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197 W GRAND AVE 117 APRIL. 2024

PROJECT STATS
UNIT MIX

MIXED-USE BUILDING DENSITY COUNT
15,600 SQUARE FEET FOOTPRINT
2,500 SQUARE FEET COMMERCIAL 
(2,077 SF PLUS CORNER PATIO)

RESIDENTIAL TOTAL ABOVE COMMERCIAL 7
ALLOWED SITE AREA = 1.03 ACRES, 1.16 ACRES IN-

CLUDING HALF OF ROW = 23 DU

(23) 3-BEDROOM  UNITS
(16 1,800 3BD TOWNS - UNIT A)
(4 1,900 3BD TOWNS - UNIT B)

(3 CUSTOM 1,800 3BD UNIT C-E)

23 TOTAL UNITS (23 DU’S)

AUTO PARKING CALCULATION SPACE 
COUNT

PARKING REQUIRED:
RESIDENTIAL 1.5 SPACE PER UNIT 34.5

1/4 SPACES SPACES GUEST /UNIT 5.75
1:450 SPACES COMMERCIAL 5.5
1:1500 PATIO 1

TOTAL PARKING REQUIRED 47

TOTAL PARKING PROVIDED 56
TANDEM GARAGE SPACES 32
GARAGE SPACE (FOR UNITS ABOVE RE-
TAIL)

5

SURFACE SPACES 13
STREET SPACES 6

1 9 7  W  G R A N D  A V EPERSPECTIVE VIEW - Intersection Grand AVE & Railroad Tracks

W GRAND AVE

RAMONA AVE

S 2ND  ST

HIGHW
AY 1

PROJECT DIRECTORY
CLIENT: COASTAL COMMUNITY BUILDERS, INC.

330 JAMES WAY
PISMO BEACH, CA 93449
CONTACT: CAM BOYD
PHONE: (805) 556-3060
EMAIL: CBOYD@CCB1.NET

ARCHITECT: RRM DESIGN GROUP
3765 S. HIGUERA STREET, SUITE 102
SAN LUIS OBISPO, CA 93401
CONTACT: SCOTT MARTIN
PHONE: (805)-543-1794
EMAIL: SAMARTIN@RRMDESIGN.COM

ENGINEERING:

LANDSCAPE:

BETHEL ENGINEERING
2624 AIRPARK DRIVE, 
SANTA MARIA, CA 93455
PHONE: (805)934-5767
EMAIL: TREVOR@DBAENGINEERS.COM
RRM DESIGN GROUP
3765 S. HIGUERA STREET, SUITE 102
SAN LUIS OBISPO, CA 93401
CONTACT: CHRIS DUFOUR
PHONE: (805) 903-1241
EMAIL: CBDUFOUR@RRMDESIGN.COM

PROJECT ADDRESS: 197 W. GRAND AVENUE
GROVER BEACH, CA 93433

APN: 060-203-006 & 060-203-003

PROJECT DESCRIPTION
NEW CONSTRUCTION OF A PROPOSED FOUR-STORY MIXED-USE BUILD-
ING AT 197 W GRAND AVE IN GROVER BEACH, CA. THE GROUND 
FLOOR CONTAINS 2,077 SF OF COMMERCIAL/RESTAURANT SPACE, 
ALONG W GRAND AVE, AS WELL  RESIDENTIAL UNITS. FLOORS 2-4 ARE 
RESIDENTIAL UNITS ONLY, AND THERE IS RESIDENTAIL ONLY ON THE NON 
GRAND FRONTAGE. THERE ARE 57 TOTAL PARKING SPACES PROVIDED, 
11 OF WHICH OF ARE ON THE STREET.

