 
Definition ......•.......................•.. 189 

Cable Television 
Mobilehome park development standards . . . . . . . 154 

Cafe 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Cafeteria 
Use regulations, Industrial districts ........•.... 114 

California Environmental Quality Act 
Permit or approval process . . . . . . . . . . . . . . . . . . . 175 

• 



• 

• 

• 

Camera Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Candy Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Canopy 
Accessory building standards . . . . . . . . . . . . . . . . . 134 
Architectural features standards ............... 135 

Caretaker's Residence 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 189 
Maximum size ............................. 135 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 145 
Use regulations, lndu.strial districts ............. 114 

Carnival 
Temporary Use Permit requirements ........... 172 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

Carpentry &rid Cab:r:::.-t Making 
Use regulations, Industrial districts . . . . . . . . . . . . . 110 

Carpet and Flooring Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Carport 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Dimensions . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 148 
Entrance location . . . . . . . . . . . . . . . . . . . . . . . . . . 137 

Carwash 
Parking requirements .....................•. 147 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Industrial districts . . . . . . . . . . . . . . . . . . . . . . . 111 

Categorically Excluded Development 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 199 
Notice of exemption . . . . . . . . . . . . . . . . . . . . . . . . 179 

Catering Establishment 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 85 
Industrial districts. .. . . . . . . .. .. .. . . . . . .. . 111 

Cement Pipe Manufacture 
Use regulations, Industrial districts . . . . . . . . . . . . . 110 

Central Business (C-8-D) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 61 
Sidewalk cafe development standards .......... 143 

Chemical 
Laboratory 

Use regulations, Industrial districts . . . . . . . . . 110 
Manufacturing 

Use regulations, Industrial districts . . . . . . . . . 110 

City of Grover Beach Zoning Regulations INOEX-5 

Child Care Facilities 
Use regulations 

Coastal Muitiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District ......... 31 
Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District . .. . .. . .. .. .. . .. .. . . .. .. . .. . 22 
Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Industrial districts ....................... 114 
Mobilehome (M-H) District . . . . . . . . . . . . . . . . 45 
Multiple Residential (R-3) District ........... 35 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single Family Residential (R-1) District ....... 18 

Chimney 
Height limits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Christmas Tree Sales Lot 
Temporary Use Permit 172 

Church 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Steeple height limit . . . . . . . . . . . . . . . . . . . . . . . . . 138 
Use regulations 

Circus 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District ......... 31 
Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District .. .. .. .. .. .. . .. . . .. .. . .. . .. . 22 
Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Duplex Residential (R-2) District ............ 26 
Mobilehome (M-H) District ................ 45 
Multiple Residential (R-3) District ........... 35 
Public/Quasi-Public (P-F) District . . . . . . . . . 119 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single Family Residential (R-1) District. . . . . . . 18 

Temporary Use Permit requirements . . . . . . . . . . . 172 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

City Attorney 
Nuisance abatement . . . . . . . . . . . . . . . . . . . . . . . . . . 4 

City Clerk 
Zoning map . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 

City Council 
Appeals .......................... 176, 177, 187 
Curb, gutter and sidewalk waiver . . . . . . . . . . . . . . 136 
Nuisance abatement order . . . . . . . . . . . . . . . . . . . . . 4 
Zoning Ordinance amendment . . . . . . . . . . . . . . . 185 

City Engineer 
Parking drainage approval . . . . . . . . . . . . . . . . . . . 150 
Sidewalk cafe barrier . . . . . . . . . . . . . . . . . . . . . . . . 144 
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Cleaning 
Dry cleaning and pressing establishments 

Parking requirements •.................. 147 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . 86 
Industrial districts . . . . . . . . . . .. . . . . . . . 112 

Service 
Use regulations, Industrial districts . . . . . . . . . 111 

Club 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . . . . 190 
Parking requirements .......•............•.• 146 
Use regulations 

Coastal 
Act 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Public/Quasi-Pubfic (P-F) District . . . . . . . . . . 119 

_ _.,,:J Definitions ............................ 198 
Commission 

Appeals . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 183 
Coastal Act definition . . . . . . . . . . . . . . . • . . . 199 
Development determination . . . . . . . . . . . . . . 181 
Open space dedication procedures . . . . . . . • 184 

Development Permit 

Plan 

Coestal Act definition . . . . .. . . . . .. . . . . . . . 199 
Coastal Planned Single Family Residential 

(C-P-R-1) District ................... 15 
Procedures ......•.................... 178 

Coastal Act definition . . . . . . . . . . . . . . . . . . . 199 

Coastal-Dependent Development or Use 
Coastal Act definition . . . . . .. . .. . . . . . . .. • . . . . 199 

Coastal Golf Course (C-G-C) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . • 2 
Regulations ............................... 124 

Coastal Industrial (C-1) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . • 95 

Coastal Industrial Commercial (C-1-C) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . 99 

Coastal Multiple Residential (C-R-3) District 
Estabfishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . • . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 40 
Residential common area development standards 157 

Coastal Open Space (C-0) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations ............................... 123 

Coastal Pedestrian Beach (C-P-8) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations ............................•.. 125 

Coastal Planned Commercial (C-P-C) District 
Establishment • . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 78 

CitV of Grover Beach Zenina Reaulations INDEX-6 

Coastal Planned Single Family Residential (C-P-R-1) 
District 
Boarding house amortization ................. 168 
Establishment . . . . . . . . . • . . . . . . . . . . . . . • . . . . . . . 2 
High occupancy residential use applicability . . . . . . 139 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11 

Coastal-Related Development 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 200 

Coastal Residential (C-R-2) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 31 
Residential common area development standards 157 

Coastal Residential Agricultural (C-R-A) District 
Establishment . . . • . . . . . . . . . . . . . . . . . . . • . . . • . . . 2 
High occupancy residential usa appficability . . . . . . 139 
Regulations ......... : . . . . . . ": :·p . ........... :. 8 

