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SYNOPSIS 
 

The subject Local Coastal Plan (LCP) Implementation Plan (IP) amendment was 
submitted and filed as complete on February 13, 2008.  Commission regulations establish 
a 60-day review period for such amendments.  However, a one-year time extension was 
granted on April 10, 2008.  As such, the last date for Commission action on this item is 
April 12, 2009.   
 
The IP amendments addressed herein are comprised of two out of four components of the 
amendment submittal.  The other two components, affordable housing density bonuses 
and affordable/in-fill housing and sustainable projects, will come before the Commission 
separately and at a later date.   
 
SUMMARY OF AMENDMENT REQUEST 
 
For purposes of this report and hearing, the City of San Diego has requested amendments 
to its certified LCP addressing two separate matters.  First, the City proposes to modify 
its single-unit residential (RS) zones to prohibit construction of houses with more than six 
bedrooms on lots less than 10,000 sq.ft. in size.  The amendments would also allow a 
maximum of four surface parking spaces per lot, while not allowing the site to present a 
“parking lot” appearance.  Modifications would also require one parking space per 
bedroom and limit garage conversions for units with five or more bedrooms in campus 
impact areas.  Finally, this set of amendments would reduce the driveway width to twelve 
feet in campus impact areas and create minimum single dwelling unit parking design 
regulations to be applied citywide.   
 
Second, the requested amendments also address regulation of large retail establishments, 
which typically raise issues relating to design, bulk and scale, and also traffic in some 
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instances.  In addition to providing a definition for the term “large retail,” the proposed 
amendments add different levels of discretionary review for permits to construct large 
retail uses (50,000 sq.ft. to 100,000 sq.ft., or more) in any commercial or industrial zone 
where they are now allowed by right.   
 
SUMMARY OF STAFF RECOMMENDATION 
 
Staff is recommending approval as submitted for both LCP amendment components.  
Although the various modifications were somewhat controversial at the local level, 
implementation of these amendments will not have adverse impacts on coastal resources.  
The mini-dorm regulations are intended to maintain the characteristics of single-family 
neighborhoods, especially in campus impact areas, where homes are often rented out to 
multiple students at the same time, creating parking and traffic issues that would not 
result from a typical residential household of only one or two adults.  The regulations do 
not change allowed uses or zones, but would primarily increase parking requirements and 
add design regulations. 
 
With respect to large retail uses, these developments are already allowed by right in many 
commercial and light industrial zones.  The proposed amendments would add 
discretionary review where it does not now exist, to increase design standards for such 
facilities.  The proposed regulations would not allow large retail uses in any zones where 
they are not already allowed, but would only provide better oversight. 
 
The appropriate resolutions and motions begin on Page 3.  The findings for approval of 
the Implementation Plan Amendment as submitted begin on Page 4.
 
BACKGROUND 
 
The City’s first IP was certified in 1988, and the City then assumed permit authority.  The 
IP consisted of portions of the City’s Municipal Code, along with some Planned District 
Ordinances (PDOs) and Council Policies.  In 1999, the Commission certified the City’s 
LDC, that includes Chapters 11 through 14 of the municipal code.  It replaced the first IP 
and took effect in the coastal zone on January 1, 2000.  The Commission has certified 
many IP amendments since 2000.   
 
ADDITIONAL INFORMATION 
 
Further information on the City of San Diego LCP amendment 3-07 C & D may be 
obtained from Ellen Lirley, Coastal Planner, at (619) 767-2370. 
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PART I. OVERVIEW
 
 A. LCP HISTORY
 
The City of San Diego has a long history of involvement with the community planning 
process, and in 1977, requested that the Coastal Commission permit segmentation of its 
Land Use Plan (LUP) into twelve parts in order to conform, to the maximum extent 
feasible, with the City’s various community plan boundaries.  In the intervening years, 
the City has intermittently submitted all of its LUP segments, which are all presently 
certified, in whole or in part.   
 
When the Commission approved segmentation of the LUP, it found that the 
implementation phase of the City’s LCP would represent a single unifying element.  This 
was achieved in January 1988, and the City of San Diego assumed permit authority on 
October 17, 1988 for the majority of its coastal zone.  Several isolated areas of deferred 
certification remained at that time; but some have since been certified as LCP 
amendments.  Other areas of deferred certification still remain today and will be acted on 
by the Coastal Commission in the future. 
 
 B. STANDARD OF REVIEW
 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds 
that they do not conform with, or are inadequate to carry out, the provisions of the 
certified land use plan.  The Commission shall take action by a majority vote of the 
Commissioners present. 
 
 C. PUBLIC PARTICIPATION 
 
The City has held Planning Commission and City Council meetings with regard to the 
subject amendment request.  All of those local hearings were duly noticed to the public.  
Notice of the subject amendment has been distributed to all known interested parties. 
 
PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTION
 
Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 
 
I. MOTION: I move that the Commission reject the Implementation Program 

Amendment for the City of San Diego certified LCP as submitted. 
 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote.  Following the staff recommendation will result in 
certification of the Implementation Program Amendment as submitted and the adoption 
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of the following resolution and findings.  The motion passes only by an affirmative vote 
of a majority of the Commissioners present. 
 
RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT 
AS SUBMITTED: 
 
The Commission hereby certifies the Implementation Program Amendment for the City 
of San Diego certified LCP as submitted and adopts the findings set forth below on 
grounds that the Implementation Program Amendment conforms with, and is adequate to 
carry out, the provisions of the certified Land Use Plans, and certification of the 
Implementation Program Amendment will meet the requirements of the California 
Environmental Quality Act, because either 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse effects 
of the Implementation Program Amendment on the environment, or 2) there are no 
further feasible alternatives or mitigation measures that would substantially lessen any 
significant adverse impacts on the environment that will result from certification of the 
Implementation Program. 
 
PART III. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO 

IMPLEMENTATION PLAN AMENDMENT, AS SUBMITTED 
 
 
MINI-DORMS/LCPA #3-07C 
 

A. AMENDMENT DESCRIPTION  
 
Recognizing the proliferation of single-family residences being used as rental units for 
multiple adult students was causing several problems in single-family neighborhoods, the 
City has adopted several resolutions to address the matter, including the subject mini-
dorm regulations.  Associated with this amendment are two other ordinances addressing 
rooming houses and high density residential; these are addressed in a separate staff report 
on this same agenda, as they were part of a different LCP amendment submittal package.  
The proposed regulations are intended to maintain the characteristics of single-family 
neighborhoods, especially in campus impact areas, which are associated with the 
University of San Diego (USD), the University of California at San Diego (UCSD) and 
San Diego State University (SDSU), and apply to areas within a certain radius of those 
campuses.  Of these, only UCSD is located partially within the coastal zone.  When 
homes are rented out to multiple adult students at the same time, most if not all having 
their own cars, such use can create parking and traffic issues that would not result from a 
typical residential household of only one or two adults. 
 
The proposed regulations do not change allowed uses in any zones or the locations of any 
zones, but would primarily increase parking requirements and add design regulations for 
surface parking to prevent residential properties from looking like parking lots.  Some 
regulations will apply city-wide, while others will only apply in campus impact areas.  
All proposed regulations apply only to single-family residential zones (RS Zones), and 
require that development on lots less than 10,000 sq.ft. in size be limited to a maximum 
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of six bedrooms, surface parking be limited to a maximum of four parking spaces, and 
parking design regulations be adopted.  Within the campus impact areas, other 
requirements will reduce driveway width to twelve feet, require one parking space per 
bedroom, and limit garage conversions on homes having five or more bedrooms. 
 

B. FINDINGS FOR APPROVAL  
 
The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP. 
 
 a)  Purpose and Intent of the Ordinance.  The purpose of the RS zones is to 
provide appropriate regulations for the development of single dwelling units that 
accommodate a variety of lot sizes and residential dwelling types and which promote 
neighborhood quality, character, and livability.  The intent is that these zones provide for 
flexibility in development regulations that allow reasonable use of property while 
minimizing adverse impacts to adjacent properties. 
 
 b)  Major Provisions of the Ordinance.  Key provisions of this ordinance are: 
 

• 14 RS zones distinguished by minimum lot size and location 
• Use regulations based on individual zones 
• Minimum lot standards based on individual zones 
• Architectural design standards 
• Regulations addressing setbacks, parking, floor area ratio, etc. 

 
 c)  Adequacy of the Ordinance to Implement the Certified LUP Segments.  RS 
zones occur city-wide, and are found in most certified land use plans within the City’s 
LCP.  These ordinance revisions do not rezone any properties and they do not modify the 
allowed uses in any zone.  They do limit homes on lots of less than 10,000 sq.ft. to a 
maximum of six bedrooms, require one parking space for each bedroom and limit on-site 
parking to no more than four surface parking spaces.  They also limit garage conversions 
of homes with five or more bedrooms and reduce driveway widths in campus impact 
areas and add city-wide single-family residence parking design guidelines.  The 
amendments are expected to reduce the prevalence of mini-dorms, maintain the character 
of single-family zones and still allow property owners to develop homes consistent with 
the zone regulations.  The IP, including these amendments, will continue to be consistent 
with and adequate to carry out all land use plan policies, since the intent is to promote 
and reinforce the basic purpose of the RS zones.  Therefore, the Commission finds the 
proposed modifications to the City of San Diego LDC acceptable, as submitted by the 
City.  
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LARGE RETAIL ESTABLISHMENTS/LCPA #3-07D 
 

A. AMENDMENT DESCRIPTION  
 
The subject request is to amend the City’s Implementation Plan (IP), which consists of 
portions of the Land Development Code (LDC).  In this case, the requested amendment 
addresses regulation of large retail establishments, which typically raise issues relating to 
design, bulk and scale, and also traffic in some instances.  First, the proposal would add a 
definition of “large retail establishment” to the LDC.  It would state: 
 

“Large retail establishment means one single-tenant retail establishment 50,000 
square feet or greater gross floor area or one multiple tenant retail establishment 
50,000 square feet or greater gross floor area where the multiple tenants share 
common check stands, a controlling interest, storage areas, warehouses, or 
distribution facilities.” 