SHEET INDEX
T1 TITLE SHEET
A2 SITE LOCATION   
A3 SITE SURVEY
A4 DEMOLITION PLAN
A5 SITE PLAN / GROUND FLOOR PLAN
A6 SECOND FLOOR PLAN
A7 THIRD FLOOR PLAN
A8 FOURTH FLOOR/ROOF DECK PLAN
A9 UNIT A PLANS
A10 UNIT B PLAN
A11 UNITS C, D, E, ENLARGED PLANS
A12 BUILDING ELEVATIONS
A13 BUILDING ELEVATIONS
A14 BUILDING ELEVATIONS
A15 SITE SECTIONS
A16 COLORS & MATERIALS
A17 ARCHITECTURAL INSPIRATION
A18 TRASH ENCLOSURE

C1 PRELIMINARY GRADING PLAN
C2 HORIZONTAL CONTROL PLAN & COMPOSITE UTILITY PLAN
C3 FIRE TRUCK TURNING PLAN
C4 PUBLIC IMPROVMENTS
C5 EROSIONS CONTROL PLAN
C6 EROSIONS CONTROL PLAN
C7 TENTATIVE MAP

L1 LANDSCAPE SITE PLAN
L2 CONCEPTUAL PLANT PALETTE
L3 SITE MATERIALS PALETTE

TOWNHOME TO COMPLY WITH CBC 11A, MIXED USE BUILDLING WITH 
CBC 11B

PROJECT TO COMPLY WITH CBC 107.2.3 REQUIRED EGRESS

PROJECT TO COMPLY WITH CBC HEIGHT AND FLOOR LIMITATIONS OF 
504, 506 AND 508

PROJECT TO COMPLY WITH CGBC 4.106.4.2.2 EV PARKING

PROJECT TO COMPLY WITH CBC 705 EXTERIOR WALLS, PROJECTIONS 
AND OPENINGS

VICINITY MAP

ZONING MAP

SITE

PROJECT STATS
AREA AND DENSITY ZONING: CVS COUNT

TOTAL SITE AREA 1.03 ACRES
DENSITY TAKEN TO CENTER OF STREET
DENSITY SITE AREA 1.16 ACRES
ALLOWABLE UNITS 23 DU’S
FLOOR AREA RATIO (FAR): 2.46
1.03 ACRES (44,866.8 SF) X 3 = 134,598 SF 
ALLOWED

111,080 SF

SITE AREA = 1.03 ACRES, 1.16 ACRES IN-
CLUDING HALF OF ROW. = 23 DU
LOT COVERAGE 40%

HEIGHT AND SETBACKS
ALLOWED HEIGHT 55 FEET
PROPOSED HEIGHT 55 FEET
SETBACKS 0 FEET

AREA CALCULATIONS
RESIDENTIAL 49,776 SF

PRIVATE OPEN SPACE 18,452 SF (AVG: 800 SF)

COMMERCIAL 2,500 SF

COMMON INDOOR SPACE 3,722 SF

TOTAL BUILDING FOOTPRINT 18,141 SF

LANDSCAPE AREA 4,582 SF

PAVERS 2,024 SF

PARKING LOTS/WALKS/DRIVEWAYS 13,060 SF

DEVELOPMENT FOOTPRINT 44,158 SF

EXISTING IMPERVIOUS SURFACE 23,000 SF

PROPOSED IMPERVIOUS SURFACE 31,201 SF (8,201 SF INCREASE)

PRIVATE OPEN SPACE PER UNIT 553 SF AVG. PER UNIT
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ALL RED STRUCTURES 
TO BE DEMOLISHED
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BREAK IN BUILDING
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BREAK IN BUILDING
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Cornice
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WEST ELEVATION (TOWARDS RAILROAD TRACKS)
3/32" = 1'-0" (24 X 36 SHEET)1

SOUTH ELEVATION - GRAND AVE.
3/32" = 1'-0" (24 X 36 SHEET)2

22’-0” FF
GROUND LEVEL

54’-0”
FOURTH FLOOR

43’-6”
THIRD FLOOR

64’-0”
ROOF DECK

75’-6”
MAX PROPOSED HEIGHT

22’-0” FF
GROUND LEVEL

54’-0”
FOURTH FLOOR

43’-6”
THIRD FLOOR

64’-0”
ROOF DECK

75’-6”
MAX PROPOSED HEIGHT

20’-6” FF
EXT. AVE. NAT.

55’-0”

55’-0”

NATURAL GRADE CALCULATION: 21+20=41/2= 20.5

17 APRIL. 2024

20’-6” FF
EXT. AVE. NAT.
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EAST ELEVATION (TOWARDS RAILROAD TRACKS)
3/32" = 1'-0" (24 X 36 SHEET)1

NORTH ELEVATION - GRAND AVE.
3/32" = 1'-0" (24 X 36 SHEET)2

55’-0”

55’-0”

NATURAL GRADE CALCULATION: 21+20=41/2= 20.5

17 APRIL. 2024

20’-6” FF
EXT. AVE. NAT.