Coastal Single Family Residential (C-R-1) District 
Boarding house amortization . . . . . . . . . . . . . . . . . 168 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
High occupancy residential use applicability . . . . . . 139 
Regulations ................................ 22 

Coastal Vehicular Beach (C-V-8} District 

• 

Establishment . . . . . • . . . . . . . . . . . . . . . . . . . . . . . . . 2 • 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 126 

Coastal VIsitor Services (C-C.V) District 
Establishmen( . . . . . . . . . . . . . . . . • . . . . • . • . . . . . . . 2 
Mobiiehome development standards . . . . . . . . . . . 153 
Regulations . . . . . . . • . . . . . . . . . . . . . . . . . . . . . . . . 68 

Cocktail Lounge 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations. Commercial districts . . . . . . . . . . . . 84 

Coin-Operated Adult Entertainment Facility 
Central Business (C-B-D) District .... ; .......... 63 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 

College or University 
Use regulations 

Industrial districts ....................... 114 
Public Facility (P-F) District . . . . . . . . . . . . . . . 119 

Combining District 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 
Establ'lshment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 

Commercial 
Coaches 

Temporary Use Permit requirements ....... 173 
Districts 

Architectural Approval required ........... 171 
Uses Use regulations . . . . . . . . . . . . . . . . . . . . . . . . . 83 • 

Bicycle parking requirements . . . . . . . . . . . . • 148 
Parking reduction ...................... 151 
Parking requirements . . . . . . . . . . . . . . . . . . 146 
Permitted (Table 1) ...................... 83 
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• 

• 

• 

Common Open Space SEE Open Space, Common 
Open Space 

Common Parking Facilities 
Requirements ............................. 151 

Community Apartment 
Definition . . . . . . . . . . . . . • . . . . . . . . . . . . . . . . . . . 156 

Community Care Facility 
Parking requirements 

Community Center 

146 

Parking requirements . . . . . . . . .. . .. . . . . . . . . . . 146 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Mobilehome (M-H) District . . . . . . . . . . . . . . . . 45 
Multiple Residential (R-3} District . . . . . . . . . . . 35 

Community Development Director 
Ad11:;:>lJtrative Use Permit review. . . . . . . . . . . . . . . 170 
Enforcement of Zoning Ordinance . . . . . . . . . . . . . . . 4 
Fence height increase ....................... 138 
Home Occupation Permit approval . . . . . . . . . . . . . 164 
Nonconforming parking review ................ 164 
Parking facility 

Drainage approval ........................ 150 
Landscape plan approval . . . . . . . . . . . . . . . . 150 
Shared parking agreement ............... 151 
Trip reduction plan approval .............. 151 

Residential demolition permits ................ 136 
Sidewalk cafe approval . . .. . . . . . . . . . . . .. . . . . . 143 
Temporary Use Permit authority . . . . . . • . . . . . . . . 169 
Public hearing waiver, appealable development ... 180 

Computer Business 
Home Occupation Permit use ................. 164 
Use regulations 

Commercial districts ..................... 85 
Industrial districts ....................... 111 

Concrete 
Ready-mix plant. Industrial districts . . . . . . . . . . . . . 111 

Conditional Use 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 200 
Coastal Deveiopment Permit requirements ...... 180 

Conditions, Covenants, and Restrictions (CC & R's) 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 159 

Conditions of Approval 
Use Permit ................................ 174 

Condominium 
Conversion ............................... 161 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 156 
Expiration of approval . . . . . . . . . . . . . . . . . . . . . . . 177 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 145 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 157 

City of Grover Beach Zoning Regulations INDEX-7 

Condominium (cont.) 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District ......... 31 
Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District . .. .. . .. .. .. . . . .. .. .. . . . . . .. 22 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Multiple Residential (R-3) District ........... 35 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single Family Residential (R-1} District ....... 18 

Congregate Living Health Facility 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 

Construction 
Offices 

Temporary Use Permit requirements ....... 173 

Contiguous Parcels 
Definition ........................... · . . ·· ·.:SO 

Contractor 
Office 

Home Occupation Permit ................ 164 
Use regulations, Industrial districts ......... 113 

Storage Yard 
Use regulations, Industrial districts . . . . . . . . 111 

Convalescent Care 
Home 

Use regulations, Commercial districts . . . . . . . . 87 
Hospitals 

Parking requirements . . . . . . . . . . . . . . . . . . . 146 
Use regulations, Commercial districts ........ 87 

Convenience Store 
Bicycle parking requirements . . . . . . . . . . . . . . . . . 148 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 
Development standards . . . . . . . . . . . . . . . . . . . . . 135 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Conversion 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 156 

Copying and Duplicating Service 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Corner 
Lots, Side and front of, Definition . . . . . . . . . . . . . . 190 

Cornice 
Architectural features standards . . . . . . . . . . . . . . . 135 

Corporation Yard 
Use regulations, Industrial districts . . . . . . . . . 111, 114 

Counseling Center 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Court 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 
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Coverage SEE Lot. Coverage 

Craft 
Manufacturing 

Use regulations, Industrial districts . . . . • . . . . 11 0 
Shop 

Use regulations, Commercial districts . . . . . . . . 85 
Studio · 

Use regulations, Commercial districts . . . . . . . . 85 

Crop Farming 
Use regulations 

Cupola 

Coastal Residential Agricultural (C-R-A) District. 8 
Industrial districts . . . . .. . . . . . . .. . . . . . . . . . 114 
Open Space (0) District ...............•. 122 
Residential Agricultural (R-A} District . . . . . . . . . 5 

Height limit ............................... ·. 136 

Curb, Gutter and Sidewalk 
Installation required ......................... 136 
Use Permit condition of approval . . . . . . . . . . . . . . 17 4 

Dance 
Hall 

.. o .. 