 
In addition to providing a definition for the term “large retail,” the proposed amendments 
impose discretionary review where it does not now exist.  Any proposed large retail 
establishment of 50,000 sq.ft. or more would be required to obtain a Process 2 
Neighborhood Development Permit, and any proposed retail establishment of 100,000 
sq.ft. or more would need to obtain a Process 4 Site Development Permit.  These 
discretionary permits will allow public input into the review process, and allow the 
appropriate decision makers to address any specific design and traffic concerns raised.  
The proposed discretionary reviews would not apply to maintenance of, or small 
additions to, previously conforming uses, unless the proposed changes/additions would 
change trip generation for the facility. 
 
These amendments are proposed to apply city-wide, and within the coastal zone would be 
in addition to a coastal development permit when one is required.  These amendments 
will not allow new development of large retail establishments in any commercial or 
industrial zone where such facilities are not already allowed by right.  
 

B. FINDINGS FOR APPROVAL  
 
The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP.   
 
 a)  Purpose and Intent of the Ordinances.  The purpose of the commercial zones is 
to provide for the employment, shopping, services, recreation, and lodging needs of the 
residents of and visitors to the City.  Their intent is to provide distinct regulations for 
size, intensity, and design to reflect the variety of the desired development patterns within 
San Diego’s communities. 
 
The purpose of the light industrial zones is to provide for a wide range of manufacturing 
and distribution activities.  The zone standards are to encourage sound industrial 
development by providing an attractive environment free from adverse impacts 
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associated with some heavy industrial uses.  The light industrial zones are intended to 
permit a range of uses, including non-industrial uses in some instances. 
 
 b)  Major Provisions of the Ordinance.  Both the commercial and industrial zones 
include many provisions.  Key provisions common to both include: 
 

• A description of the many individual zones found under these headings 
• Lists of allowed uses according to individual zones 
• Site design, including setbacks, parking and landscaping for such uses 
• Architectural requirements 

 
 c)  Adequacy of the Ordinance to Implement the Certified LUP Segments.  
Commercial and light industrial zones occur city-wide, and are found in all certified land 
use plans within the City’s LCP.  However, many of the commercial and light industrial 
zones do not currently allow large retail uses due to various use and/or design standards 
in those zones.  Other commercial and light industrial zones currently do allow large 
retail establishments by right, which means there is currently no discretionary review of 
such projects, except in the coastal zone where a coastal development permit would be 
required for conversion to or construction of large retail uses.  Only where this type of 
retail use is allowed in the current LDC, will it continue to be allowed; the amendments 
will not allow large retail establishments in zones where they are not currently allowed.   
   
The proposed amendments add two different levels of City discretionary review, 
depending on the size of the proposed facility.  This will provide the City and the general 
public an opportunity to provide input, particularly on such matters as traffic and parking, 
structural design, and landscaping.  Large retail establishments are not a high priority use 
under the Coastal Act, nor in individual certified LUPs.  Although it is likely they are an 
allowed use in some parts of the coastal zone already, they would not be allowed in 
visitor-serving, neighborhood commercial or office commercial zones, due to use 
restrictions with those zones.  The visitor-serving zones and development within the 
beach impact area is typically of greatest priority to the Coastal Commission, as these are 
the locations where many public access concerns arise.  Other zones that currently allow 
large retail uses by right are already part of the IP previously certified by the 
Commission. 
 
In summary, these ordinance revisions do not rezone any properties and they do not 
modify the allowed uses in any zone.  The existing zone uses and locations have 
previously been found consistent with and adequate to carry out all certified LUP 
policies.  Nothing in the proposed amendment changes that finding.  The proposed 
regulations are merely intended to provide an additional level of review before existing 
uses could be converted or new large retail establishments could be constructed within 
certain commercial and light industrial zones of the City.  Therefore, the Commission 
finds the proposed modifications to the City of San Diego LDC acceptable as submitted 
by the City.  
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PART IV. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA)
 
Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program.  The Commission's LCP review and approval 
program has been found by the Resources Agency to be functionally equivalent to the 
EIR process.  Thus, under CEQA Section 21080.5, the Commission is relieved of the 
responsibility to prepare an EIR for each LCP. 
 
Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP 
amendment submittal, to find that the LCP, or LCP, as amended, does conform with 
CEQA provisions.  In this particular case, the LCP amendment will not have any 
significant adverse effects on the environment and there are no feasible alternatives or 
feasible mitigation measures available which would substantially lessen any significant 
adverse impact on the environment.  Therefore, the Commission finds the subject LCP 
implementation plan, as amended, conforms with CEQA provisions.   
 
 
(G:\San Diego\Reports\LCPs\City of San Diego\SD LCPA 3-07C & D minidorms. large retail stfrpt.doc) 
























