20’-6” FF
EXT. AVE. NAT.

22’-0” FF
GROUND LEVEL

54’-0”
ROOF DECK TOWNS

43’-6”
THIRD FLOOR

66’-0”
TOP TOWNS

75’-6”
MAX PROPOSED HEIGHT - MIXED USE

22’-0” FF
GROUND LEVEL

54’-0”
ROOF DECK TOWNS

43’-6”
THIRD FLOOR

66’-0”
TOP TOWNS

75’-6”
MAX PROPOSED HEIGHT - MIXED USE

33’-0”
SECOND FLOOR



0 4 8 16

1/8” = 1’-0” 24X36 SHEET

197 W GRAND AVE - GROVER BEACH 2636-01-RS21 14ELEVATIONS 

SOUTH ELEVATION (PEDESTRIAN PASSAGE)
3/32" = 1'-0" (24 X 36 SHEET)1

NORTH ELEVATION - (PEDESTRIAN PASSAGE)
3/32" = 1'-0" (24 X 36 SHEET)2

NATURAL GRADE CALCULATION: 21+20=41/2= 20.5

17 APRIL. 2024

55’-0”

55’-0”

20’-6” FF
EXT. AVE. NAT.

20’-6” FF
EXT. AVE. NAT.

22’-0” FF
GROUND LEVEL

54’-0”
ROOF DECK TOWNS

43’-6”
THIRD FLOOR

66’-0”
TOP TOWNS

75’-6”
MAX PROPOSED HEIGHT - MIXED USE

22’-0” FF
GROUND LEVEL

54’-0”
ROOF DECK TOWNS

43’-6”
THIRD FLOOR

66’-0”
TOP TOWNS

75’-6”
MAX PROPOSED HEIGHT - MIXED USE



RETAIL

0 4 8 16

1/8” = 1’-0” 24X36 SHEET

197 W GRAND AVE - GROVER BEACH 2636-01-RS21 15SITE SECTIONS

UNIT A
RETAIL

UNIT D

UNIT D

OPEN PATIO

2ND STREET

NEIGHBOR

RAIL ROAD TRACKS

UNIT C

COVERED PLAZA

AAAAA UNIT AAAAAA UNIT AAAAAA UNIT AAAAAA UNIT AAAAAA UNIT AAAAAAA UNIT AAAAAA UNIT A UNIT AAAAAA UNIT AAAAAA UNIT AAAAAAA UNIT AAAAAA UNIT AAAAAA UNIT AAAAAAA UNIT AAAAAA UNIT A

RETAIL

SITE SECTION 1
3/32" = 1'-0" (24 X 36 SHEET)1

SITE SECTION 2
3/32" = 1'-0" (24 X 36 SHEET)2

UUUUNNNUUNIT D UNIT BCCCC UNIT BBBBB UNIT B UUUUUNNUBBBB UNIT BUUUUUNIT E

17 APRIL. 2024

22’-0” FF
GROUND LEVEL

54’-0”
FOURTH FLOOR

43’-6”
THIRD FLOOR

64’-0”
ROOF DECK

75’-6”
MAX PROPOSED HEIGHT

22’-0” FF
GROUND LEVEL

54’-0”
FOURTH FLOOR

43’-6”
THIRD FLOOR

64’-0”
ROOF DECK

75’-6”
MAX PROPOSED HEIGHT

20’-6” FF
EXT. AVE. NAT.

20’-6” FF
EXT. AVE. NAT.