Central Business (C-8-D) District ......•.... 63 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 190 

Instruction 
Home Occupation Permit ....•........... 164 

Studio 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . 85 
Industrial districts . . . . . . . . . . . . . . . . . . . 111 

Day Care Facility 
Parking requirements ....................... 146 

Decision 
Appeals, time limit .......................... 176 
Coastal Development Permit effective date . . . . . . 182 
Effective date . . . . . . . . . . . . . . . • . . . . . . . . • . . . . . 175 

Definitions 
Coastal Act . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 198 
Residential common area developments . . . . . . . . 156 
Zoning Ordinance . . . . . . . . . . . . . . . . . . . . . . . . . . 188 

Delicatessen 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Demolition 
Residential structures ...•................... 136 

Department Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Design Development Combining (D) District 
Establishment . . . . . . . . . . . . . . . . . . • . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . • . . . . . . . . . . 129 

Design Standard 
Coastal Industrial (C-1) District .................. 98 
Coastal Industrial Commercial (C-1-C) District .... 102 
Ught Manufacturing (l-M) District . . . . . . . . . . . . . . 93 
Mixed Use Development (M-U) District . . . . • . . . . . . 52 
Planned Manufacturing (P-M) District ........... 109 
Residential common area developments . . . . . . . . 159 

Development 
Coastal Act definition . . . . . . . . . . . . . . . . . . .. • . . 200 
Plan 

Coastal Planned Commercial (C-P-C) District . 78 
Coastal Planned Single Family Residential 

(C-P-R-1) District ................... 12 
Planned Commercial {P-C) District . . . . . . . . . . 7 4 
Planned Community Development (P-D) 

District . .. .. .. . .. . .. .. .. .. .. . . .. .. 116 
Planned Manufacturing (P-M) District . . . . . . 104 

Discontinuation 
Nonconforming uses . . . . . . . . . . . . . . . . . . . . . . . 167 

District 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . • . . 191 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 

Donut Shop 
Use regulations, Commercial districts ....•....... 

Drainage 
Coastal Planned Commercial {C-P-C) District 

development standards . . . . . .. . . . . . . . • • . . . . 82 
Parking facilities . . . • . .. . . . . . .. . . .. . . . . . . .. • . 150 

Drapery Store 
Use regulations, Commercial districts . . . . . . . . • . . . 85 

Dressmaking Shop 
Home Occupation Permit use ................. 164 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Drlve.ln Restaurant 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 

Driveway 
Mobilehome park development standards ....... 154 
Parking access . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 
Residential common area development 

standards . . . . . . . . . . . . . . . . . • . . . . . . 158, 159 
sen-service storage development standards . . . . . 141 

Drug Paraphernalia Business 
Central Business (C-8-D) District . . . . . . . . . . . . . . . 63 
Definition ................................. 191 

Drugstore 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 191 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Dry.Cieaning Facility SEE Cleaning 

• 

• 



• 

• 

• 

Duplex 
Definition ................................. 191 
Parking requirements ....................... 145 
Use regulations 

Coastal Multiple Residential (C-R-3) District . . . 40 
Coastal Residential (C-R-2) District ......... 31 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Multiple Residential (R-3) District . . . . . . . . . . . 35 

Utility and outlet requirements ................ 144.2 

Duplex Residential (R-2) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 26 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 157 

Dust 
Particulate matter performance standard ........ 162 

Dwelling 
Definition ..•...... : :•': : , ............. , . . . . . 191 
Entrance setback . . . . . . . . . . . . . . . . . . . . . . . . . . 137 
Group 

Building separation . . . . . . . . . . . . . . . . . . . . . 135 
Definition ............................. 191 

Multiple SEE Multiple Family Dwelling 
Single-family SEE Single Family Dwelling 
Three-family SEE Triplex 
Two-family or duplex SEE Duplex 

-E-

Eave 
Architectural features standards . . . . . . . . . . . . . . . 135 

Educational Institutions SEE School; College or 
University 

Electronic Equipment 
Instrument Manufacturing 

Use regulations, Industrial districts . . . . . . . . . 11 0 
Interference 

Performance standards ................. 162 
Manufacturing 

Use regulations, Industrial districts ......... 110 
Sales and Repair 

Use regulations 
Commercial districts . . . . . . . . . . . . . . . . . 85 
Industrial districts . . . . . . . . . . . . . . . . . . . 113 

Employment Agency 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Encroachment Permit 
Sidewalk cafe requirements .................. 143 

Energy 
Facility 

Coastal Act definition . . . . . . . . . . . . . . . . . . . 200 
Parking facility lighting improvements . . . . . . . . . . . 151 

City of Grover Beach Zoning Regulations INDE.X-9 

Enforcement 
Zoning Ordinance provisions . . . . . . . . . . . . . . . . . . . 4 

Engineer or Surveyor Office 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 83 
Industrial districts . . . . . . . . . . . . . . . . . . . . . . . 113 

Environmental Review 
Permit approval ............................ 175 

Environmentally Sensitive Area 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 200 

Equipment 
Mechanical, Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 158 
Rental, Sales and Service 

Parking requirements . . . . . . . . . . . . . . . . . . . 147 
Use regulations, Industrial districts ......... 112 

Roof mounted 
Screening requirements 

Coastal Industrial (C-1) District . . . . . . . . . . . . . 96 
Coastal Industrial (C-1-C) District ........... 100 
Ught Manufacturing (L-M) District . . . . . . . . . . 91 
Planned Manufacturing (P~M) District ...... 109 

Swimming pool development standards ........ 144.1 

Exercise Studio SEE Athletic, Health or Fitness Club 

Expiration of Approval 
Coastal Development Permits . . . . . • . . . . . . . . . . . 183 
Use Permits and Valiances .................. 176 

Explosive Hazards 
Performance standards . . . . . . . . . . . . . . . . . . . . . 162 

Exterminator/Fumigator 
Use regulations, Industrial districts ............. 112 

- F-

Fair 
Use regulations, Industrial districts ............. 111 

Family 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 191 
Day Care Home 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 191 

Farm 
Labor Camps 

Use regulations 
Coastal Residential Agricultural (C-R-A) 

District .......................... 8 
Residential Agricultural (R-A) Districts . . . . 5 

Supply· 
Use regulations, Industrial districts . . . . . . . . . 112 

Farmer's Market 
Use regulations. Commercial districts ............ 88 
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Feasible 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 200 

Feed Store 
Use regulations, Industrial districts ............. 112 

Fence 

Fill 

Coastal Development Permit exemption ......... 178 
Definition ................................. 191 
Development standards . . . . . . • . . . . . . . . . . . . . . 137 
Height illustrations ...................... 137, 138 
Mobilehome park development standards . . . . . . . 154 
Parking facility requirement .... ·. . . . . . . . . . . . . . . 150 
Residential common area development 

standards . . . . . • . . . . . . . . . . . . . . . . . . . . . . 158 
Self-service storage development standards . . . . . 141 
Swimming pool development standards ........ 144.1 

Coastal Act definition 200 

Financial Service and Institution 
Parking requirements ....................... 147 
Use regulations, Commercial district . . . . . . . . . . . . 84 

Findings 
Agriculture Combining (AG) District removal 132 
Architectural Approval . . . . . . . . . . . . . . . . . . . . . . . 171 
Coastal Development Permit action ............ 182 
Nonconforming use modification . . . . . . . . . . . . . . 167 
Use Permit . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 173 

Fire 
Hazards, performance standards . . . . . . . . . . . . . . 162 
Protection 

Mobilehome park development standards . . . 154 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . . . 158 

Fire Department 
High occupancy residential use inspection . . . . . . . 139 
Traveling amusement enterprises inspection ..... 172 

Fireplace 
Architectural features standards ..... ·. . . . . . . . . . 135 

Flag Lot 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 

Flagpole 
Height limit . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Flood 
Flood Plan Combining (F-P) District regulations . . 127 

Flood Plain Combining (F-P) District 
Development standards . . . . . . . . . . . . . . . . . . . . . 127 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Purpose . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 127 
Use regulations ..................... ·. . . . . . . 127 

Floodlight 
Glare performance standard . . . . . . . . . . . . . . . . . . 162 

City of Grover Beach Zoning Regulations INDEX-10 

Floor and Wall Covering Store 
Use regulations, Industrial districts . . . . . • . . . . . . . 112 

Floor Area 
Design incentive 

Ught Manufacturing (L-M) District . . . . . . . . . . 91 
Planned Manufacturing (P-M) District ...... 107 

Florist or Flower Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Food 
Preparation 

Use regulations, Industrial districts . . . . . . . . . 112 
Processing 

Use regulations, Industrial districts . . . . . . . . . 110 
Service uses 

Use regulations, Commercial districts . . . . . . . . 84 
Stores 

Use regulations, Commercial districts . . . . . . . . 85 

Front 
Lot Une 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 
Swimming pool setback ................ 144.1 

Yard 

• 

Architectural features standards . . . . . . . . . . . 135 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 198 

S
Fence height.: ........................ 137 .• 

etback averaging 
Ught Manufacturing (L-M) District . . . . . . 91 
Single Family (R-1) District ........... 138 

Furniture 
Manufacturing 

Use regulations, Industrial districts ......... 110 
Repair and Upholstery 

Use regulations 
Commercial districts . . . . . . . . . . . . . . . . . 87 
Industrial districts . . . . . . . . . . . . . . . . . . . 11 0 

Stores 
Parking requirements ................... 147 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . 85 

Fur Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

-G-

Garage 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Dimensions ........................... 148, 157 
Door openers 

ReSidential common area development 
standards . . . . . . . . . . . . . . . . . . . . . . . . 158 

Entrance location . . . . . . . . . . . . . . . . . . . . . . . . . . 137 • 
ReSidential setback ......................... 134 
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Gas 
Distributor (propane, oxygen) 

Use regulations, Industrial districts . . . . . . . . . 112 
Storage Holder 

Height limit . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Gasoline Service Station 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Industrial districts ....................... 112 

General Development Plan 
Coastal Planned Commercial (C-P-C) District . . . . . 78 
Coastal Planned Single Family Residential (C-P-R-1) 

District . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11 
Mixed Use Development (M-U) District . . . . . . . . . . . 48 
Planned Commercial (P-C) District .............. 74 
Planned Community Development (P-D) District .. 116 
Planned Manufacturin_g (P-M) District . . . . . . . . . . . 104 

General Plan 
Zoning Ordinance consistency . . . . . . . . . . . . . . . . . . 1 

Gift Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Glare 
Parking facility lighting improvements . . . . . . . . . . . 151 
Performance standards ..................... 162 

Glass Store 
Use regulations, Industrial districts . . . . . . . . . . . . . 112 

Golf Course 
Miniature 

Use regulations, Commercial districts . . . . . . . . ~8 
Use regulations 

Coastal Golf Course (C-G-C) District ....... 124 
Open Space (0) District ................. 122 

Government Office 
Public Facility (P-F) District . . . . . . . . . . . . . . . . . . . 119 

Grading 
Coastal Planned Single Family Residential (C-P-R-1) 

District ................................ 15 
Mixed Use Development (M-U) specific development 

plan element . . . . . . . . . . . . . . . . . . . . . . . . . . . 49 
Planned Community Development (P-D) District . . 118 

Granny Unit SEE Second Residential Unit 

Greenhouse 
Use regulations, Industrial districts . . . . . . . . . . . . . 114 

Grocery Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

City of Grover Beach Zoning Regulations INDEX-11 

Guest Quarter 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Use regulations 

Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22 
Residential Agricultural (R-A) District ......... 5 
Single Family Residential (R-1) District ....... 18 

Gun Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Gymnasium 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 147 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

Gymnastic Studio 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

- H-

Handicapped 
Parking . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 

Hardware Store 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 147 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Hazardous Material 
Performance standards 

Health Facility 

162 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 

Health Spa SEE Athletic, Health or Fitness Club 

Hedge SEE Fence 

Height 
Accessory structure . . . . . . . . . . . . . . . . . . . . . . . . 134 
Antenna . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 134 
Building 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 