55’-0”



GARAGE DOOR
METAL

PERGOLA
METAL

G H

A B C D E FH

STEEL (BLACK)- MATTE
POWDERCOATED STEEL

GREY PAINT
FIBER CEMENT PANELS

WOOD LOOK PLANKS
METAL PLANKS

DK SIDING
FIBER CEMENT SIDING

BEIGE STUCCO
STUCCO

WHITE PAINT
FIBER CEMENT PANEL

A B C D E F
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RAILROAD TRACK ELEVATION

SOMETHING MORE TRADITIONAL?
MORE VARIETY PER UNIT? 0 4 8 16

1/8” = 1’-0” 24X36 SHEET

197 W GRAND AVE - GROVER BEACH 2636-01-RS21 17ARCHITECTURE INSPIRATION 17 APRIL. 2024



PLAN VIEW

BEIGE STUCCO
STUCCO

PERFORATED 
SHEET METAL

DK SIDING
FIBER CEMENT

A

A B

C

C
B
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197 W GRAND AVE - GROVER BEACH 2636-01-RS21 18TRASH ENCLOSURE

SOUND SOLUTIONS/IDEASTRASH ENCLOSURE

ELEVATION VIEW

17 APRIL. 2024
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DESIGN KEY

1

2

3

4

5

6

PEDESTRIAN HARDSCAPE SURFACES

CONCRETE WALKWAY

COLORED CONCRETE WALKWAY

DECORATIVE PAVING

SITE INSFRASTRUCTURE

TRASH ENCLOSURE

ASPHALT VEHICULAR DRIVE AISLE AND PARKING LOT, TYPICAL

PERMEABLE VEHICULAR PAVING

PRECAST DECORATIVE WALL WITH VINE PLANTING - 8FT
MAX HEIGHT

WOOD PERIMETER FENCING - 6FT MAX. HEIGHT

SITE AMENITIES

GROUND FLOOR RETAIL SPACE - INDOOR & OUTDOOR

PROTECTED PATIO DINING - 3.5FT RAILING HEIGHT

DROUGHT TOLERANT LANDSCAPING

STREET TREES IN COMPACTED DG

OUTDOOR SHOWER & DOG RINSE STATION

BIKE RACKS

7

8

9

13

14

LG TREES
PISTACIA CHINENSIS / CHINESE PISTACHE 15 GAL, LOW
QUERCUS TOMENTELLA / ISLAND OAK 24"BOX, LOW

MD TREES
LOPHOSTEMON CONFERTUS / BRISBANE BOX 24"BOX, MODERATE
TRISTANIOPSIS LAURINA / WATER GUM 24"BOX, MODERATE

SM TREES
CERCIS OCCIDENTALIS / WESTERN REDBUD 15 GAL, LOW
CITRUS X AURANTIIFOLIA 'THORNLESS' / THORNLESS MEXICAN LIME 15 GAL, MODERATE
CITRUS X LIMON 'MEYER' / MEYER LEMON 15 GAL, MODERATE

EXISTING TREES TO REMAIN
PALM TREES, ON CORNER OF W. GRAND AND N 2ND.

VINES
BOUGAINVILLEA X 'BARBARA KARST' / BARBARA KARST BOUGAINVILLEA 5 GAL

DROUGHT TOLERANT PLANTING
AGAVE X 'BLUE FLAME' / BLUE FLAME AGAVE 5 GAL, LOW
AGAVE X 'BLUE GLOW' / BLUE GLOW AGAVE 5 GAL, LOW
ALOE X  'ANDORA' / SAFARI ORANGE ALOE 5 GAL, LOW
ARCTOSTAPHYLOS EDMUNDSII `BERT JOHNSON` / BERT JOHNSON LITTLE SUR MANZANITA 5 GAL, LOW
BAILEYA MULTIRADIATA / DESERT MARIGOLD 5 GAL, LOW
CAREX DIVULSA / EUROPEAN GREY SEDGE 1 GAL, LOW
CHONDROPETALUM TECTORUM 'DWARF' / DWARF CAPE RUSH 1 GAL, LOW
ENCELIA CALIFORNICA / CALIFORNIA ENCELIA 5 GAL, LOW
HESPERALOE TENUIFOLIA / GRASSY HESPERALOE 5 GAL, LOW
JUNCUS PATENS / CALIFORNIA GRAY RUSH 1 GAL, LOW
LOMANDRA LONGIFOLIA 'ARCTIC FROST' / ARCTIC FROST RUSH 1 GAL, LOW
MIMULUS AURANTIACUS VAR. PUNICEUS / RED BUSH STICKY MONKEYFLOWER 5 GAL, VERY LOW
ROSMARINUS OFFICINALIS 'PROSTRATUS' / DWARF ROSEMARY 5 GAL, LOW
SPHAERALCEA AMBIGUA / DESERT GLOBEMALLOW 5 GAL, LOW
LEUCADENDRON X 'SAFARI GOLDSTRIKE' / SAFARI GOLDSTRIKE CONEBUSH 5 GAL, LOW
NEPETA X FAASSENII 'WALKER'S LOW' / WALKER'S LOW CATMINT 1 GAL, LOW
CONVOLVULUS MAURITANICUS / MORNING GLORY 4" POT, LOW
TEUCRIUM COSSONII / CREEPING GERMANDER 4" POT, VERY LOW