Highland Way 
Planned Manufacturing (P-M) District yard 

requirements . . . . . . . . . . . . . . . . . . . . . . . . . . 106 

High Occupancy Residential Use 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 139 

Highway 1 
Coastal Planned Commercial (C-P-C) District 

development standards ................... 81 

Hobby Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Home Improvement Store 
Use regulations, Commercial districts . . . . . . . . . . . . 85 
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Homeless Shelter 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Public/Quasi-Public (P-F) District . . . . . . . . . 119 
Multiple Residential {R-3) District . . . . . . . . . . . 35 

Home Occupation 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 192 
Permits 

Application process . . . . . . . . . . . . . . . . . . . . . 165 
Criteria for issuance .................... 164 
Community Development Director authority .. 164 

Regulations ............................... 164 
Restrictions ............................... 165 
Termination ............................... 166 

Homeware Store 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Hospitals 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations 

Hotel 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 87 
Public/Quasi-Public {P-F) District . . . . . . . . . 119 

Coastal Planned Commercial {C-P-C) District 
development standards . . . . . . . . . . . . . . . . . . . 82 

Definition ............. : . . . . . . . . . . . . . . . . . . . 193 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . 145 
Use regulations, Commercial districts . . . . . . . . . . . . 87 

Housing Element 
Residential demolition policy . . . . . . . . . . . . . . . . . . 136 

Huston Street 
Planned Manufacturing (P-M) District yard 

requirements . . . . . . . . . . . . . . . . . . . . . . . . . . 106 

-I -

Ice Cream Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Implementing Actions 
Coastal Act definitions ....................... · 201 

Industrial Use 
Architectural Approval required ................ 171 
Bicycle parking requirements ................. 148 
Parking reduction .......................... 151 
Parking requirements ....................... 148 
Use regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11 0 

Insurance Office 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Interior Decorating Shop 
Use regulations, Commercial districts .......... : . 86 

Intermediate Care Facility 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 

Cltv of Grover Beach Zenina Reaulations INDEX-12 

Interpretation 
Planning Commission responsibility . . . . . . . . . . . . 133 

Irrigation System 
Parking facility landscaping requirement . . . . . . . . 150 

-J-

Janitorial Service and Supply 
Use regulations 

Commercial districts .... , . . . . . . . . . . . . . . . . 86 

Jewelry 
Manufacturing 

Use regulations, Industrial districts . . . . . . . . . 110 
Store 

Use regulations, C~mmercial ,districts . . . . . . . . 86 

Junk Yard 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 

• K.-

Kennel 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 

Kitchen 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 

-L-

Laboratory 
Use regulations, Industrial districts ............. 110 

Landscape 
Buffer, Ught Manufacturing (L-M) District . . . . . . . . . 91 
Maintenance Service · 

Use regulations, Industrial districts . . . . . . . . . 111 
Plans 

Architectural Approval requirements ........ 171 
Mixed Use Development (M-U) District specific 

development plan element ......... 49, 51 
Parking facility requirements . . . . . . . . . . . . . . . . . . 150 

Landscaping 
Coastal Industrial (C-1) District standards . . . . . . . . . 96 
Coastal Industrial (C-1-C) District standards ...... 101 
Ught Manufacturing {L-M) District standards . . . . . . 92 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 150 
Self-service storage development standards ..... 141 
Use Permit conditions of approval . . . . . . . . . . . . . 17 4 

Land Use Plan 
Coastal Act definition 201 

Large Family Day Care Home 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 193 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
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Large Family Day Care Home (cant) 
Use regulations (cont.) 

Coastal Residential (C-R-2) District ......... 31 
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Regulations ................................ 74 

Planned Community Development (P-0) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations ............................... 116 

Planned Unit Developments (PUC's) SEE ALSO 
Residential Common Area Developments 
Coastal Planned Single Family Residential (C-P-R-1) 

District minimum building site .............. 13 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 56 
Expiration of approval . . . . . . . . . . . . . . . . . . . . . . . 177 
Parking requirements ....................... 145 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District ......... 31 
Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District .. .. . .. .. .. .. . .. .. .. .. . .. . .. 22 
Duplex Residential (R-2) District ............ 26 
Multiple Residential (R-3) District ........... 36 
Residential Agricultural (R-A) District • . . . . . . . . 5 
Single Family Residential (R-1) District ....... 18 

Planning Commission 
Appeals .............................. 176, 187 
Architectural Review Committee appointment .... 171 
Interpretation of Zoning Ordinance . . . . . . . . . 133, 187 
Nonconforming lot. size reduction ............. 169 
Nonconforming parking approval .............. 169 
Nonconforming use modification or expansion . . . 167 
Parking 

Reduction review and approval ........... 151 
Requirement determinations . . . . . . . . . . . . . . 145 

Public hearing . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 175 
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Planning Commission (cont) 
Revocation authority ........................ 1n 
Use consistency determinations . . . . . . . . . . . . . . . 187 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Industrial districts . . . . . .. . . . . . . . . . . .. . . .. 114 

Use Permit authority and review ...•..•......•. 173 
Variance authority and review ............•.... 175 
Zoning Ordinance amendment ................ 185 

Plumbing Supply and Service 
Use regulations, Industrial districts . . . . • . . . . . . . . 171 

Pony Riding 
Temporary Use Permit requirements ........... 172 

Pool Hall SEE Billiard Hall 

Portable Toilet Service 
Use regulations, Industrial districts . . . . . . . . . . . . . 112 

Post Office 
Parking requirements ....................... 146 

Pottery Manufacture 
Use regulations, ln.dustrial districts . • . . . . . . . . . . . 111 

Prime Agricultural Land 
Coastal Act definition ....................•.. 201 

Private Detective Office 
Use regulations, Commercial districts . . . . . . . . . . . . 83 

Private Usable Open Space SEE Open Space, Private 
Usable 

Produce 
Market 

Use regulations, Commercial districts . . . . . . . . 86 
Processing 

Use regulations, Industrial districts ......... 110 

Professional Office (C-P} District 
Establishment . . . . . . . . . . . . • . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . • . • . . . . . . . . . . . . . 58 

Professional Office Use 
Use regulations, Commercial districts . . . . . . . . . . . 159 

Project 
Definition . . . . . . . . . . . . . . . . . . . . . . . • . . . . . . . . . 156 

Property Line SEE Lot Line 

Property Management 
Use regulations, Industrial districts . . . . . . • . . . . . . 112 

Public and Quasi-Public Uses 
Parking requirements . . . . . . . . . • . . . . . . • . . . . . . 146 
Use regulations 

Commercial districts . . . . • .. . . . . .. • . . .. .. . 87 
Industrial districts ....................... 114 
PubliciQuasi-PubUc (P·F) District .......•.. 119 

City of Grover Beach Zoning Regulations INDEX-18 

Public Assembly 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Temporary Use Permit exception .............. 172 

Public Building 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations 

Coastal Multiple Residential {CR-3) District .•. 40 
Coastal Residential (C-R-2) District . • . . . . • • . 31 
Coastal Residential Agricultural (C-R-A) District. 8 
Coastal Single Family Residential (C-R-1) 

District .".. . . . .. .. . .. .. .. .. . .. .. .. .. 22 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Industrial districts .. .. . . . . . . .. .. .. .. .. .. • 114 
Mobilehome (M-H) District . . . . . . . . . . . . • • . . 45 
Multiple Residential (R-3) District ......•.... 35 
Public/Quasi-Public (P-F) District . . . . • . . . • . 119 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single FamirJ Residential (R-1) District ....... 18 

Public Facilities (P·F} District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 119 

Public Hearing 
Appealable development, Coastal Development 

• 

Permit .............................•• 180 
Appeals ....•••..•......................... 28 
Revocation of permit . . . . . . . . . . . . .. . . .. . . . . . . 1n • 
Use Permit or Variance ...................... 175 
Zoning Ordinance amendment . . . . . . . . . . . . . . . . 185 

Public Safety Facility 
Parking requirements 

Public Utility Office 
Use regulations 

146 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Public Facilities (P-F) District . . . . . . . . . . . . . 119 

Public Works 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 202 

Pumpkin Sales Lot 
Temporary Use Permit requirements ........... 172 

·R· 
Radio 

Broadcast station 
Use regulations, Commercial districts . . . . . . . . 88 

Tower height limit .. .. .. .. .. . .. .. . .. . .. . .. .. 138 

Radioactive Material 
Performance standards . . . . . . . . . . . . . . . . . . . . . 162 

Real Estate Office 
Use regulations, Commercial districts . . . . . . . . . . . . 83 
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Rear 
Lot Line 

Yard 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 194 
Swimming pool setback ................ 144.1 

Antenna location . . . . . . . . . . . . . . . . . . . . . . . 134 
Architectural feature standards ............ 135 
Canopy, patio cover or roof extension . . . . . . 134 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 198 

Recovery or Treatment Facility 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 

Recreational 
Center IF acility 

Parking requirements ................... 147 
Use regulations 

Vehicle 

Commercial districts . . . . . . . . . . . . . . . . . 88 
Mobilehome (M-H) District . . . . . . . . . . . . 45 
Open Space (0) District ............. 122 
Public/Quasi-Public (P-F} District . . . , ~:::-

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 
Human habitation, location .............. 144.1 
Mobilehome park development standards . . . 155 
Parks 

Mobilehome park development 
standards . . . . . . . . . . . . . . . . . . . . . 155 

Parking requirements . . . . . . . . . . . . . . . 145 
Use regulations, Commercial districts 87 

Sales 
Use regulations, Commercial districts . . . 87 

Storage 
Use regulations, Industrial districts ..... 112 

Recycling Center 
Use regulations 

Industrial districts ....................... 112 

Refreshment Stand 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 
Use regulations, Commercial districts . . . . . . . . . . . . 84 

Refuse Hauling 
Use regulations, Industrial districts ............. 112 

Repair Service 
Home Occupation Permit restriction . . . . . . . . . . . . 165 
Use regulations, Industrial districts . . . . . . . . . . . . . 112 

Research and Development 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

Residential 
Care Facility 

Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 
Parking requirements . . . . . . . . . . . . . . . . . . . 146 
Use regulations 

Coastal Multiple Residential (C-R-3) 
Distrtct .. .. .. . .. .. .. .. . .. . .. .. .. 40 

Coastal Residential (C-R-2) District . . . . . 31 
Coastal Residential Agricultural (C-R-A) 

District .........•................ 8 

City of Grover Beach Zoning Regulations INDEX-19 

Residential (cont.) 
Coastal Single Family Residential (C-R-1) 

District . . . . . . . . . . . . . . . . . . . . . . . . . 22 
Duplex Residential (R-2) District . . . . . . . . 26 
Multiple Residential (R-3) District . . . . . . . 36 
Residential Agricultural (R-A) District ..... 5 
Single Family Residential (R-1) District ... 18 

Demolition, restrictions . . . . . . . . . . . . . . . . . . . . . . 136 
Districts 

Architectural Approval required ........... 171 
Glare performance standards . . . . . . . . • . . . . 162 
Nonconforming lots .............•....... 168 

Mobilehome park development standards . . . . . . . 153 
Uses 

Nonconforming parking . . . . . . . . . . . . . . . . . 169 
Parking 

Access requirements ....•.......... 149 
Requirements ..................... 145 

Use regulations, Commercial districts . . . . . . . . 87 

Residential A!,;iricultural (R..A) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
High occupancy residential use applicability . . . . . . 139 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5 

Residential Common Area Development 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 156 
Expiration of approval . . . . . . . . . . . . . . . . . . . . . . . 1 n 
Nonconforming lots ......................... 169 
Standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 156 

Restaurant 
Parking requirements .....•.................. 146 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 84 

Rest Home 
Use regulations. Commercial districts . . . . . . . . . . . . 87 

Retail Business 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 146 
Use regulations, Commercial districts . . . . . . . . . . . . 85 