CONCEPT PLANT SCHEDULE

EXISTING TREES TO BE REMOVED

PALM TREES SHALL BE REMOVED IN ACCORDANCE WITH §5.30.070 OF THE CITY OF
GROVER BEACH MUNICIPAL CODE.

NOTES:

1. TOTAL LANDSCAPE AREA: 
~4,487 SF (10%)
5,979 SF (13%)

2. TOTAL IMPERVIOUS SURFACE AREA: 16,908 SF

3. NUMBER OF STREET TREES: 6 TREES

STREET TREES SHALL BE BRISBANE BOX (LOPHOSTEMON CONFERTUS) IN A 24"
BOX CONTAINER SIZE.

4. NUMBER OF ON-SITE TREES: 33 TREES

ON-SITE TREES SHALL BE SPECIES AND CONTAINER SIZE AS LISTED IN CONCEPT
PLANT SCHEDULE.

5. THIS LANDSCAPE PLAN SHALL COMPLY WITH CITY OF GROVER BEACH
MUNICIPAL CODES RELATING TO LANDSCAPE DESIGN STANDARDS.
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ECHEVERIA SPP.

PLANTING & IRRIGATION DESIGN STATEMENT
PLANTING DESIGN CRITERIA:
THE PLANT PALETTE ABOVE IS COMPRISED OF MEDITERRANEAN PLANT MATERIAL KNOWN TO THRIVE IN THE 
LOCAL CLIMATE AND SOIL CONDITIONS. 
THIS PLANT PALETTE COUPLE WITH THE IRRIGATION SYSTEM WILL MEET OR EXCEED THE STATE’S MODEL WATER 
ORDINANCE AND LOCAL STANDARDS FOR WATER CONSERVATION THROUGH WATER EFFICIENT LANDSCAPE 
IRRIGATION DESIGN. A COMPLETED WORKSHEET FOR MAXIMUM APPLIED WATER ALLOWANCE AND ESTIMATED 
TOTAL WATER USE CALCULATIONS IS PROVIDED ABOVE.

ALL ABOVE GROUND UTILITIES WILL BE SCREENED WITH VEGETATION.

IRRIGATION  DESIGN CRITERIA:
A WEATHER SENSING, SMART CONTROLLER’ WILL BE USED TO MONITOR THE IRRIGATION WATER AND MANAGE 
DAILY WATER CONSUMPTION TO THE MINIMUM REQUIREMENTS FOR EACH HYDRO ONE. 

ALL TREES, SHRUBS AND GROUNDCOVER AREAS WILL BE IRRIGATED ON SEPARATE HYDRO ONES WITH DRIP OR 
BUBBLER IRRIGATION, SO THAT ONCE ESTABLISHED, WATER CAN BE REGULATED IN A MORE EFFICIENT MANNER.

THIS PLANT PALETTE COUPLED WITH THE IRRIGATION SYSTEM DESCRIBED ABOVE WILL MEET OR EXCEED THE STATE 
MODEL WATER EFFICIENT LANDSCAPE ORDINANCE (MWELO).

CHR  D O R
 

 LANDSCAPE ARCHITECT  CA LICENSE NUMBER 4993
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COLORED CONCRETE  STANDARD CONCRETE 

METAL RAILING AT PATIO DINING

TEMPORARY BIKE PARKING

DECORATIVE PAVING STREET TREES IN DECOMPOSED GRANITE

OUTDOOR SHOWER AND RINSE-OFF STATION

PRECAST SOUND WALLDECORATIVE WALL WITH VINE PLANTINGWOOD PERIMETER FENCING
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