Revocation of Permit 
Findings . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 n 
Procedure .......... : . . . . . . . . . . . . . . . . . . . . . 1 n 
Sidewalk care license and encroachment permit . . 143 

Rodeo 
Temporary Use Permit requirements ........... 172 

Roof 
Accessory structure development standards . . . . . 134 

· Residential common area development 
standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 158 

Single family/mobilehome architectural standards . 140 

Rooming House SEE Boarding House 

Run with the Land 
Approvals ................................ 176 
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Safety 
Parking access . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 

Salvage Yard 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 

Satellite Dish Antenna SEE Antenna 

School 
Bicycle parking requirements ................. 148 
Parking requirements ....................... 146 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Residential (C-R-2) District . . . . . . . . . 31 
Coastal Residential Agricultural (C-R-A) District . 8 
Coastal Single Family Residential (C-R-1) 

District ..... , .. . . . .. .. .. . . .. .. .. .. . 22 
Commercial districts . . . . . . . . . . . . . . . . . . . . . 88 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Industrial districts ....................... 114 
Mobilehome (M-H) District . . . . . . . . . . . . . . . . 45 
Multiple Residential (R-3) District . . . . . . . . . . . 35 
Public Facility (P-F) District . . . . . . . . . . . . . . . 114 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single Family Residential (R-1) District ....... 18 

Screening 
Coastal Industrial District (C-1) standards . . . . . . . . . 96 
Coastal Industrial Commercial (C-1-C) District 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 00 
light Manufacturing (L-M) District standards . . . . . . 91 
Planned Manufacturing (P-M) District standards .. 109 

Sea 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 202 

Seasonal Product Sales Lots 
Temporary Use Permit ...................... 172 

Sea-Train Type Cargo Container 
Development standards . . . . . . . . . . . . . . . . . . . . . 142 

Second Hand Store 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 195 
Development standards ..................... 142 
Use regulations 

Commercial districts . . . . . . . . . . . . . . . . . . . . . 86 
Industrial districts ........ ~ . . . . . . . . . . . . . . 112 

Second Residential Unit 
Development standards . . . . . . . . . . . . . . . . . . . . . 142 
Parking requirements ....................... 145 

Self-Service Storage (formerly Mini-Warehouse) 
' Development standards . . . . . . . . . . . . . . . . . . . . 141 

Parking requirements ....................... 147 
Use regulations, Industrial districts . . . . . . . . . . . . . 113 

Senior Housing 
Parking requirements . . . . . . . . . . . . . . . . . . . . . . . 145 

City of Grover Beach Zoning Regulations INDEX-20 

Sensitive Coastal Resource Area 
Coastal Act definition . . . . . . . . . . . . . . . . . . . . . . . 202 

Septic Tank Service 
Use regulations, Industrial districts ............. 112 

Service 
Building, definition . . . . . . . . . . . . . . . . . . . . . . . . . . 196 
Station SEE Gasoline Service Station 
Yard, definition ............................. 195 

Setback 
Unes, definition .... · .....................•.. 196 
Mobilehome park development standards . . . . . . . 155 
Residential common area development standards 157 
Swimming pools .......................... 144.1 

Sewage 
Performance standards . . . . . . . . . . . . . . . . . . . . . 163 

Sexual Encounter Studio and Rap Parlor 
Central Business (C-8'-D) District . . . . . . . . . . . . . . . 63 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 

Shared Parking 
Reduction of parking spaces ................. 151 

• 

Sharpening Service 
Use regulations, Industrial districts ............. 112 • 

Shipping and Trucking Service and Terminal 
Use regulations, Industrial districts . . . . . . . . . . . . . 112 

Shoe 
Repair 

Use regulations, Commercial districts . . . . . . . . 86 
Store 

Use regulations, Commercial districts . . . . . . . . 86 

Shopping Center 
Bicycle parking requirements . . . . . . . . . . . . . . . . . 148 
Use regulations, Commercial districts ........... 161 

Shopping Center (C-S) District 
Establishment . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 2 
Regulations ................................ 71 

Sickroom Supply Sales and Rental 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Side 
Lot Une, definition . . . . . . . . . . . . . . . . . . . . . . . . . . 194 
Yard 

Canopy, patio cover or roof extension . . . . . . 134 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 198 
Detached accessory structures . . . . . . . . . . . 134 
Fence height . . . . . . . . . . . . . . . . . . . . . . . . . . 137 

Sidewalk • 
Cafe 

Development standards . . . . . . . . . . . . . . . . . 143 
Ucence Agreement . . . . . . . . . . . . . . . . . . . . . 143 
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Sidewalk (cont.) 
Sale 

Temporary Use Permit .................. 172 

Siding 
Single family/mobilehome architectural standards . 141 

Sight Triangle 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 
Fence height .............................. 138 
Standard and illustration .................... 144.1 

Sign 
Manufacturing 

Silo 

Use regulations, Industrial districts· . . . . . . . . . 111 
Mixed Use Development (M-U) District design 

standards . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 54 

Height limits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Single Family Dwelling 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 191 
Development standards . . . . . . . . . . . . . . . . . . . . . 141 
Nonconforming parking . . . . . . . . . . . . . . . . . . . . . 169 
Parking access . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 
Parking requirements .......... , ............ 145 
Use regulations 

Coastal Multiple Residential (C-R-3) District ... 40 
Coastal Planned Single Family Residential 

(C-P-R-1) District ................... 13 
Coastal Residential (C-R-2) District ......... 31 
Coastal Residential Agricultural (C-R-A) District . 8 
Coastal Single Family Residential (C-R-1)" 

District . . . . . . . . . . . . . . . . . . . . . . . . . . . . 22 
Duplex Residential (R-2) District . . . . . . . . . . . . 26 
Multiple Residential (R-3) District . . . . . . . . . . . 35 
Public Facility (P-F) District ............... 119 
Residential Agricultural (R-A) District . . . . . . . . . 5 
Single Family Residential (R-1) District ....... 18 

Utility and outlet regulations ................. 144.2 

Single Family Residential (R-1) District 
Boarding house amortization . . . . . . . . . . . . . . . . . 168 
Establishment ............................... 2 
Front yard setback averaging . . . . . . . . . . .. . . . . . . 138 
High occupancy residential use applicability . . . . . . 139 
Regulations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18 
Second residential unit development standards . . . 142 

Single Housekeeping Unit 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 

Skating Rink 
Use regulations, Industrial districts . . . . . . . . . . . . . 113 

Skilled Nursing Facility 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 

Slope 
Coastal Planned Single Family Residential (C-P-R-1) 

District development restrictions . . . . . . . . . . . . 14 

City of Grover Beach Zoning Regulations INDEX-21 

Soap Manufacturing 
Use regulations, Industrial districts . . . . . . . . . . . . . 111 

Social Service Assistance Center 
Use regulations, Commercial districts . . . . . . . . . . . . 88 

Solar Energy 
Residential common area development standards 159 

Sound Transmission 
Residential common area development standards 158 

South 4th Street 
Planned Manufacturing (P-M) District yard 

requirements . . . . . . . . . . . . . . . . . . . . . . . . . . 106 

South 13th Street 
Planned Manufacturing (P-M) District yard 

requirements . . . . . . . . . . . . . . . . . . . . . . . . . . 106 

Souvenir Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Special 
District, Coastal Act definition . . . . . . . . . . . . . . . . . 202 
Treatment Area, Coastal Act definition . . . . . . . . . . 202 

Specialized Food Store 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 

Specialty Store 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Specific Development Plan 
Coastal Planned Commercial (C-P-C) District . . . . . 79 
Coastal Planned Single Family Residential (C-P-R-1) 

District . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11 
Mixed Use Development (M-U) District . . . . . . . . . . . 48 
Planned Commercial (P-C) District . . . . . . . . . . . . . . 7 4 
Planned Community Development (P-D) District .. 116 
Planned Manufacturing (P-M) District ........... 104 

Specified Anatomical Areas 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 196 

Specified Sexual Activities 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 197 

Spire 
Height limits . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Sporting Goods 
Manufacturing 

Use regulations, Industrial districts . . . . . . . . . 110 
Store 

Use regulations, Commercial districts . . . . . . . . 86 

Stamp and Coin Shop 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Standards and Specifications 
Parking . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 149 
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Stationary Supply Store 
Use regulations, Commercial districts . . . . . . . . . . . . 86 

Steeple 
Height limit . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 138 

Stock Cooperative 
Definition . . . . . . . . . . . . . . . . . • . . . . . . . . . . . . . . . 157 

Storage 
Home Occupation Permit restriction . . . . . . . . . . . • 165 
Mobilehome park development standards ....... 154 
Residential common area development 

standards . . . . . . . . . . . . . . . . . . . . . . • . . . . . 158 
Room, Mobilehome (M-H) District accessory use . . 45 
Yard, definition .......................•...•. 197 

Street 
Definition ................................. 197 
Line, definition ............................. 197 

Structure 
Definition ................................. 197 

Supermarket 
Use regulations, Commercial districts . . . . . . . . . . . . 87 

Surface Parking Lot 
Use regulations 

Public Facility (P-F) District .....••....•... 119 

Swap Meet 
Use regulations, Industrial districts . . . . . . . . . . . . . 113 

Swimming Pool and Spa 
Development standards .................... 144.1 
Public, parking requirements ................. 147 
Sales and Service 

Use regulations. Commercial distrtcts . . . . . . . . 87 
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Tailor Shops 
Use regulations, Commercial distrtcts . . . . . . . . . . . . 87 

Tandem Parking 
Definition . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 197 
High occupancy residential use regulations . • . . . . 139 

Tanning Salon 
Use regulations, Commercial districts . . . . . . . . . . . . 87 

Taxicab Service 
Use regulations 

Commercial distrtcts . . . . . . . . . . . . . . . . . . . . . 83 
Industrial distrtcts . . . . . .. .. . .. . .. . .. . . . .. 113 

Telecommuting 
Home Occupation Permit exemption . . . . . . . . . . . 164 

City of Grover Beach Zoning Regulations INOEX-22 

Telegram Office 
Use regulations 

Commercial distrtcts . . . . . . . . . . . . . . . . . . . . . 83 
Industrial districts . . . . . . . . . . . . . . . . . . .. . . . 112 

Television SEE Electronic Equipment 

Television Broadcast Station 
Use regulations 

Commercial distrtcts . . . . . . . . . . . . . . . . . . . . . 88 
lndustrtal districts .. .. . .. . . . . .. . .. .. .. . .. 111 

Temporary Living Quarters 
Temporary Use Permit requirements ........... 173 

Temporary Use Permit 
Appeal ...•.........•..................... 176 
Community Development Director authority ...... 1n 
Permitted uses ..................•......... 172 
Purpose and intent .. , ...................... 172 
Sea-train type cargo container on construction 

site .................................. 142 
Use regulations. Commercial distrtcts . . . . . • . . . • . . 83 

Tentative Map 
Residential common area development standards 160 

• 

Textile Manufacture • 
Use regulations, Industrial distrtcts . . . . . . . . . . . . . 11 0 

Theater 
Temporary Use Permit exception ........•..... 172 
Use regulations, Commercial districts . . . . . . . . . • . . 88 

The Pike 
Planned Manufacturing (P-M) Distrtct yard 

requirements . . . . . . . . . . . . . . . . . . . . . . . . . . 1 06 

Time Limit 
Application approval ........................ 175 
Coastal Development Permit applications . . . . . . . 182 
Expiration of Use Permit or Variance . . . . . . . • . . • 176 

Tire 
Recapping 

Use regulations, Industrial distrtcts ......... 113 
Sales and Service 

Use regulations, Commercial distrtcts . . . . . . . . 87 

Toy Store 
Use regulations, Commercial districts . . . . . . . . . . . . 87 
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